
 

PLANNING DEPARTMENT ADMINISTRATIVE PUBLIC HEARING 
SUMMIT COUNTY, UTAH 
April 3, 2025 

The Planning Department of Park City, Utah, will hold a Public Hearing in person at the Marsac 
Municipal Building, Planning Department Conference Room, at 445 Marsac Avenue, Park City, Utah 
84060. Meetings will also be available online and may have options to listen, watch, or participate 
virtually. 
Zoom Link: https://us02web.zoom.us/j/88167820277 
  

1. CONTINUATION 

 1.A. 64 Chambers Avenue – Historic District Design Review – The Applicant Proposes to 
Construct a Rear Addition to a Landmark Historic Structure in the Historic Residential - 1 
Zoning District. PL-24-06360. 
(A) Public Hearing; (B) Continued to April 17, 2025 

2. REGULAR AGENDA - 12:00PM 

 2.A. 516 Marsac Avenue – Extension of Historic District Design Review – The Applicant 
Proposes to Construct a 147-Square-Foot Addition to an Existing Non-Historic Structure in 
the Residential - 1 Zoning District. PL-25-06423 
(A) Public Hearing; (B) Action 

 2.B. 2346 Park Avenue – Administrative Permit – The Applicant Proposes the Installation of 
a New Wall Around the Existing Swimming Pool, a Pergola, a Fireplace, and Raising the 
Vestibule on the Front Facade, Located in the Residential Development - Medium Density 
Zoning District, Sensitive Land Overlay, and Frontage Protection Zone. PL-25-06426. 
(A) Public Hearing; (B) Action 

 2.C. 950 Park Avenue – Historic District Design Review – Applicant Proposes to Construct a 
Pool House, Shade Structures, Pergolas, and Barbecue Islands Within the Park Station 
Condominiums Exterior Courtyard Within the Historic Commercial Business (HCB) Zoning 
District. PL-24-06311 
(A) Public Hearing; (B) Action 

 2.D. 660 Main Street – Modification to Administrative Conditional Use Permit – The 
Applicant Proposes an Expansion of Outdoor Dining on an Existing Plaza in the Historic 
Recreation Commercial Zoning District. PL-25-06462 
(A) Public Hearing; (B) Action 

 2.E. 218 Sandridge Road – Modification to Historic District Design Review – The Applicant 
Proposes to Modify an Existing Historic District Design Review Approval to Lower the 
Finish Floor of the Single-Family Dwelling and Adjust Glazing on a Sliding Door in the 
Historic Residential – 1 (HR-1) Zoning District. PL-25-06452 
(A) Public Hearing; (B) Action 

 
Pursuant to the Americans with Disabilities Act, individuals needing special accommodations during the 
meeting should notify the Planning Department at 435-615-5060 or planning@parkcity.org at least 24 
hours prior to the meeting. 
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*Parking is available at no charge for meeting attendees who park in the China Bridge parking 
structure. 
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Planning Department 
Staff Report 
 
Subject: 64 Chambers Avenue 
Application:  PL-24-06360 
Author:  Lillian Zollinger, Planner III 
Date:   April 3, 2025 
Type of Item: Historic District Design Review   
 
Recommendation 
(I) Review the proposal to construct an addition to the rear of a Landmark Historic 
Structure, (II) conduct a public hearing, and (III) consider continuing the Historic District 
Design Review to April 17, 2025.  
 
Description 
Applicant: Katilyn Murphy 

Curtis Wagner 
Jonathan DeGray, Applicant Representative 
 

Location: 64 Chambers Avenue 
A Landmark Historic Site 
 

Zoning District: Historic Residential – 1  
 

Adjacent Land Uses: Residential 
 

Reason for Review: The Planning Director reviews and takes Final Action on 
Historic District Design Reviews.1  

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

 
Summary 
Staff requests additional time to review modifications to the plans.  
 

 
1 LMC § 15-1-8 
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Planning Department 
Staff Report 
 
Subject: 516 Marsac Avenue  
Application:  PL-25-06423 
Author:  Lillian Zollinger, Planner III 
Date:   March 20, 2025 
Type of Item: Extension of Historic District Design Review   
 
Recommendation 
(I) Review the proposed Historic District Design Review Extension for 516 Marsac 
Avenue, (II) conduct a public hearing, and (III) consider approving the Extension for one 
year based on the Findings of Fact, Conclusions of Law, and Conditions of Approval in 
the draft Final Action Letter (Exhibit A).  
 
Description 
Applicant: Park City Municipal Corporation,  

represented by Rhoda Stauffer 
 

 

Location: 516 Marsac Avenue  
 

 

Zoning District: Residential – 1 
 

 

Adjacent Land Uses: Residential, City Hall   
 

 

Reason for Review: The Planning Director reviews and takes Final Action on 
Historic District Design Reviews Extensions.1 
 

 

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

 
Background 
On March 28, 2024, the Planning Director approved the Historic District Design Review 
(HDDR) for 516 Marsac Avenue to construct an addition to the rear of an existing 
Triplex (Staff Report). 
 
Land Management Code (LMC) § 15-11-12(E) states HDDR approvals expire one year 
from the date of the Final Action. The Planning Director may grant an extension of an 
HDDR approval for one additional year when the Applicant is able to demonstrate no 
change in circumstance that would result in an unmitigated impact or that would result in 
a finding of non-compliance with the General Plan or LMC in effect at the time of the 
extension request. 

 
1 LMC § 15-11-12(E) 
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On February 3, 2025, the Applicant applied for an Extension, prior to the March 28, 
2025 expiration.   
 
The Applicant proposes no changes to the original approval and requests additional 
time to complete the building permit. There have been no changes in circumstance, nor 
have there been any changes to the property or surroundings that would result in an 
unmitigated impact or a finding of noncompliance.  
  
Department Review 
The Planning Department reviewed this report.  
 
Notice 
Staff published notice on the City’s website and posted notice to the property on March 
20, 2025. Staff mailed courtesy notice to property owners within 100 feet on March 20, 
2025.2  
 
Public Input 
Staff did not receive any public input at the time this report was published.  
 
Alternatives   
The Planning Director may:  

• Approve the HDDR Extension;  

• Deny the HDDR Extension and direct staff to make Findings for the denial; or 

• Request additional information and continue the discussion to a date certain.  
 
Exhibits 
Exhibit A: Draft Final Action Letter  
Exhibit B: Proposed Plans 
 

 
2 LMC § 15-1-21 
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April 3, 2025 
 
Rhoda Stauffer 
rhoda.stauffer@parkcity.org  
Park City Housing Department  
 
NOTICE OF PLANNING DIRECTOR ACTION 
 
Description 
Address: 
 

516 Marsac Avenue  

Zoning District: 
 

Residential – 1  

Application: 
 

Historic District Design Review Extension  

Project Number: 
 

PL-23-05724 | PL-25-06423 

Action:  APPROVED WITH CONDITIONS (See Below) 
 

Date of Final Action: 
 

April 3, 2025 
 

Project Summary: The Applicant Proposes to Construct an Addition to the Rear 
of an Existing Non-Historic Structure in the Residential – 1 
Zoning District. 
 

Action Taken 
On April 3, 2025, the Planning Director conducted a public hearing and approved the 
Historic District Design Review extension according to the following Findings of Fact, 
Conclusions of Law, and Conditions of Approval: 
 
Findings of Fact 

1. The Property is located at 516 Marsac Avenue, has an unusual Lot configuration, 

and fronts both Marsac Avenue and Ontario Avenue.  

2. The Property is located within the Residential - 1 (R-1) Zoning District. 

3. The Property is Lot 2 of the Ontario Avenue Subdivision, recorded in 1994. 

4. The 1994 Subdivision Plat limits the maximum house size to 2,600 square feet 

and notes that all new construction requires Historic District Design Review.   

5. The existing structure has a square footage of 2,362. The Applicant proposes 

adding 267 square feet to the main level at the rear of the structure and to 

remove 147 square feet from the second level, for a total of 2,432 square feet, 
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Planning Department  

 

 

 

compliant with the maximum house size of 2,600 square feet established on the 

Subdivision Plat. 

6. A Triplex is a Conditional Use in the R-1 Zoning District. The Planning 

Commission approved the Triplex Use on January 10, 2024.  

7. In the R-1 Zoning District, Conditional Uses are subject to a 20-foot Front 

Setback, 10-foot Rear Setback, and 10-foot Side Setback. 

8. The existing Structure was approved in 1992, which notes the same Setback 

regulations as today. The structure was built on a diagonal and four feet six 

inches over the 20-foot Front Setback.  

9. As the Lot has six sides, and fronts two public Rights-of-Way, the Planning 

Director determined the Setbacks for the Lot, illustrated below: 

 
10. In the R-1 Zoning District, the maximum building height is 28 feet, with a five-foot 

exception for roof pitches 4:12 or greater. The existing structure has roof pitches 

of 9:12 and 10:12, qualifies for the exception, and is compliant at 31’ in height. 

The proposed structure will keep the same roof pitch and height. 
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11. A Triplex requires six parking spaces, two per unit. 

12. The existing structure has two, two-car garages, or four parking spaces on site. 

13. On January 10, 2024, the Planning Commission granted a reduction in parking 

from six to four spaces. 

14. Historic District Design Review require review pursuant to the criteria outlined in 

Land Management Code (LMC) § 15-13-8: 

1. Site Analysis of Proposal 

a) Building Setback and Orientation  
LMC § 15-13-8(B)(2)(a) states, “New 
buildings shall have a clearly defined 
primary entrance oriented toward the 
street consistent with historic buildings 
within the Streetscape or character area. 
Entrances on secondary or tertiary 
facades of a building shall be clearly 
subordinate to the entrance on the 
primary façade.” 

Complies: Proposed addition will not 
change the location of the structure. 
See analysis under Section I. The front 
entrance is defined by a porch, as 
there are three entrances, one 
entrance for each unit. The entrances 
are located on the south side, so as to 
not create multiple competing 
entrances.  

b) Topography and Grading:  
LMC § 15-13-8(B)(1)(b) states, “A new 
site’s natural slope shall be respected in a 
new building design in order to minimize 
cuts into hillsides, minimize fill, and 
minimize retaining walls.” 

Complies: The proposed addition will 
be built on an already disturbed section 
of the site.   

c) Landscaping and Vegetation See Condition of Approval 12: The 
proposed vegetation shall be at least 
50% Water Wise and compliant with 
15-5-5(N). The Applicant shall provide 
an updated Water Wise irrigation plan 
at building permit submission.  

f) Paths, Steps, Handrails, & Railings (Not 
associated with Porches)  
 
LMC § 15-13-8(B)(1)(f) states, “New 
hillside stairs and any associated railings 
or handrails shall be visually subordinate 
to the associated building(s) or structure(s) 
in size, scale, and proportion, and shall 
complement the Historic District in 
material, size, scale, and proportion, and 
massing.” 

Complies: The new proposed stairs follow 
the natural grade of the site and are within 
four feet of existing grade.  
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h) Parking Area & Driveways 
 

Pursuant to LMC 15-3-6(A), a Triplex 
requires two parking spaces per unit. The 
proposed Triplex has three units. The 
Planning Commission reduced the 
required parking from six spaces to four. 

Complies: The existing structure has 
four parking spaces in two two-car 
garages. LMC § 15-3-4 requires garage 
dimensions of 11 by 20 feet. All the 
parking spaces are 11 by 20 feet and 
compliant.  

 
The existing driveway is not proposed 
to increase in width at the curb. The 
Applicant proposes to add a 
hammerhead turnaround area at the 
northside of the driveway. The 
Applicant must record an encroachment 
agreement with UDOT for the 
hammerhead area.  
 
 2. Primary Structures Analysis of Proposal 

a) Mass, Scale, & Height Complies: The proposed addition is 
shorter in height and width than the 
existing structure and stays in scale 
with the site. 

b) Foundation -- LMC 15-13-8(B)(2)(b) 
states, “Foundation materials shall be 
simple in form and minimally visible above 
grade when viewed from the primary 
public right-of-way.” 

Complies: The foundation is mostly 
covered, and where portions show, the 
foundation is covered in stone and 
compliant. 

c) Doors -- LMC § 15-13-8(B)(2)(c) states, 
“All buildings that face the street shall 
have a well-defined primary entrance.” 

Complies: The door compliments the 
stairs and porch, and all define the front 
entrance and fit in within the context of 
a historic neighborhood.  

d) Windows -- LMC § 15-13-8(B)(2)(d) states, 
“Ratios of solid-to-void that are compatible 
with surrounding historic buildings shall be 
used” and “Windows shall be historic size 
and shall relate to the human scale of the 
Historic District.” 

Complies: The proposed windows 
match the existing widow styles and 
sizes and are similar. The glazing is 
limited to adjust for the three units 
inside the structure.   

e) Roofs – LMC § 15-2.2-5 requires a roof 
pitch of at least 7:12. 
LMC § 15-13-8(B)(2)(e), states, “Roof 
pitch shall be consistent with the style of 
architecture chosen for the structure and 
with adjacent buildings that contribute to 
the character of the Historic District.” 

Complies: The primary roof pitch on 
the existing structure is 9:12. The 
secondary roof pitch is 10:12 on the 
existing structure. The proposed roof 
pitch of the addition is 2:12, and on the 
second, rear level.  
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f) Dormers Complies: The existing dormers will be 
removed from the front and be replaced 
by a 9:12 roof pitch.   

i) Porches 
LMC § 15-13-8(B)(2)(i) which states, 
“Porches typically cover the entrance, and 
usually extend partially or fully across the 
main façade.” The front porch is consistent 
with porches found historically, as it is 
covered and emphasizes the front 
entrance. 

Complies: The porch extends partially 
across the main façade to help create a 
main entrance. 

3. Mechanical and Utility Systems and  
Service Equipment  

Complies: The proposed mechanical 
equipment will be screened from 
neighboring properties with a screen. 

4. Materials   See Condition of Approval 15: 
Pursuant to LMC § 15-13-8(B)(4), the 
proposed materials of painted wood 
siding, standing seam roof, formed 
concrete, are compliant with the 
Historic District. 

5. Paint and Color Complies: The proposed plans indicate 
painted and stained wood siding wood 
siding. LMC § 15-13-8(B)(5)(d) states, 
“Materials, such as wood, that are 
traditionally painted shall have an 
opaque rather than transparent finish.” 
See Condition of Approval 13. 

6. Garages 
 

Complies: The existing garages will not 
change dimensions. 
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10. Additions to Existing Non-Historic 
Structures  
 
LMC § 15-13-8(2)(B)(10) states, “An 
addition shall complement the visual and 
physical qualities of the existing structure. 
An addition shall be visually subordinate 
to the existing structure and shall be 
compatible with the scale of the historic 
buildings and structures in the 
Streetscape or character area. Windows, 
doors, and other features on a new 
addition shall be designed to be 
compatible with the existing structure and 
surrounding historic sites.  
Windows, doors, and other openings shall 
be of sizes and proportions similar to 
those found on the building as well as 
those found on historic structures in the 
Historic District… the solid-to-void 
relationships and detailing of an addition 
shall be compatible with the existing 
structure and with buildings within the 
Streetscape or character area.”  

Complies: The proposed addition is 
subordinate, wherein it is only on the 
first story and shorter in length than the 
existing structure. The addition will not 
have any doors, and the one window 
matches the style of the existing 
windows on the existing structure, as 
well as the solid to void ratio.  

 

15. The Development Review Committee reviewed the proposal on December 5, 

2023, and recommended Condition of Approval 4.  

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

posted notice to the property on March 20, 2025. Staff mailed courtesy notice to 

property owners within 100 feet on March 20, 2025.  

Conclusions of Law 
1. The application, as conditioned, complies with Land Management Code § 15-1-

10(E) Conditional Use Review Process, Chapter 15-2.12 Residential (R-1) 

Zoning District, and Chapter 15-3 Off-Street Parking.  

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

circulation. 

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

careful planning. 

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

as approved through the Historic District Design Review. Any changes, 

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

approved in advance by the Planning and Building Departments may result in a 

stop work order. 

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

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

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

3. All conditions of approval and plat notes of the Ontario Avenue Subdivision shall 

continue to apply. 

4. Residential fire sprinklers are required for all new or renovation construction on 

this lot, per requirements of the Chief Building Official. 

5. Any areas disturbed during construction surrounding the proposed work shall be 

brought back to their original state and revegetated.  

6. City approval of a Construction Mitigation Plan (CMP) is a condition precedent to 

the issuance of any building permit. The CMP shall include language regarding 

the method of protecting adjacent structures.  

7. All outdoor lighting must be down-directed, fully shielded, with bulbs 3000 degree 

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

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

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

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

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

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

Planning Staff prior to installation. 

8. Construction waste shall be diverted from landfill and recycled when possible.  

9. The maximum house size shall not exceed 2,600 square feet, excluding the 

1,183 square foot garage. The garage shall not increase in size.   

10. The three units will be restricted so that the total number of cars is as follows: 

a. Unit One has one parking space. 

b. Unit Two has one parking space. 

c. Unit Three has two parking spaces. 

11. The Applicant shall submit a landscape plan at the Building Permit stage that is 

compliant with LMC § 15-5-5(N) and Park City Municipal Code Chapter 11-21, 

Utah Wildlife-Urban Interface Code. 
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12. The trash and recycling bins shall be screened, not impede driveway ingress and 

egress, including use of the hammerhead turn around area, and be compliant 

with the R-1 Zoning District and Historic District requirements. 

13. Materials, such as wood, that are traditionally painted shall have an opaque 

finish. 

14. Vinyl and aluminum windows are prohibited.  

15. If a building permit is not issued by March 28, 2026, this approval shall expire 

and a new Historic District Design Review application must be reviewed.  

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

Rebecca Ward,  
Planning Director  
 

 
CC: Lillian Zollinger, Project Planner  
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steve@shapearchitecturestudio.com
Steve Scribner, Architect

970.708.9535

A001
COVER SHEET

Drawings and Specifications as instruments
of service are and shall remain the property
of the Architect. They are not to be used on
extensions of the project, or other projects,
except by agreement in writing and
appropriate compensation to the Architect.

The General Contractor is responsible for
confirming and correlating dimensions at
the job site. The Architect will not be
responsible for construction means,
methods, techniques, sequences, or
procedures, or for safety precautions and
programs in connection with the project.

SHAPE Architecture Studio LLC © 2023

NOT FOR
CONSTRUCTION

Sheet Index
CD

A001
A002
G200
G201
A003
A004
A010
A011
A101
A102
A103
A104
A301
A302
A401

COVER SHEET
SUB PLAT
SITE SURVEY
SITE SURVEY
PHOTOGRAPHS
STREETSCAPE ELEVATION
SITE PLAN
LANDSCAPE PLAN
FLOOR PLANS
FLOOR PLANS
FLOOR PLANS
ROOF PLANS
ELEVATIONS
ELEVATIONS
SECTIONS

Lot Area:              (0.18 ac.) 7,660 Sq Ft
Minimum Lot Area:      5,625 SF

Proposed Lot Coverage           2,588 SF

PROJECT TEAM

OWNER
PARK CITY MUNICIPAL CORPORATION
ATTN: BROWNE SEBRIGHT
445 Marsac Avenue
Park City, UT 84060
PHONE: 435-615-5000
EMAIL: browne.sebright@parkcity.org

ARCHITECT
SHAPE ARCHITECTURE STUDIO
STEVE SCRIBNER
23 LINCOLN ST, SUITE 200
DENVER, CO 80203
Phone: 970-708-9535
Email: steve@shapearchitect.com

Scope of Work
1. WORKFORCE HOUSING TRIPLEX

516 MARSAC AVENUE
WORKFORCE HOUSING TRIPLEX

ZONING

Zoned: R-1 (Residential)

Setbacks:
 Side 10'-0"
 Rear 10'-0"
 Front 20'-0"
Building Height: 33'-0" Max.
[28' + 5' For Roof > 4:12]

PROPERTY INFORMATION
PROJECT TYPE: WORKFORCE HOUSING TRIPLEX
SITE ADDRESS: 516 MARSAC AVE, PARK CITY, UTAH
84060
LEGAL DESCRIPTION: LOT 2 ONTARIO AVENUE
SUBDIVISION

GROSS SQ FOOTAGE
CONDITIONED     2,700 sf
MAIN LEVEL      1603 sf

UPPER LEVEL     1097 sf

UNCONDITIONED     1,564 sf
GARAGE       1,564 sf

NOTE: PROJECT WILL HAVE
AUTOMATIC FIRE
SPRINKLER SYSTEM

A003
A004
A010
A011
A101
A102
A103
A104
A301
A302
A401

PHOTOGRAPHS
STREETSCAPE ELEVATION
SITE PLAN
LANDSCAPE PLAN
FLOOR PLANS
FLOOR PLANS
FLOOR PLANS
ROOF PLANS
ELEVATIONS
ELEVATIONS
SECTIONS

5
RENDERS
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steve@shapearchitecturestudio.com
Steve Scribner, Architect

970.708.9535

A002
SUB PLAT

Drawings and Specifications as instruments
of service are and shall remain the property
of the Architect. They are not to be used on
extensions of the project, or other projects,
except by agreement in writing and
appropriate compensation to the Architect.

The General Contractor is responsible for
confirming and correlating dimensions at
the job site. The Architect will not be
responsible for construction means,
methods, techniques, sequences, or
procedures, or for safety precautions and
programs in connection with the project.

SHAPE Architecture Studio LLC © 2023

NOT FOR
CONSTRUCTION
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SURVEYOR CERTIFICATE:

I, Robbin J Mullen, certify that I am a Professional Land Surveyor and that I hold license no. 368356, in
accordance with the professional engineers and land surveyors licensing act found in title 58, chapter 22 of
the Utah code. I further certify that by the authority of the owners, I have made a survey of the tract of land
shown on this plat and described below, have completed a survey of the property described on this pat in
accordance with the Utah code section 17-23-17, have verified all measurements, and have placed
monuments as represented on the plat. I further certify that the plat is true and correct to the best of my
knowledge. The field work was performed on May 31, 2023.

Robbin J Mullen, PLS

License #368356 12/12/2023
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accordance with the Utah code section 17-23-17, have verified all measurements, and have placed
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Steve Scribner, Architect

970.708.9535

A003
PHOTOGRAPHS

Drawings and Specifications as instruments
of service are and shall remain the property
of the Architect. They are not to be used on
extensions of the project, or other projects,
except by agreement in writing and
appropriate compensation to the Architect.

The General Contractor is responsible for
confirming and correlating dimensions at
the job site. The Architect will not be
responsible for construction means,
methods, techniques, sequences, or
procedures, or for safety precautions and
programs in connection with the project.

SHAPE Architecture Studio LLC © 2023

NOT FOR
CONSTRUCTION

VIEW FROM ACROSS MARSAC TO WEST, TOWARD PROPERTY VIEW FROM SOUTH PROP LINE - INTO PROPERTY VIEW FROM SOUTH PROP LINE - AWAY PROPERTY

VIEW FROM EAST PROP LINE - INTO PROPERTY VIEW FROM EAST PROP LINE - AWAY PROPERTY

VIEW FROM NORTH PROP LINE - INTO PROPERTY VIEW FROM NORTH PROP LINE - AWAY PROPERTY

VIEW FROM WEST PROP LINE - INTO PROPERTY VIEW FROM WEST PROP LINE - AWAY PROPERTY
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steve@shapearchitecturestudio.com
Steve Scribner, Architect

970.708.9535

A004

STREETSCAPE
ELEVATION

Drawings and Specifications as instruments
of service are and shall remain the property
of the Architect. They are not to be used on
extensions of the project, or other projects,
except by agreement in writing and
appropriate compensation to the Architect.

The General Contractor is responsible for
confirming and correlating dimensions at
the job site. The Architect will not be
responsible for construction means,
methods, techniques, sequences, or
procedures, or for safety precautions and
programs in connection with the project.

SHAPE Architecture Studio LLC © 2023

NOT FOR
CONSTRUCTION
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7072'-9"
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METAL FASCIA,
DARK GREY

SCALE: 1/8"   =    1'-0"
1 STREETSCAPE ELEVATION

A004

SCALE: 1/4"   =    1'-0"
1 VIEW FROM MARSAC - SOUTH

A005SCALE: 1/4"   =    1'-0"
2 VIEW FROM ONTARIO - NORTH

A005

SCALE: 1/4"   =    1'-0"
3 VIEW FROM ONTARIO - SOUTH

A005

RENDERS
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steve@shapearchitecturestudio.com
Steve Scribner, Architect

970.708.9535

A004

STREETSCAPE
ELEVATION

Drawings and Specifications as instruments
of service are and shall remain the property
of the Architect. They are not to be used on
extensions of the project, or other projects,
except by agreement in writing and
appropriate compensation to the Architect.

The General Contractor is responsible for
confirming and correlating dimensions at
the job site. The Architect will not be
responsible for construction means,
methods, techniques, sequences, or
procedures, or for safety precautions and
programs in connection with the project.

SHAPE Architecture Studio LLC © 2023
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METAL FASCIA,
DARK GREY

SCALE: 1/8"   =    1'-0"
1 STREETSCAPE ELEVATION
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970.708.9535

A010
SITE PLAN

Drawings and Specifications as instruments
of service are and shall remain the property
of the Architect. They are not to be used on
extensions of the project, or other projects,
except by agreement in writing and
appropriate compensation to the Architect.

The General Contractor is responsible for
confirming and correlating dimensions at
the job site. The Architect will not be
responsible for construction means,
methods, techniques, sequences, or
procedures, or for safety precautions and
programs in connection with the project.

SHAPE Architecture Studio LLC © 2023

NOT FOR
CONSTRUCTION
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6,541 SF

0.15 ACRES

LOT #1
4,899 SF
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7085'
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SETBACK LINE

OVERHEAD
ELECT. LINE

EDGE OF ROOF
ABOVE TYP

EXISTING HOUSE
(HATCHED AREA)

PROPOSED
ADDITION

CONC STAIR
ON GRADE

LANDSCAPE
BUFFER

CONC SITE WALL

EXISTING HOUSE
(HATCHED AREA)

EDGE OF PORCH

EXISTING
TREE

PROPOSED
NEW TREE

EXISTING CONC
PATIO TO REMAIN

516 MARSAC AVE
LOT #2

7,660 SF
0.18 ACRES

ASPHALT
DRIVEWAY

SLOPE TO
ROAD

(EXIST)

7072.75'

PORCH ABOVE

N

SCALE: 1/8"   =    1'-0"
1 SITE PLAN

A010

PROPOSED LOT COVERAGE
TOTAL LOT AREA      (0.18 ac.) 7,660 sf
AREA WITHIN SETBACKS      3,751 sf

       ALLOWABLE  PROPOSED

TOTAL PROPOSED   < 3,751 sf  1,603 sf*
HOUSE FOOTPRINT (MAIN LEVEL)    1,603 sf*

GARAGE (LOWER LEVEL)      1,564 sf*

1,564 sf < 3,751 sf : LOT COVERAGE OK
*AREA CALCULATED TO EXTERIOR SIDING

GRADE H.P. @ HOUSE  = 7,072.00'
GRADE L.P. @ HOUSE  = 7,064.00'
AVG GRADE     = 7,068.00'

ROOF H.P.      = 7,099.00'
HT ABOVE AVG GRADE   = 31'-00"

MAX ALLOWABLE HT  = 33', HEIGHT OK

HEIGHT TABLE
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Steve Scribner, Architect

970.708.9535

A011
LANDSCAPE PLAN

Drawings and Specifications as instruments
of service are and shall remain the property
of the Architect. They are not to be used on
extensions of the project, or other projects,
except by agreement in writing and
appropriate compensation to the Architect.

The General Contractor is responsible for
confirming and correlating dimensions at
the job site. The Architect will not be
responsible for construction means,
methods, techniques, sequences, or
procedures, or for safety precautions and
programs in connection with the project.

SHAPE Architecture Studio LLC © 2023

NOT FOR
CONSTRUCTION

EXISTING TREE

EXISTING TREEEXISTING TREE
TO REMAIN, TYP.

EXISTING TREE

(5) RUBBER RABBITBRUSH,
MAX HEIGHT OF 2'-6', TYP.

(1) UTAH SERVICEBERRY,
MAX HEIGHT 6-15'
PIÑON JUNIPER SEED MIX
TO BE PLANTED, TYP.

EXISTING
ASPHALT

DRIVEWAY

UTAH SERVICEBERRY,
MAX HEIGHT 6-15'

(6) SILVER SAGEBRUSH,
MAX HEIGHT OF 2'-5', TYP.

(17) SIDE-OATS GRAMA,
MAX HEIGHT OF 1'-2', TYP.

NEW CONC SLAB

NEW 3' HIGH STONE
RETAINING WALL

MARSAC AVE
NOTE: PROPOSED
LANDSCAPING AREAS TO
CONTAIN LOW SHRUB
GROUND COVER, NATIVE
VEGETATION AND WATER
WISE LANDSCAPING

ALL PLANTINGS ARE
SELECTED FROM THE WATER
WISE LANDSCAPING
RESOURCES PAGE AND
APPROVED PLANT LIST

BUILDING
FOOTPRINT

SETBACK LINE

PARKING AREA

SNOW STORAGE
AREA

PROPERTY LINE

7060'

7070'

7065'

7075'

7080'

7085'

7080'

7085'

7075'

7070'
UP

EDGE OF RIGHT-OF-WAY

PIÑON JUNIPER SEED MIX
(NATIVE GROUNDCOVER)

PROPOSED
LANDSCAPING AREA

PROPERTY LINE

CONC STAIR
ON GRADE

CONC SITE WALL

EDGE OF PORCH

EXISTING
TREE

(2) UTAH JUNIPER,
MAX HEIGHT 30'

(1) UTAH JUNIPER,
MAX HEIGHT 30'

(1) RUBBER RABBITBRUSH,
MAX HEIGHT OF 2'-6', TYP.

EXISTING CONC
PATIO TO REMAIN

(1) GAMBEL OAK,
MAX HEIGHT 30'

(1) GAMBEL OAK,
MAX HEIGHT 30'

UTAH SERVICEBERRY,
MAX HEIGHT 6-15'

(8) SIDE-OATS GRAMA,
MAX HEIGHT OF 1'-2', TYP.

N

SCALE: 1/8"   =    1'-0"
1 LANDSCAPE PLAN

A011

PROPOSED LOT COVERAGE
TOTAL LOT AREA      (0.18 ac.) 7,660 sf
AREA WITHIN SETBACKS      3,751 sf

       ALLOWABLE  PROPOSED

TOTAL PROPOSED   < 3,751 sf  1,603 sf*
HOUSE FOOTPRINT (MAIN LEVEL)    1,603 sf*

GARAGE (LOWER LEVEL)      1,564 sf*

1,564 sf < 3,751 sf : LOT COVERAGE OK
*AREA CALCULATED TO EXTERIOR SIDING

RUBBER
RABBITBRUSH

UTAH JUNIPER

GRADE H.P. @ HOUSE  = 7,072.00'
GRADE L.P. @ HOUSE  = 7,064.00'
AVG GRADE     = 7,068.00'

ROOF H.P.      = 7,099.00'
HT ABOVE AVG GRADE   = 31'-00"

MAX ALLOWABLE HT  = 33', HEIGHT OK

HEIGHT TABLE

SILVER SAGEBRUSH

GAMBEL OAK

UTAH
SERVICEBERRY

SIDE-OATS GRAMA
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steve@shapearchitecturestudio.com
Steve Scribner, Architect

970.708.9535

A101
FLOOR PLANS

Drawings and Specifications as instruments
of service are and shall remain the property
of the Architect. They are not to be used on
extensions of the project, or other projects,
except by agreement in writing and
appropriate compensation to the Architect.

The General Contractor is responsible for
confirming and correlating dimensions at
the job site. The Architect will not be
responsible for construction means,
methods, techniques, sequences, or
procedures, or for safety precautions and
programs in connection with the project.

SHAPE Architecture Studio LLC © 2023

NOT FOR
CONSTRUCTION
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SCALE: 1/4"   =    1'-0"
1 LOWER LEVEL

A101
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Steve Scribner, Architect

970.708.9535

A102
FLOOR PLANS

Drawings and Specifications as instruments
of service are and shall remain the property
of the Architect. They are not to be used on
extensions of the project, or other projects,
except by agreement in writing and
appropriate compensation to the Architect.

The General Contractor is responsible for
confirming and correlating dimensions at
the job site. The Architect will not be
responsible for construction means,
methods, techniques, sequences, or
procedures, or for safety precautions and
programs in connection with the project.

SHAPE Architecture Studio LLC © 2023

NOT FOR
CONSTRUCTION
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SCALE: 1/4"   =    1'-0"
1 MAIN LEVEL

A102
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970.708.9535

A103
FLOOR PLANS

Drawings and Specifications as instruments
of service are and shall remain the property
of the Architect. They are not to be used on
extensions of the project, or other projects,
except by agreement in writing and
appropriate compensation to the Architect.

The General Contractor is responsible for
confirming and correlating dimensions at
the job site. The Architect will not be
responsible for construction means,
methods, techniques, sequences, or
procedures, or for safety precautions and
programs in connection with the project.

SHAPE Architecture Studio LLC © 2023

NOT FOR
CONSTRUCTION
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A104
ROOF PLANS

Drawings and Specifications as instruments
of service are and shall remain the property
of the Architect. They are not to be used on
extensions of the project, or other projects,
except by agreement in writing and
appropriate compensation to the Architect.

The General Contractor is responsible for
confirming and correlating dimensions at
the job site. The Architect will not be
responsible for construction means,
methods, techniques, sequences, or
procedures, or for safety precautions and
programs in connection with the project.

SHAPE Architecture Studio LLC © 2023

NOT FOR
CONSTRUCTION
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A301
ELEVATIONS

Drawings and Specifications as instruments
of service are and shall remain the property
of the Architect. They are not to be used on
extensions of the project, or other projects,
except by agreement in writing and
appropriate compensation to the Architect.

The General Contractor is responsible for
confirming and correlating dimensions at
the job site. The Architect will not be
responsible for construction means,
methods, techniques, sequences, or
procedures, or for safety precautions and
programs in connection with the project.

SHAPE Architecture Studio LLC © 2023

NOT FOR
CONSTRUCTION
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Drawings and Specifications as instruments
of service are and shall remain the property
of the Architect. They are not to be used on
extensions of the project, or other projects,
except by agreement in writing and
appropriate compensation to the Architect.

The General Contractor is responsible for
confirming and correlating dimensions at
the job site. The Architect will not be
responsible for construction means,
methods, techniques, sequences, or
procedures, or for safety precautions and
programs in connection with the project.
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Drawings and Specifications as instruments
of service are and shall remain the property
of the Architect. They are not to be used on
extensions of the project, or other projects,
except by agreement in writing and
appropriate compensation to the Architect.

The General Contractor is responsible for
confirming and correlating dimensions at
the job site. The Architect will not be
responsible for construction means,
methods, techniques, sequences, or
procedures, or for safety precautions and
programs in connection with the project.
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Planning Department 
Staff Report 
 
Subject: 2346 Park Avenue 
Application:  PL-25-06426 
Author:  Jaron Ehlers, Planner I 
Date:   April 3, 2025 
Type of Item: Administrative Permit 
   Minor Remodel in Frontage Protection Zone 
 
Recommendation 
(I) Review the proposed Administrative Permit for a minor remodel in the Frontage 
Protection Zone, (II) conduct a public hearing, and (III) consider approval based on the 
Findings of Fact, Conclusions of Law, and Conditions of Approval outlined in the Draft 
Final Action Letter (Exhibit A).  
 
Description 
Applicant: Michael Eager 

Marc Inlay, Applicant Representative 
 

Location: 2346 Park Avenue 
 

Zoning District: Residential Development – Medium Density 
Frontage Protection Zone 
 

Adjacent Land Uses: Commercial and Residential 
 

Reason for Review: The Planning Director takes Final Action on Administrative 
Permits.1 

 
FPZ  Frontage Protection Zone 
LMC  Land Management Code 
MPD  Master Planned Development 
RDM  Residential Development – Medium Density 
 
Terms that are capitalized as proper nouns throughout this staff report are defined in LMC § 15-15-1. 

 
Summary 
The Applicant proposes a minor remodel of the Hotel Thaynes, also known as the 
Peaks Hotel, at 2346 Park Avenue. 2346 Park Avenue is in the Frontage Protection 
Zone (FPZ) and Residential Development – Medium Density (RDM) Zoning District. 
2346 Park Avenue is Lot 1 of the Parkview Subdivision (Summit County Recorder Entry 
No. 228344, Exhibit B) and is subject to the 1984 Motor Hotel Master Planned 
Development (MPD).   

 
1 LMC § 15-1-8(J)  
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Figure 1: Location of Peaks Hotel taken from Google Earth. 

 

 
Figure 2: Image of the Peaks Hotel taken from Google Earth Streetview. The orange box shows the 

location of the vestibule that will be raised. The area outlined in red shows the existing fence around the 
pool area. 

 
The Applicant proposes to:  

a) Raise the existing vestibule2 at the main entrance, behind the porte cochere.3 
b) Remodel the existing pool area by replacing the current wrought iron Fence with 

a plastic tarp covering with a wooden Fence, installing a pergola over a table, 
and installing a sitting area in front of a fireplace backed with stone and a 
breezeblock wall featuring a mural.  

 
The proposed Fence is eight feet in height and consists of wooden beams attached to 

 
2 A small entrance hall or lobby (American Heritage Dictionary, 2nd ed., p. 1345). 
3 A porch roof projecting over a driveway at the entrance to a building, providing shelter for those getting 
in and out of vehicles (American Heritage Dictionary, 2nd ed., p. 966). 
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metal support poles: 

 
Figure 3: Section of fence taken from the Applicant’s Proposed Plans (Attachment 1). 

 

 
Figure 4: Proposed fireplace with the breezeblock mural wall taken from the Applicant’s Proposed Plans 

(Attachment 1). 

 
The wooden Fence will run behind the fireplace and breezeblock wall, fully screening 
these features (Condition of Approval 4). 
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Figure 5: Interior layout of the remodel around the pool. The pergola is outlined in red and the seating 

area in front of the fireplace is outlined in orange. 

 
The existing pool and spa will remain unchanged.  
 
Background 
On September 12, 1984, the Planning Commission approved the Motor Hotel MPD 
(1984 MPD, Exhibit C). On October 11, 1984, the City Council upheld the Planning 
Commission’s decision on Appeal.  
 
On December 13, 1984, the City Council approved the Parkview Subdivision, which was 
recorded on December 18, 1984 (Summit County Recorder Entry No. 228344, Exhibit 
B).  
 
The existing pool was approved as part of the original 1985 Building Permit.  
 
On February 5, 2025, the Applicant submitted an application for an Administrative 
Permit for a minor remodel in the Frontage Protection Zone. 
 
Analysis 
(I) The proposal for a minor remodel in the Frontage Protection Zone complies with 
the Residential Development – Medium Density Zoning District regulations outlined 
in Land Management Code Chapter 15-2.14. 
 
The Peaks Hotel is a Major Hotel, which is a Conditional Use subject to MPD approval 
(LMC § 15-2.14-2(B)(14)). It was approved as part of the 1984 MPD. The Fence is 
replacing an existing Fence. The Pergola is an Accessory Structure and an Allowed Use 
(LMC § 15-2.14-2(A)(12)).  
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The Front Setback in this area of the RDM Zoning District is within the Frontage 
Protection Zone and is 30 feet (LMC § 15-2.14-3(C)). At its closest point, the Fence is 
set back 30 feet from the Park Avenue Lot Line. The Side Setback (LMC § 15-2.14-
3(E)) and Rear Setback in the RDM Zoning District is 10 feet (LMC § 15-2.14-3(G)). The 
proposed minor remodel is 59 from the south Side, and 232 feet from the Rear Lot 
Lines. The proposed minor remodel therefore complies with setbacks.  
 
LMC § 15-2.14-4 establishes the RDM Zone Height to be 28 feet from Existing Grade. 
The proposed fence and pergola are eight feet in height. The renovated vestibule is 13 
feet in height from Existing Grade. 
 
(II) The proposal for a minor remodel in the Frontage Protection Zone complies, 
as conditioned, with the Frontage Protection Zone regulations outlined in Land 
Management Code Chapter 15-2.20. 
 
LMC § 15-2.20-4(A) establishes that “no Structure shall be allowed within thirty feet 
(30’) of the nearest highway Right-of-Way.” The proposed Fence shall be located at 
least thirty feet from the Front Lot Line (Condition of Approval 5).  
 
LMC § 15-2.20-4(C) establishes that “[m]inor remodels and façade improvements for 
existing Structures within the FPZ…shall require an Administrative Permit.” Raising the 
vestibule is a minor façade improvement because it enables a minor expansion of the 
Hotel’s interior entryway. Improvements to the Fence and the area around the pool are 
minor because the proposed Fence complies with the LMC and will screen the 
remaining improvements which are within the already disturbed concrete pad around 
the pool and spa (Condition of Approval 4). 
 
LMC § 15-2.20-4(F) outlines materials allowed for Fences within the FPZ. One is 
“Architecturally Compatible solid wood or stone.” The proposed fence consists of solid 
wood beams attached to metal poles (see Figure 3).  
 
(III) The proposal for a minor remodel in the Frontage Protection Zone complies 
with the Off-Street Parking requirements outlined in Land Management Code 
Chapter 15-3. 
 
The project does not involve the creation or expansion of Uses, so there is no change to 
the existing Off-Street Parking requirement.  
 
(IV) The Development Review Committee reviewed the proposal on March 4, 2025, 
and confirmed the proposal complies with their required standards.4 

 
4 The Development Review Committee meets the first and third Tuesday of each month to review and 
provide comments on Planning Applications, including review by the Building Department, Engineering 
Department, Sustainability Department, Transportation Planning Department, Code Enforcement, the City 
Attorney’s Office, Local Utilities including Rocky Mountain Power and Enbridge Gas, the Park City Fire 
District, Public Works, Public Utilities, and the Snyderville Basin Water Reclamation District (SBWRD). 
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Department Review 
The Planning Department reviewed this report.  
 
Notice 
Staff published notice on the City’s website and the Utah Public Notice website and 
posted notice to the property on March 24, 2025. Staff mailed courtesy notice to 
adjacent property owners on March 24, 2025.5  
 
Public Input 
Staff did not receive any public input at the time this report was published.  
 
Alternatives  
The Planning Director may:  

• Approve the Administrative Permit;  

• Deny the Administrative Permit and direct staff to make Findings for the denial; or 

• Request additional information and continue the discussion to a date certain.  
 
Exhibits 
Exhibit A: Draft Final Action Letter 
Attachment 1: Proposed Plans 
Exhibit B: Current Plat 
Exhibit C: 1984 Draft Final Action Letter 
 
 
 

 
5 LMC § 15-1-21 
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April 3, 2025 
 
Marc Inlay  
 
CC: Michael Eager 
 
NOTICE OF PLANNING DEPARTMENT ACTION 
 
Description 
Address: 
 

2346 Park Avenue 

Zoning District: 
 

Residential Development – Medium Density 
Frontage Protection Zone 
 

Application: 
 

Administrative Permit 

Project Number: 
 

PL-25-06426 

Action:  APPROVED WITH CONDITIONS (See Below) 
 

Date of Final Action: 
 

April 3, 2025 

Project Summary: The Applicant Proposes the Installation of a New Fence 
Around the Existing Swimming Pool, a Pergola, a Fireplace, 
and Raising the Vestibule on the Front Façade. 
 

 
Action Taken 
On April 3, 2025, the Planning Department conducted a public hearing and approved 
the Administrative Permit according to the following findings of fact, conclusions of law, 
and conditions of approval:  
 
Findings of Fact 

1. The Applicant proposes a minor remodel of the Hotel Thaynes, also known as 

the Peaks Hotel, at 2346 Park Avenue. 

2. 2346 Park Avenue is in the Frontage Protection Zone (FPZ) and Residential 

Development – Medium Density (RDM) Zoning District. 2346 Park Avenue is Lot 

1 of the Parkview Subdivision (Summit County Recorder Entry No. 228344) and 

is subject to the 1984 Motor Hotel Master Planned Development (MPD). 

3. On September 12, 1984, the Planning Commission approved the Motor Hotel 

MPD (1984 MPD).  
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4. On October 11, 1984, the City Council upheld the Planning Commission’s 

decision on Appeal. 

5. On December 13, 1984, the City Council approved the Parkview Subdivision 

which was recorded on December 18, 1984 (Summit County Recorder No. 

228344). 

6. The existing pool was approved as part of the original 1985 Building Permit. 

7. On February 5, 2025, the Applicant submitted an application for an 

Administrative Permit for a minor remodel in the Frontage Protection Zone. 

8. The Applicant proposes to:  

a. Raise the existing vestibule at the main entrance, behind the porte 

cochere. 

b. Remodel the existing pool area by replacing the current wrought iron 

Fence with a plastic tarp covering with a wooden Fence, installing a 

pergola over a table, and installing a sitting area in front of a fireplace 

backed with stone and a breezeblock wall featuring a mural. 

9. The proposed Fence is eight feet in height and consists of wooden beams 

attached to metal support poles. 

10. The wooden Fence will run behind the fireplace and breezeblock wall, fully 

screening these features (Condition of Approval 4). 

11. The existing pool and spa will remain unchanged. 

12. The proposal for a minor remodel in the Frontage Protection Zone complies with 

the Residential Development – Medium Density Zoning District regulations 

outlined in Land Management Code Chapter 15-2.14: 

a. The Peaks Hotel is a Major Hotel, which is a Conditional Use subject to 

MPD approval (LMC § 15-2.14-2(B)(14)). It was approved as part of the 

1984 MPD. The Fence is replacing an existing Fence. The Pergola is an 

Accessory Structure and an Allowed Use (LMC § 15-2.14-2(A)(12)). 

b. The Front Setback in this area of the RDM Zoning District is within the 

Frontage Protection Zone and is 30 feet (LMC § 15-2.14-3(C)). At its 

closest point, the Fence is set back 30 feet from the Park Avenue Lot Line. 

c. The Side Setback (LMC § 15-2.14-3(E)) and Rear Setback in the RDM 

Zoning District is 10 feet (LMC § 15-2.14-3(G)). The proposed minor 

remodel is 59 from the south Side, and 232 feet from the Rear Lot Lines. 

The proposed minor remodel therefore complies with setbacks. 
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d. The proposal for a minor remodel in the Frontage Protection Zone 

complies, as conditioned, with the Frontage Protection Zone regulations 

outlined in Land Management Code Chapter 15-2.20. 

13. The proposal for a minor remodel in the Frontage Protection Zone complies, as 

conditioned, with the Frontage Protection Zone regulations outlined in Land 

Management Code Chapter 15-2.20: 

a. LMC § 15-2.20-4(A) establishes that “no Structure shall be allowed within 

thirty feet (30’) of the nearest highway Right-of-Way.” The proposed Fence 

shall be located at least thirty feet from the Front Lot Line (Condition of 

Approval 5). 

b. LMC § 15-2.20-4(C) establishes that “[m]inor remodels and façade 

improvements for existing Structures within the FPZ…shall require an 

Administrative Permit.” Raising the vestibule is a minor façade 

improvement because it enables a minor expansion of the Hotel’s interior 

entryway. Improvements to the Fence and the area around the pool are 

minor because the proposed Fence complies with the LMC and will screen 

the remaining improvements which are within the already disturbed 

concrete pad around the pool and spa (Condition of Approval 4). 

c. LMC § 15-2.20-4(F) outlines materials allowed for Fences within the FPZ. 

One is “Architecturally Compatible solid wood or stone.” The proposed 

fence consists of solid wood beams attached to metal poles. 

14. The proposal for Minor Remodel in the Frontage Protection Zone complies with 

the Off-Street Parking requirements outlined in Land Management Code Chapter 

15-3: 

a. The project does not involve the creation or expansion of Uses, so there is 

no change to the existing Off-Street Parking requirement. 

15. The Development Review Committee reviewed the proposal on March 4, 2025, 

and confirmed the proposal complies with their required standards. 

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

and posted notice to the property on March 24, 2025. Staff mailed courtesy 

notice to adjacent property owners on March 24, 2025. 

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

in LMC Chapter 15-2.14, Residential Development-Medium Density District, 

Chapter 15-2.20, Frontage Protection Zone, Chapter 15-3, Off-Street Parking.   
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Conditions of Approval 
1. Final building plans and construction details shall reflect substantial compliance 

with the plans reviewed April 3, 2025, and included as Attachment 1, by the 

Planning Director, pending design modifications conditioned, and as required for 

this approval. Any changes, modifications, or deviations from the approved 

design that have not been approved in advance by the Planning and Building 

Departments may result in a Stop Work Order. 

2. If the Applicant does not obtain a building permit within one year of the date of 

this approval, this Administrative Permit will expire unless the Applicant submits a 

written extension request to the Planning Department prior to the expiration date 

and the Planning Director approves an extension. 

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

making any changes to the approved plans.  

4. The wooden Fence shall fully screen all the improvements that will be made, 

including the breezeblock wall.  

5. The wooden Fence shall be located at least thirty feet away from the Park 

Avenue Lot Line to comply with the Frontage Protection Zone. 

 
If you have questions or concerns regarding this Final Action Letter, please call (435) 
615-5058 or email jaron.ehlers@parkcity.org. 
 
Sincerely, 
 
 
 

Rebecca Ward, Planning Director 
 
CC: Jaron Ehlers, Project Planner 
 
Attachment 1: Approved Plans  
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SCALE: 1" = 20'-0"AS101

ARCHITECTURAL SITE PLAN1
north

REV. DATE DESCRIPTION

S H E E T    N O T E S
02.55 EXISTING SIDEWALK TO REMAIN.

02.56 EXISTING RAMP TO REMAIN.

02.57 EXISTING ASPHALT, SEE ENLARGED PLANS FOR PARKING STALL CHANGES.

02.58 EXISTING PLANTERS TO REMAIN.

02.59 EXISTING RETAINING WALLS TO REMAIN.

02.60 EXISTING FIRE HYDRANT TO REMAIN.

02.61 EXISTING LANDSCAPING.

02.62 EXISTING POOL AND SPA TO REMAIN.

02.63 EXISTING A/C TO REMAIN.

02.64 EXISTING ELECTRICAL EQUIPMENT TO REMAIN.

02.65 EXISTING FENCE TO REMAIN.

02.66 EXISTING DUMPSTER ENCLOSURE.

02.67 EXISTING SHED.

02.68 EXISTING CONCRETE PATIO.

02.69 EXISTING MONUMENT SIGN TO REMAIN.

02.70 EXISTING DRIVEWAY.

32.39 REMOVE EXISTING FENCE AND REPLACE WITH MATTE BLACK GALVNIZED
STEEL "H" POST AND 2X6 WOOD PLANKS STAINED

32.40 POOL DECK TO BE REPLACED WITH PAVERS, TILE BAR FREESTYLE BIANCO.
INSTALL PER MANUFACTURER REQUIREMENTS.

32.53 INSTALL NEW RADIANT HEATING IN THESE HATCHED AREAS, TIE INTO
EXISTING SYSTEM THAT SERVICES THE COURTYARD.
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EXISTING CONDITIONS 

DEMOLITION 

NEW CONSTRUCTION 

PHASING LEGEND

NOT IN SCOPE 

GENERAL NOTES - DEMOLITION

A. REMOVE ALL EXISTING CONSTRUCTIONS AND FINISHES 
NECESSARY FOR THE COMPLETION OF THE WORK AS 
DEPICTED ON THE DRAWINGS. INCLUDING BUT NOT 
LIMITED TO, ITEMS SHOWN ON THE PLANS WITH DASHED 
LINES. NECESSARY DISCONNECTS AND ALTERATIONS TO 
EXISTING MECHANICAL AND ELECTRICAL SYSTEMS SHALL 
BE INCLUDED. PATCH AS REQUIRED ALL CONSTRUCTIONS 
TO REMAIN IN ACCORDANCE WITH THE CONTRACT 
DRAWINGS. WHERE CONTRACTORS IS DESIGNATED TO 
MAKE REMOVALS, DISPOSITION OF MATERIALS IS THE 
RESPONSIBILITY OF THE CONTRACTOR. VERIFY WITH 
OWNER, THE DISPOSITION AND REMOVAL OF ANY 
COMPONENTS OF SALVAGEABLE VALUE.

B. ALL REMOVALS AND SALVAGE, UNLESS SPECIFICALLY 
NOTED OR REQUESTED BY THE OWNER SHALL BECOME THE 
PROPERTY OF THE CONTRACTOR.

C. REMOVE ONLY NON-LOAD BEARING CONSTRUCTION 
AND PARTITIONS. CONTRACTOR TO VERIFY, PRIOR TO 
REMOVAL, THAT NO STRUCTURAL COMPONENTS, I.E. 
BEARING WALLS, BEAMS, HEADERS, ETC... SUPPORTING 
FLOOR, ROOF OR CEILING JOISTS ARE DESIGNATED FOR 
REMOVAL. CONTACT THE ARCHITECT PRIOR TO REMOVAL 
OF ANY CONSTRUCTION IN QUESTION OR DEVIATING 
FROM THE DESIGN INTENT. CONTRACTOR'S NON-
CONTACT OF ARCHITECT PRIOR TO REMOVAL OF ANY 
WORK INDICATES HIS COMPLETE UNDERSTANDING THAT 
NO LOAD BEARING OR STRUCTURAL WORK IS BEING 
ALTERED UNDER THIS CONTRACT.

D. PATCH ALL FINISHES TO MATCH EXISTING, INCLUDING BUT 
NOT LIMITED TO, GYPSUM BOARD, PLASTER, ACOUSTIC 
SYSTEMS, WOOD TRIM, COVERS, BASE, PANELS, RAILS AND 
WAINSCOT. VERIFY MATCH OF NEW FINISH MATERIALS TO 
EXISTING IN COLOR, TEXTURE, THICKNESS, CUT, ETC... TO 
SATISFACTION OF OWNER PRIOR TO INSTALLATIONS. 
PROVIDE OTHER MATERIALS TO MATCH EXISTING WHEN 
REQUIRED, TO BE APPROVED BY OWNER.

E. PATCH EXISTING WALLS GYPSUM DRYWALL OR PLASTER TO 
MATCH EXISTING OF SUFFICIENT THICKNESS TO MAINTAIN 
UNIFORM WALL THICKNESS.

F. WHERE APPLICABLE, LEVEL ALL FLOORS AS REQUIRED TO 
RECEIVE NEW FLOOR FINISHES. INSTALL REQUIRED 
TRANSITION PIECES BETWEEN VARIOUS FLOOR FINISHES 
SUITABLE FOR CONDITIONS AND ACCEPTABLE TO THE 
OWNER.

G. CAP ANY EXISTING OR UNUSED PLUMBING OR 
ELECTRICAL.
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CONCRETE

WOOD FLOORING

TILE FLOORING

THE GRAPHIC MATERIAL AND DESIGN ON THIS SHEET ARE 

INSTRUMENTS OF SERVICE AND REMAIN AT ALL TIMES THE PROPERTY 

OF THE RICHARDSON DESIGN PARTNERSHIP, L.L.C. REPRODUCTION OR 

REUSE OF THE MATERIAL AND DESIGN CONTAINED HEREIN IS 

PROHIBITED WITHOUT THE WRITTEN CONSENT OF THE RICHARDSON 

DESIGN PARTNERSHIP, L.L.C.
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S H E E T    N O T E S
02.40 REMOVE EXISTING WALKWAY AND PREP FOR NEW LANDSCAPING.

REF. LANDSCAPE DRAWINGS.

02.41 PREP AREA FOR NEW LANDSCAPING. REF. LANDSCAPE
DRAWINGS

02.43 REMOVE EXISTING CONCRETE RETAINING WALL AND PREP TO
RECEIVE NEW LANDSCAPING AND CONSTRUCTION.

02.55 EXISTING SIDEWALK TO REMAIN.

02.57 EXISTING ASPHALT, SEE ENLARGED PLANS FOR PARKING STALL
CHANGES.

02.58 EXISTING PLANTERS TO REMAIN.

02.59 EXISTING RETAINING WALLS TO REMAIN.

02.60 EXISTING FIRE HYDRANT TO REMAIN.

02.61 EXISTING LANDSCAPING.

02.63 EXISTING A/C TO REMAIN.

02.64 EXISTING ELECTRICAL EQUIPMENT TO REMAIN.

02.65 EXISTING FENCE TO REMAIN.

02.66 EXISTING DUMPSTER ENCLOSURE.

02.68 EXISTING CONCRETE PATIO.

02.69 EXISTING MONUMENT SIGN TO REMAIN.

02.70 EXISTING DRIVEWAY.

02.81 GRIND CRACK IN EXISTING PARKING LOT AND PREPARE FOR
PATCH. SAWCUT AND REMOVE ANY PORTION THAT CANNOT BE
PATCHED. SAWCUT AND REMOVE ANY DAMAGED PORTIONS OF
CONCRETE CURB AND PREPARE FOR NEW.

03.31 NEW CONCRETE PAD.

REV. DATE DESCRIPTION

north

SCALE: 1" = 20'-0"SD100

OVERALL SITE PLAN1
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GENERAL NOTES

FIRE EXTINGUISHERS, SMOKE DETECTORS & OTHER 

EMERGENCY DEVICES TO BE LOCATED PER LOCAL CODE -

FIRE EXTINGUISHER LOCATIONS WITHIN THE PUBLIC SPACE 

SHALL BE CONTAINED WITHIN FULLY RECESSED CABINETS.

N.

REFER TO MARRIOTT SHS DESIGN GUIDE FOR ADDITIONAL 

REQUIREMENTS FOR PUBLIC SPACES & EQUIPMENT.

O.

P.

DO NOT SCALE DRAWINGS.A.

DIMENSIONS ARE BASED ON WOOD FRAME CONSTRUCTION. 

DIMENSIONS INDICATE DISTANCE FROM FACE OF STUD. OR 

EXTERIOR SHEATHING UNO.

B.

REFER TO A400 SERIES SHEETS FOR PUBLIC SPACE & 

GUESTROOM ENLARGED PLANS, DIMENSIONS & NOTATIONS.

C.

FINISH MATERIAL DESIGNATIONS SEE ENLARGED FINISH PLANS.D.

HINGES SIDE OF DOOR TO BE LOCATED 5" FROM ADJACENT 

WALL, UNO.  SWING DOORS & FRAMES SHALL BE INSTALLED 

AS SHOWN BELOW, UNO.

E.

5" STD

REFERENCE DOOR AND WINDOW MANUFACTURERS' 

SPECIFICATIONS FOR ACTUAL ROUGH OPENING SIZE.  

SEE A600 SERIES FOR DOOR AND WINDOW TYPES.

F.

REFER TO SHEET G020 FOR WALL ASSEMBLY INFORMATION.G.

DOORS IN PATH OF EGRESS SHALL BE EQUIPPED WITH 

HARDWARE COMPLYING WITH CHAPTER 10 OF THE 

INTERNATIONAL BUILDING CODE AND ANY APPLICABLE 

CODES.

H.

DOORS REQUIRED TO BE ACCESSIBLE SHALL BE EQUIPPED 

WITH HARDWARE COMPLYING WITH ICC/ANSI STANDARD 

117.1 AND ANY APPLICABLE CODES.

TO THE MAXIMUM EXTENT POSSIBLE, FLOOR CLEAN OUTS 

ARE TO BE LOCATED IN INCONSPICUOUS PLACES AND NOT 

IN GUESTROOMS.  ALL FLOOR CLEAN OUTS LOCATED IN 

CARPETED AREAS ARE TO BE FITTED WITH CARPET INSERTS.  

ALL CLEANOUTS ARE TO BE FLUSH TO FLOOR/WALLS.

I.

ALIGN FINISHES WHERE DISSIMILAR WALL TYPES MEET, UNO.

J.

SEE ELECTRICAL, ENLARGED ARCHITECTURAL, AND OVERALL 

ARCHITECTURAL PLANS FOR ELECTRICAL INFORMATION.

K.

L.

INSTALL CONTINUOUS 2X BLOCKING IN ALL STUD WALLS @ 

4'-0" O.C. VERTICAL (MAX.).

PROVIDE FULL HEIGHT CORNER GUARD AT ALL WALL 

CORNERS IN PUBLIC SPACE AND GUESTROOM CORRIDORS. 

Q.

M. ALL ACCESSIBLE AND HEARING IMPAIRED UNITS TO HAVE 

STROBE & SOUND ACTIVATING DOORBELL WITH A 5 SECOND 

RING.  PROVIDE DOORBELL ON/OFF SWITCH WITHIN 

GUESTROOMS OR PER APPLICABLE CODE.
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THE GRAPHIC MATERIAL AND DESIGN ON THIS SHEET ARE 
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SCALE: 3/16" = 1'-0"AS501

ENLARGED POOL PLAN1

SCALE: 3/16" = 1'-0"AS501

ENLARGED PORTE COCHERE PLAN10

S H E E T    N O T E S

01.02 GC IS RESPONSIBLE THAT POOL WILL MEET ALL LOCAL/STATE CODES

03.03 CONCRETE FOUNDATION PER STRUCTURAL

03.09 DEPRESS SLAB AT VESTIBULE FOR RECESSED WALK OFF MAT WITH FRAME, SEE INTERIORS

03.27 EMBED COLUMNS IN CONCRETE BASE. DIMENSIONS TO BE VERIFIED BY CIVIL.

03.30 EXTEND EXTERIOR CONCRETE TO ACCOMODATE SHIFT IN STOREFRONT. PROVIDE CONTROL JOINT WHERE EXISTING

MEETS NEW CONCRETE. MODIFY LANDSCAPING PER LANDSCAPE DRAWINGS.

04.06 MIX OF "LARGE HALF-WINDBREAKER NINETY" AND "LARGE BELIZE" BREEZE BLOCKS FROM VILLA LAGOON TILE, SEE

INTERIOR DRAWINGS FOR PATTERN.

04.07 STONE WALL WITH SEATING. STONE TO BE PHENIX TUMBLED STONE VENEER. SEE INTERIORS FOR DETAILS.

04.09 STONE CAP AND SEATING TO BE PHENIX HIGH DENSITY LIMESTONE

04.10 STONE FIREPLACE, SEE INTERIORS FOR DETAIL.

05.11 LIFETIME STEEL "H" POST, FINISH TO MATCH MOZ METALS BLACK MATTE POWDER.

06.50 2X6 WOOD PLANKS - STAINED TO MATCH INDOTEAK PATINA UNFINISHED.

08.03 AUTOMATIC SLIDING GLASS DOORS

08.07 PRE-FINISHED ALUMINUM GLAZING SYSTEM

09.22 SCHEDULED FLOOR FINISH - SEE INTERIOR FINISH SHEETS

09.33 CASEWORK, SEE INTERIORS

10.10 FIXED ACCESSIBLE POOL/SPA LIFT, SEE SPECIFICATIONS

10.33 FIREPLACE, BASIS OF DESIGN BLAZE COLLECTION FROM ACUCRAFT

12.03 FURNITURE PER INTERIORS

26.38 WALL MOUNTED EXTERIOR SCONCE

32.08 LANDSCAPING, SEE LANDSCAPE DRAWINGS

32.22 LANDSCAPE WALL

32.29 SEE INTERIORS FOR OUTDOOR POOL GRILL DRAWINGS

32.36 INSTALL EXTERIOR FIREPLACE. SEE ELEVATION FOR PRODUCT INFORMATION

32.39 REMOVE EXISTING FENCE AND REPLACE WITH MATTE BLACK GALVNIZED STEEL "H" POST AND 2X6 WOOD PLANKS STAINED

32.40 POOL DECK TO BE REPLACED WITH PAVERS, TILE BAR FREESTYLE BIANCO. INSTALL PER MANUFACTURER REQUIREMENTS.

32.41 RESURFACE POOL. RESURFACING TO BE IN COMPLIANCE WITH LOCAL AND STATE REQUIREMENTS. TILE TO BE REPLACED

WITH TILE BAR - BOND INDIO BLUE 2X2 MATTE PORCELAIN MOSAIC TILE AND LINING TO BE RESURFACED AND PAINTED WITH

COLOR TO MATCH NEW TILE. POOL COPING TO REMAIN, REMOVE AND RESURFACE AS NEEDED PRIOR TO REINSTALLING.

REPLACE DAMAGED POOL COPING PER OWNER

32.42 9FT PREBRICATED PERGOLA ABOVE, BASIS OF DESIGN TUUCI SOLANOX. SUBMIT TO DESIGN TEAM FOR APPROVAL PRIOR

ORDERING. FINISH TO MATCH MOZ METAL BLACK MATTE POWDER

32.43 BBQ BASIS OF DESIGN WEBER SUMMIT SB38 S

32.44 UNDERCOUNTER FRIDGE, BASIS OF DESIGN MONT ALPI ID# 3073699 MODEL #MAF

32.45 COUNTERTOP TO BE DEKTON VK03 GRIGO

32.54 OUTDOOR TURF MIXED WITH TILE BAR FREESTYLE BIANCO UNDER SEATING IN FRONT OF FIRE PLACE

SCALE: 1/4" = 1'-0"AS501

POOL FENCE ELEVATION - NORTH5

SCALE: 1/4" = 1'-0"AS501

POOL FENCE ELEVATION - EAST2

SCALE: 1/4" = 1'-0"AS501

POOL FENCE ELEVATION - SOUTH3

SCALE: 1/4" = 1'-0"AS501

POOL FENCE ELEVATION - WEST4

SCALE: 1 1/2" = 1'-0"AS501

WOOD FENCE CONNECTION DETAIL7

SCALE: 1 1/2" = 1'-0"AS501

WOOD FENCE TO BRICK DETAIL9

SCALE: 1 1/2" = 1'-0"AS501

WOOD FENCE END CAP DETAIL8

REV. DATE DESCRIPTION

08.23.24 Addendum

09/27/24 BIDDING COOR

11/04/24 ADD BID COOR

NOTE: REUSE EXISTING RADIANT 

HEATING BOILER AND INSTALL 

NEW RADIANT HEATING ON ALL 

PAVED AREAS.

SCALE: 1/4" = 1'-0"AS501

POOL FENCE ELEVATION - SOUTHWEST6
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SETBACK
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GRASS / LANDSCAPING

CONCRETE

WOOD FLOORING

TILE FLOORING

SITE INFORMATION 

AREA OF BUILDING COVERAGE: 31,507 SF

AREA OF PARKING AND DRIVEWAYS: 70, 561SF

AREA OF LANDSCAPING: 97,447 SF

TOTAL AREA OF SITE: 199,515 SF

A. DO NOT SCALE DRAWINGS.
B. ALL DIMENSIONS TO BE FIELD VERIFIED. NOTIFY ARCHITECT OF ANY 

DISCREPANCIES BEFORE COMMENCING WITH ANY PART OF THE WORK.
C. ALL SITE WORK SHALL BE COORDINATED WITH CIVIL DOCUMENTS. ANY 

DISCREPANCIES SHALL BE REPORTED TO THE ARCHITECT AND CIVIL 
ENGINEER FOR RESOLUTION. NO WORK SHALL BE PREFORMED ON THE 
CONTRADICTORY INFORMATION OR ANY EXISTING CONDITION NOT IN 
CONFORMANCE WITH THE CONSTRUCTION DOCUMENTS WITHOUT FIRST 
CONSULTING THE ARCHITECT AND ENGINEER.

D. COORDINATE ALL LANDSCAPING, PARKING STRIPS, AND SIDEWALKS 
SHOWN WITH LANDSCAPE DRAWINGS

E. CONTRACTOR IS RESPONSIBLE FOR RELOCATION OF DRY UTILITIES. 
CONTRACTOR TO WORK WITH UTILITY PROVIDER, IE: FIBER OPTICS, CABLE 
CO., FOR RELOCATION OF SHORING, MAINTENANCE OR REPAIR OF ALL 
EXISTING UTILITIES. REFER TO CIVIL AND MECHANICAL DRAWINGS FOR WET 
UTILITIES.

F. FOR SIDEWALK AND PAVING FINISH GRADES, COORDINATE WITH 
ARCHITECTURAL, CIVIL AND LANDSCAPE DRAWINGS.

G. SEE SITE ELECTRICAL PLANS FOR ALL SITE LIGHTING/ POST LIGHTS. 
ARCHITECT AND LANDSCAPE TO VERIFY FINAL LOCATIONS.

SITE GENERAL NOTES
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SCALE: 1" = 20'-0"AS101

ARCHITECTURAL SITE PLAN1
north

REV. DATE DESCRIPTION

S H E E T    N O T E S
02.55 EXISTING SIDEWALK TO REMAIN.

02.56 EXISTING RAMP TO REMAIN.

02.57 EXISTING ASPHALT, SEE ENLARGED PLANS FOR PARKING STALL CHANGES.

02.58 EXISTING PLANTERS TO REMAIN.

02.59 EXISTING RETAINING WALLS TO REMAIN.

02.60 EXISTING FIRE HYDRANT TO REMAIN.

02.61 EXISTING LANDSCAPING.

02.62 EXISTING POOL AND SPA TO REMAIN.

02.63 EXISTING A/C TO REMAIN.

02.64 EXISTING ELECTRICAL EQUIPMENT TO REMAIN.

02.65 EXISTING FENCE TO REMAIN.

02.66 EXISTING DUMPSTER ENCLOSURE.

02.67 EXISTING SHED.

02.68 EXISTING CONCRETE PATIO.

02.69 EXISTING MONUMENT SIGN TO REMAIN.

02.70 EXISTING DRIVEWAY.

32.39 REMOVE EXISTING FENCE AND REPLACE WITH MATTE BLACK GALVNIZED
STEEL "H" POST AND 2X6 WOOD PLANKS STAINED

32.40 POOL DECK TO BE REPLACED WITH PAVERS, TILE BAR FREESTYLE BIANCO.
INSTALL PER MANUFACTURER REQUIREMENTS.

32.53 INSTALL NEW RADIANT HEATING IN THESE HATCHED AREAS, TIE INTO
EXISTING SYSTEM THAT SERVICES THE COURTYARD.
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EXISTING CONDITIONS 

DEMOLITION 

NEW CONSTRUCTION 

PHASING LEGEND

NOT IN SCOPE 

GENERAL NOTES - DEMOLITION

A. REMOVE ALL EXISTING CONSTRUCTIONS AND FINISHES 
NECESSARY FOR THE COMPLETION OF THE WORK AS 
DEPICTED ON THE DRAWINGS. INCLUDING BUT NOT 
LIMITED TO, ITEMS SHOWN ON THE PLANS WITH DASHED 
LINES. NECESSARY DISCONNECTS AND ALTERATIONS TO 
EXISTING MECHANICAL AND ELECTRICAL SYSTEMS SHALL 
BE INCLUDED. PATCH AS REQUIRED ALL CONSTRUCTIONS 
TO REMAIN IN ACCORDANCE WITH THE CONTRACT 
DRAWINGS. WHERE CONTRACTORS IS DESIGNATED TO 
MAKE REMOVALS, DISPOSITION OF MATERIALS IS THE 
RESPONSIBILITY OF THE CONTRACTOR. VERIFY WITH 
OWNER, THE DISPOSITION AND REMOVAL OF ANY 
COMPONENTS OF SALVAGEABLE VALUE.

B. ALL REMOVALS AND SALVAGE, UNLESS SPECIFICALLY 
NOTED OR REQUESTED BY THE OWNER SHALL BECOME THE 
PROPERTY OF THE CONTRACTOR.

C. REMOVE ONLY NON-LOAD BEARING CONSTRUCTION 
AND PARTITIONS. CONTRACTOR TO VERIFY, PRIOR TO 
REMOVAL, THAT NO STRUCTURAL COMPONENTS, I.E. 
BEARING WALLS, BEAMS, HEADERS, ETC... SUPPORTING 
FLOOR, ROOF OR CEILING JOISTS ARE DESIGNATED FOR 
REMOVAL. CONTACT THE ARCHITECT PRIOR TO REMOVAL 
OF ANY CONSTRUCTION IN QUESTION OR DEVIATING 
FROM THE DESIGN INTENT. CONTRACTOR'S NON-
CONTACT OF ARCHITECT PRIOR TO REMOVAL OF ANY 
WORK INDICATES HIS COMPLETE UNDERSTANDING THAT 
NO LOAD BEARING OR STRUCTURAL WORK IS BEING 
ALTERED UNDER THIS CONTRACT.

D. PATCH ALL FINISHES TO MATCH EXISTING, INCLUDING BUT 
NOT LIMITED TO, GYPSUM BOARD, PLASTER, ACOUSTIC 
SYSTEMS, WOOD TRIM, COVERS, BASE, PANELS, RAILS AND 
WAINSCOT. VERIFY MATCH OF NEW FINISH MATERIALS TO 
EXISTING IN COLOR, TEXTURE, THICKNESS, CUT, ETC... TO 
SATISFACTION OF OWNER PRIOR TO INSTALLATIONS. 
PROVIDE OTHER MATERIALS TO MATCH EXISTING WHEN 
REQUIRED, TO BE APPROVED BY OWNER.

E. PATCH EXISTING WALLS GYPSUM DRYWALL OR PLASTER TO 
MATCH EXISTING OF SUFFICIENT THICKNESS TO MAINTAIN 
UNIFORM WALL THICKNESS.

F. WHERE APPLICABLE, LEVEL ALL FLOORS AS REQUIRED TO 
RECEIVE NEW FLOOR FINISHES. INSTALL REQUIRED 
TRANSITION PIECES BETWEEN VARIOUS FLOOR FINISHES 
SUITABLE FOR CONDITIONS AND ACCEPTABLE TO THE 
OWNER.

G. CAP ANY EXISTING OR UNUSED PLUMBING OR 
ELECTRICAL.
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02.43

02.41
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SITE LEGEND 

EASEMENT

PROPERTY LINE

SETBACK

FENCE

ACCESSIBLE ROUTE

EARTH / MULCH

PLANTER EARTH

GRASS / LANDSCAPING

CONCRETE

WOOD FLOORING

TILE FLOORING
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S H E E T    N O T E S
02.40 REMOVE EXISTING WALKWAY AND PREP FOR NEW LANDSCAPING.

REF. LANDSCAPE DRAWINGS.

02.41 PREP AREA FOR NEW LANDSCAPING. REF. LANDSCAPE
DRAWINGS

02.43 REMOVE EXISTING CONCRETE RETAINING WALL AND PREP TO
RECEIVE NEW LANDSCAPING AND CONSTRUCTION.

02.55 EXISTING SIDEWALK TO REMAIN.

02.57 EXISTING ASPHALT, SEE ENLARGED PLANS FOR PARKING STALL
CHANGES.

02.58 EXISTING PLANTERS TO REMAIN.

02.59 EXISTING RETAINING WALLS TO REMAIN.

02.60 EXISTING FIRE HYDRANT TO REMAIN.

02.61 EXISTING LANDSCAPING.

02.63 EXISTING A/C TO REMAIN.

02.64 EXISTING ELECTRICAL EQUIPMENT TO REMAIN.

02.65 EXISTING FENCE TO REMAIN.

02.66 EXISTING DUMPSTER ENCLOSURE.

02.68 EXISTING CONCRETE PATIO.

02.69 EXISTING MONUMENT SIGN TO REMAIN.

02.70 EXISTING DRIVEWAY.

02.81 GRIND CRACK IN EXISTING PARKING LOT AND PREPARE FOR
PATCH. SAWCUT AND REMOVE ANY PORTION THAT CANNOT BE
PATCHED. SAWCUT AND REMOVE ANY DAMAGED PORTIONS OF
CONCRETE CURB AND PREPARE FOR NEW.

03.31 NEW CONCRETE PAD.

REV. DATE DESCRIPTION

north

SCALE: 1" = 20'-0"SD100

OVERALL SITE PLAN1
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GENERAL NOTES

FIRE EXTINGUISHERS, SMOKE DETECTORS & OTHER 

EMERGENCY DEVICES TO BE LOCATED PER LOCAL CODE -

FIRE EXTINGUISHER LOCATIONS WITHIN THE PUBLIC SPACE 

SHALL BE CONTAINED WITHIN FULLY RECESSED CABINETS.

N.

REFER TO MARRIOTT SHS DESIGN GUIDE FOR ADDITIONAL 

REQUIREMENTS FOR PUBLIC SPACES & EQUIPMENT.

O.

P.

DO NOT SCALE DRAWINGS.A.

DIMENSIONS ARE BASED ON WOOD FRAME CONSTRUCTION. 

DIMENSIONS INDICATE DISTANCE FROM FACE OF STUD. OR 

EXTERIOR SHEATHING UNO.

B.

REFER TO A400 SERIES SHEETS FOR PUBLIC SPACE & 

GUESTROOM ENLARGED PLANS, DIMENSIONS & NOTATIONS.

C.

FINISH MATERIAL DESIGNATIONS SEE ENLARGED FINISH PLANS.D.

HINGES SIDE OF DOOR TO BE LOCATED 5" FROM ADJACENT 

WALL, UNO.  SWING DOORS & FRAMES SHALL BE INSTALLED 

AS SHOWN BELOW, UNO.

E.

5" STD

REFERENCE DOOR AND WINDOW MANUFACTURERS' 

SPECIFICATIONS FOR ACTUAL ROUGH OPENING SIZE.  

SEE A600 SERIES FOR DOOR AND WINDOW TYPES.

F.

REFER TO SHEET G020 FOR WALL ASSEMBLY INFORMATION.G.

DOORS IN PATH OF EGRESS SHALL BE EQUIPPED WITH 

HARDWARE COMPLYING WITH CHAPTER 10 OF THE 

INTERNATIONAL BUILDING CODE AND ANY APPLICABLE 

CODES.

H.

DOORS REQUIRED TO BE ACCESSIBLE SHALL BE EQUIPPED 

WITH HARDWARE COMPLYING WITH ICC/ANSI STANDARD 

117.1 AND ANY APPLICABLE CODES.

TO THE MAXIMUM EXTENT POSSIBLE, FLOOR CLEAN OUTS 

ARE TO BE LOCATED IN INCONSPICUOUS PLACES AND NOT 

IN GUESTROOMS.  ALL FLOOR CLEAN OUTS LOCATED IN 

CARPETED AREAS ARE TO BE FITTED WITH CARPET INSERTS.  

ALL CLEANOUTS ARE TO BE FLUSH TO FLOOR/WALLS.

I.

ALIGN FINISHES WHERE DISSIMILAR WALL TYPES MEET, UNO.

J.

SEE ELECTRICAL, ENLARGED ARCHITECTURAL, AND OVERALL 

ARCHITECTURAL PLANS FOR ELECTRICAL INFORMATION.

K.

L.

INSTALL CONTINUOUS 2X BLOCKING IN ALL STUD WALLS @ 

4'-0" O.C. VERTICAL (MAX.).

PROVIDE FULL HEIGHT CORNER GUARD AT ALL WALL 

CORNERS IN PUBLIC SPACE AND GUESTROOM CORRIDORS. 

Q.

M. ALL ACCESSIBLE AND HEARING IMPAIRED UNITS TO HAVE 

STROBE & SOUND ACTIVATING DOORBELL WITH A 5 SECOND 

RING.  PROVIDE DOORBELL ON/OFF SWITCH WITHIN 

GUESTROOMS OR PER APPLICABLE CODE.
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EQ EQ
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SCALE: 3/16" = 1'-0"AS501

ENLARGED POOL PLAN1

SCALE: 3/16" = 1'-0"AS501

ENLARGED PORTE COCHERE PLAN10

S H E E T    N O T E S

01.02 GC IS RESPONSIBLE THAT POOL WILL MEET ALL LOCAL/STATE CODES

03.03 CONCRETE FOUNDATION PER STRUCTURAL

03.09 DEPRESS SLAB AT VESTIBULE FOR RECESSED WALK OFF MAT WITH FRAME, SEE INTERIORS

03.27 EMBED COLUMNS IN CONCRETE BASE. DIMENSIONS TO BE VERIFIED BY CIVIL.

03.30 EXTEND EXTERIOR CONCRETE TO ACCOMODATE SHIFT IN STOREFRONT. PROVIDE CONTROL JOINT WHERE EXISTING

MEETS NEW CONCRETE. MODIFY LANDSCAPING PER LANDSCAPE DRAWINGS.

05.11 LIFETIME STEEL "H" POST, FINISH TO MATCH MOZ METALS BLACK MATTE POWDER.

06.50 2X6 WOOD PLANKS - STAINED TO MATCH INDOTEAK PATINA UNFINISHED.

08.03 AUTOMATIC SLIDING GLASS DOORS

08.07 PRE-FINISHED ALUMINUM GLAZING SYSTEM

10.10 FIXED ACCESSIBLE POOL/SPA LIFT, SEE SPECIFICATIONS

26.38 WALL MOUNTED EXTERIOR SCONCE

32.39 REMOVE EXISTING FENCE AND REPLACE WITH MATTE BLACK GALVNIZED STEEL "H" POST AND 2X6 WOOD PLANKS STAINED

SCALE: 1/4" = 1'-0"AS501

POOL FENCE ELEVATION - NORTH5

SCALE: 1/4" = 1'-0"AS501

POOL FENCE ELEVATION - EAST2

SCALE: 1/4" = 1'-0"AS501

POOL FENCE ELEVATION - SOUTH3

SCALE: 1/4" = 1'-0"AS501

POOL FENCE ELEVATION - WEST4

SCALE: 1 1/2" = 1'-0"AS501

WOOD FENCE CONNECTION DETAIL7

SCALE: 1 1/2" = 1'-0"AS501

WOOD FENCE TO BRICK DETAIL9

SCALE: 1 1/2" = 1'-0"AS501

WOOD FENCE END CAP DETAIL8

REV. DATE DESCRIPTION

02/21/25 BID COOR

08.23.24 Addendum

09/27/24 BIDDING COOR

11/04/24 ADD BID COOR

NOTE: REUSE EXISTING RADIANT 

HEATING BOILER AND INSTALL 

NEW RADIANT HEATING ON ALL 

PAVED AREAS.

SCALE: 1/4" = 1'-0"AS501

POOL FENCE ELEVATION - SOUTHWEST6

SCALE: 1/8" = 1'-0"AS501

PORTE COCHERE ELEV11

SCALE: 1/8" = 1'-0"AS501

PORTE COCHERE SIDE ELEV12

7
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Planning Department 
Staff Report 
 
Subject: 950 Park Avenue 
 Park Station Condominiums 
Application:  PL-24-06311 
Author:  Elissa Martin, Planning Project Manager 
Date:   April 3, 2025 
Type of Item: Historic District Design Review   
 
 
Recommendation 
(I) Review the proposed plans for above grade improvements to the 950 Park Avenue 
center courtyard area, (II) conduct a public hearing, and (III) consider approving the 
Historic District Design Review (HDDR) based on the Findings of Fact, Conclusions of 
Law, and Conditions of Approval outlined in the Final Action Letter (Exhibit A).  
 
Description 
Applicant: Andy Widin 
Location: 950 Park Avenue 

Park Station Condominiums  
Zoning District: Historic Commercial Business (HCB) 
Adjacent Land Uses: Single Family Residential neighborhood, Condos, 

Commercial 
Reason for Review: The Planning Director reviews and takes Final Action on 

HDDR applications.1 
 
FAR  Floor Area Ratio 
HCB  Historic Commercial Business  
HDDR  Historic District Design Review 
LMC  Land Management Code 
 
Terms that are capitalized as proper nouns throughout this staff report are defined in LMC § 15-15-1. 
 
Summary 
The Applicant proposes constructing a new pool house and courtyard amenities within 
the Park Station Condominium development at 950 Park Avenue, a non-Historic site in 
the Historic Commercial Business (HCB) Zoning District within the Soils Ordinance 
Boundary. The new pool house would contain new snow-melt boilers and systems, new 
pool and spa equipment, and two small restrooms. The existing pool and spa equipment 
located in the basement of Condo Building 2 is over 43 years old. The dated equipment 
often floods basement areas and its current basement location results in poor pool 
circulation and health standards. The new pool house will provide accessible restrooms 
for guests, where currently none exist.  

 
1 LMC § 15-1-8 
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Additionally, the Applicant proposes to install three small shade structures adjacent to 
the pool and two pergolas covering barbecue island structures.  
 

 
 
Background 
950 Park Avenue, a non-Historic Site and the Park Station Condominiums (Summit 
County Entry No. 168353) and Park Station Phase 2 Condominiums (Summit County 
Entry No. 190313) recorded in 1980 and 1982 respectively. The existing Structures 
were constructed in 1982. According to the Applicant, the center courtyard areas are of 
original construction, and are showing age and deterioration. The existing pool and spas 
are experiencing mechanical issues, the concrete walkways and decks are cracked, 
pool fencing is rotted and structurally unsound, the spa is leaking, and both pool and 
spas are not up to current health codes. 
 
On March 12, 2025, the Planning Commission approved a Condominium Plat 
Amendment to the Park Station Phase 2 Condominium for the footprint of the pool 
house Structure (see Exhibit C). Additionally, an HDDR waiver letter was issued by the 
Planning Department on February 4, 2025 (Exhibit D) for the following: 

• Install new walkways and steps to tie into existing walkways 
• Repair existing cracked walkways 
• Renovate and replace the existing pool and hot tubs 
• Replace wood perimeter fencing with metal fencing 
• Install landscaping improvements 
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On December 5, 2024, the Applicant received approval from the Forestry Board for the 
removal of seven mature trees on the property to accommodate the new pool house 
and to mitigate hazardous dead and dying trees.  
 
On January 28, 2025, the Applicant submitted proof of majority vote by members of the 
Homeowners Association approving the scope of work being reviewed for compliance 
with the HDDR (Exhibit E).  
 
Analysis 
Development within the HCB Zoning District requires compliance with Lot and Site 
Requirements of LMC § 15-2.6-3, and the Building Height, Building Volume, and Floor 
Area Ratio standards in LMC § 15-2.6-5 and LMC § 15-2.6-6. Pursuant to LMC § 15-3-
2, the provision of Off-Street parking is required if a Structure or Use creates more Off-
Street parking demand. The proposed pool house and courtyard renovations are an 
accessory Use to the existing multi-unit condominium development, and do not create 
additional parking demand, therefore no Off-Site parking is required as part of this 
application.  
 
The new pool house and courtyard amenities must also demonstrate compliance with 
LMC § 15-2.6-13 Architectural Review and LMC § 15-13-8 Regulations For New 
Residential Infill Construction (and Non-Historic Residential Sites) In Historic Districts.  
 
(I) The proposal to construct a new pool house and courtyard amenities complies 
with the HCB Zoning District requirements outlined in LMC Chapter 15-2.6. 
 
Lot and Site Requirements 
The proposed development is located on a compliant Lot, which meets the minimum Lot 
Area of 1,250 square feet, the minimum Lot Width of 25 feet and the minimum Lot 
Depth of 50 feet, required in the HCB Zoning District. Pursuant to Land Management 
Code (LMC) § 15-2.6-3 there are no minimum required Front, Rear, or Side Setback 
dimensions in the HCB Zoning District. 
 
Building Volume and Height 
The proposed pool house and pergolas meet the HCB Zoning District maximum 
Building volume for the Lot, which is defined by a plane that rises vertically at the Front 
Lot Line to a height of thirty feet (30’) measured above the average Natural Grade and 
then proceeds at a forty-five degree (45°) angle toward the rear of the Property until it 
intersects with a point forty-five feet (45°) above the Natural Grade and connects with 
the rear portion of the bulk plane2. The highest point of the pool house shed roof is 16 
feet from Finish Grade and the highest point of the shed roof of each pergola is 12 feet 
and 14 feet 7 1/2 inches, respectively. 
 
Floor Area Ratio 
The maximum Floor Area Ratio (FAR) in the HCB Zoning District is 4.0 measured as: 

 
2 LMC § 15-2.6-5 
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total floor Area divided by Lot Area equals 4.0. Buildings of lesser floor Area are 
encouraged. 
 
The Lot at 950 Park Avenue measures approximately 79,390 square feet, or 1.8 acres. 
Staff did not calculate the total FAR for the existing condo buildings, which each have 
an approximate building footprint of 15,000 square feet and four floors. However, the 
combined square footage of the proposed pool house and pergolas is approximately 
1,530 square feet, well under the maximum FAR. 
 
(II) As conditioned, the proposed scope of work complies with LMC § 15-13-8 
Regulations for New Residential Infill Construction for Non-Historic Sites in the 
Historic Districts. 
 
Historic District Regulations relative to landscaping, vegetation and fencing, were 
reviewed as part of the HDDR-pre waiver letter (see Exhibit D).  
 
The Park Station Condominium central courtyard is surrounded on three sides by four-
story condominium buildings and is only visible from the bottom of Main Street traffic 
circle. 

 
Figure 1: Aerial imagery of 950 Park Avenue center courtyard and bottom of Main Street traffic circle 
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Figure 2: View of Park Station Courtyard from the bottom of Main Street traffic circle; proposed putting green, bocce 
and horseshoe courts will be visible in the foreground. 

The proposed pool house and pergolas would be situated at the northern end of the Lot, 
furthest from view at the bottom of Main Street. The proposed putting green, bocce and 
horseshoe courts would be located closest to Main Street, as viewed in Figure 2 above. 
 
LMC § 15-13-8(A) Universal Regulations subsection (11) requires new materials to 
reflect the character of the Historic District; new materials may be considered for use in 
new construction in the Historic Districts based on the following criteria: 

• Longevity (50 year lifespan) 
• Energy performance 
• Durable in this climate 
• Environmental benefit (high recycled content, locally sourced) 
• Compatibility with the character of the Historic District 

 
Pursuant to LMC § 15-13-8(B)(4) Materials 

Building materials shall be compatible in scale, proportion, texture, finish and color to 
materials used on Historic Structures in the Historic District. The dimensions of 
masonry units, wood siding, and other building materials shall be similar to those 
used historically. 

COMPLIES: The proposed pool house and pergolas are comprised primarily of 
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composite wood siding, corrugated metal panels and standing seam roof material. The 
dimensions and patterns of the materials echo the proportions, patterns and scale of 
historic materials used on secondary Structures in the Historic District. 

 
Figure 3: Applicant's 3D rendering of the proposed pool house and pergola B 

The primary siding material for new structures shall appear similar to those on 
historic structures in the Streetscape or character area. Historically, the most 
common material on primary structures was painted horizontal lap siding with a 
reveal between 6 to 8 inches. Secondary structures such as barns and sheds 
typically had siding of unpainted wood (horizontal lap or vertical board and batten) or 
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corrugated metal panels. 

COMPLIES: The proposed pool house and pergolas are considered secondary 
Structures, appurtenant to the primary Structures, which are the Condominium 
buildings. The primary siding material for the proposed pool house is a wood composite 
that runs in a vertical pattern, resembling vertical board and batten, which is typical for 
historic secondary Structures. 

Synthetic building materials such as fiber cement or plastic-wood composite siding, 
shingles, and trim shall not be used unless the materials are made of a minimum of 
50% recycled and/or reclaimed material and the applicant can demonstrate that use 
of the materials will not diminish the historic character of the Streetscape or 
character area by providing a sample of the material to the Planning Department for 
approval. Vinyl and aluminum siding are not appropriate in the Historic District. 

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

COMPLIES AS CONDITIONED: The front and side façades of the proposed pool 
house is comprised primarily of wood composite siding that runs vertical, with an inset 
accent panel that runs horizontal, as well as smaller corrugated metal panels that will be 
finished in a dark bronze matte finish. The siding material of the rear elevation of the 
pool house as well as the two pergolas is standing seam roof material that extends from 
the roof down the rear façade and will also be finished in a matte dark bronze finish. 
The wood composite material is composed of at least 50% recycled materials.   

 
Figure 4: Excerpt from Applicant's plans showing the inset panel of fiber cement siding with planter box in front 

The use of the non-historic materials will not diminish the character of the Streetscape, 
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as the Structures will not be visible from Park Avenue and minimally visible from the 
bottom of Main Street. 
 
The current design of the pool house includes corrugated aluminum panels; aluminum 
is not an allowed material in any Zoning District 3. Condition of Approval 8 requires the 
plans be modified to replace the corrugated panels with a different type of metal, and 
requires the non-Historic materials to have a similar appearance, scale and profile of 
historic siding and trim materials typical of secondary Structures in the Historic District, 
pursuant to LMC §15-13-8(B)(4)(e). 
 
Roofs 

(1) Roofs of new residential infill buildings shall be visually compatible with roof 
shapes and orientation of surrounding Historic Sites and adjacent buildings that 
contribute to the character of the Historic District. Sloping of roof forms, such as 
gable, hip, and shed, should be the dominant roof shapes. Roofs composed of a 
combination of roof planes, but simple in form, are also encouraged. Roofs shall 
be in scale with those on historic structures.  

(2) Roof pitch shall be consistent with the style of architecture chosen for the 
structure and with adjacent buildings that contribute to the character of the 
Historic District, with special consideration given to Historic Sites.  

 
COMPLIES: The roof forms of the proposed pool house and pergolas are simple 
sloping shed roofs, with a 3:12 pitch.  
 
Gazebos, Pergolas, and other Shade Structures 

(1) The installation of gazebos, pergolas, and other shade structures shall be limited 
to rear or side yards and shall have limited visibility when viewed from the 
primary public right-of-way.  

(2) Gazebos, pergolas, and other shade structures shall be visually subordinate to 
the associated building(s) or structure(s) and shall complement the design of the 
primary structure in material, features, size, scale, and proportion. 

 
COMPLIES: The proposed courtyard renovation includes the installation of two 
pergolas which are visually subordinate to the existing condominium buildings and are 
visually minimized from the public ROWs, as they are shielded by the four-story 
condominium buildings on three sides and established mature trees and landscaping. 

 
3 LMC § 15-5-5 
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Figure 5: Excerpt from Applicant's plans showing Pergola B 
 
(III) The Development Review Committee reviewed the proposal on September 19, 
2024, and requires Conditions of Approval.4  
 
The Snyderville Basin Water Reclamation District requires that no eaves encroach into 
the existing Sewer Easement (Condition of Approval 9). 
 
The Environmental Regulatory Department requested Condition of Approval 10 
requiring that “[a]ll work shall comply with the signed Certificate of Compliance and shall 
maintain compliance with the Park City Soils Ordinance.”  
 
The Applicant proposes improvements to areas outside the property boundary, on City 
property and Right-of-Way (ROW), including repairing or replacing existing stairs that 
lead from City property to the Park Station Condominiums, near the southwest corner of 
the property and removing the existing concrete pad in the City ROW, and revegetating 
that area. The improvements will require the recordation of an encroachment 
agreement. 

Condition of Approval 12 requires: Prior to building permit issuance, the Applicant shall 
enter into an encroachment agreement with the City for planned encroachments on City 
Right-of-Way and City property and shall record the encroachment agreement with the 
Summit County Recorder. 

 

 
4 The Development Review Committee meets the first and third Tuesday of each month to review and 
provide comments on Planning Applications, including review by the Building Department, Engineering 
Department, Sustainability Department, Transportation Planning Department, Code Enforcement, the City 
Attorney’s Office, Local Utilities including Rocky Mountain Power and Dominion Energy, the Park City Fire 
District, Public Works, Public Utilities, and the Snyderville Basin Water Reclamation District (SBWRD). 
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Figure 6: Planned improvements in the City ROW and City property, includes repair/replace stairway and removal of 
the concrete pad and revegetation, pending execution of an encroachment agreement. 

  
Department Review 
The Planning Department, Executive Department, and City Attorney’s Office reviewed 
this report.  
 
Notice 
Staff published notice on the City’s website and posted notice to the property on March 
19, 2025. Staff mailed courtesy notice to property owners within 100 feet on March 18, 
2025.5  
 
Public Input 
Staff did not receive any public input at the time this report was published.  
 
Alternatives  
The Planning Director may:  

• Approve the HDDR for the new pool house and courtyard renovations as 
conditioned;  

 
5 LMC § 15-1-21 
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• Deny the HDDR for the new pool house and courtyard renovations and direct 
staff to make Findings for the denial; or 

• Request additional information and continue the discussion to a date certain. 
 
Exhibits 
Exhibit A: Draft Final Action Letter 
Exhibit B: Proposed Plans 
Exhibit C: Park Station Condominiums Supplemental Plat 
Exhibit D: February 4, 2025 HDDR Waiver Letter 
Exhibit E: HOA approval for HDDR scope of work 
 
 
 
 
 

Page 64 of 354



 
Planning Department  

 
 
April 3, 2025 
 
Andy Widin 
 
CC: Park Station Condominiums Board of Directors 
 
NOTICE OF PLANNING DIRECTOR ACTION 
 
Description 
Address:  
 

950 Park Avenue 
Park Station Condominiums 
 

Zoning District: 
 

Historic Commercial Business 

Application: 
 

Historic District Design Review 

Project Number: 
 

PL-24-06311 

Action:  APPROVED WITH CONDITIONS (See Below) 
 

Date of Final Action: 
 

April 3, 2025 

Project Summary: The Applicant Proposes to Construct a New Pool House and 
Two Pergolas with Barbeque Islands in the Central Courtyard 
of the Park Station Condominiums. 
 

 
Action Taken 
On April 3, 2025, the Planning Director conducted a public hearing and approved the 
new pool house and courtyard amenities according to the following findings of fact, 
conclusions of law, and conditions of approval:  
 
Findings of Fact 

1. 950 Park Avenue, a non-Historic Site, contains the Park Station Condominiums 
(Summit County Entry No. 168353) and Park Station Phase 2 Condominiums 
(Summit County Entry No. 190313) recorded in 1980 and 1982 respectively, in 
the Historic Commercial Business (HCB) Zoning District within the Soils 
Ordinance Boundary. 

2. The Applicant submitted a Historic District Design Review (HDDR) application to 
construct a pool house, two pergolas, and barbecue islands in the Common Area 
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between the Phase 1 and Phase 2 Park Station Condominium Buildings at 950 
Park Avenue. 

3. The Park Station Condominiums Supplemental Plat was approved by the 
Planning Commission on March 12, 2025, for the pool house Structure in 
common area. 

4. On January 28, 2025, the Forestry Board approved the removal of seven mature 
trees. 

5. On February 4, 2025, the Planning Department issued an HDDR waiver letter for 
new walkways and steps, repairing existing sidewalks, renovating and replacing 
the existing pool and hot tubs, replacing the wood perimeter fence with a metal 
fence, and installing landscaping.  

6. The Applicant proposes improvements to areas outside the property boundary, 
on City property and Right-of-Way (ROW), including repairing or replacing 
existing stairs that lead from City property to the Park Station Condominiums, 
near the southwest corner of the property and removing the existing concrete 
pad in the City ROW, and revegetating that area. The improvements will require 
the recordation of an encroachment agreement. 

7. The proposed pool house will contain new snow-melt boilers and systems, new 
pool and spa mechanical and operating equipment, and two small restrooms for 
the Park Station residents and guests. 

8. The proposed pool house and courtyard amenities comply with the Historic 
Commercial Business (HCB) Zoning District requirements outlined in LMC 
Chapter 15-2.6: 

a. Accessory Buildings, such as the proposed pool house, are Allowed Uses 
in the HCB Zoning District per LMC § 15-2.6-2(A)(12). 

b. There are no minimum Setback requirements in the HCB Zoning District 
(LMC § 15-2.6-3(C)). 

c. The proposed pool house and pergola Structures comply with Building 
Height, Building Volume, and Floor Area Ratio requirements in LMC § 15-
2.6-5 and LMC § 15-2.6-6 

d. Pursuant to LMC § 15-3-2, the proposed pool house and courtyard 
renovations are an accessory Use to the existing multi-unit condominium 
development, and do not create additional parking demand, therefore no 
Off-Site parking is required as part of this application.  
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9. The proposed pool house and courtyard amenities, as conditioned, comply with 
LMC § 15-13-8 Regulations for New Residential Infill Construction for Non-
Historic Sites in the Historic Districts. 

a. The Park Station Condominium central courtyard is surrounded on three 
sides by four-story condominium buildings and is only visible from the 
bottom of Main Street traffic circle. 

b. The dimensions and patterns of the external siding materials proposed for 
the pool house and pergolas echo the proportions, patterns and scale of 
historic materials used on Historic Structures in the Historic District. 

c. The design for the pool house includes corrugated aluminum siding which 
is not an allowed use per LMC § 15-5-5; the plans must be updated to 
show an alternative, compliant material. 

d. The proposed pool house and pergolas are considered secondary 
Structures, appurtenant to the primary Structures, which are the 
Condominium buildings; the primary siding material for the proposed pool 
house is a wood composite that runs in a vertical pattern, resembling 
vertical board and batten, which is typical for historic Structures. 

e. The roof forms of the proposed pool house and pergolas are simple 
sloping shed roofs, with a 3:12 pitch. 

Conclusions of Law 
1. The proposal complies with the LMC requirements pursuant to Chapter 15-2.6, 

Historic Commercial Business (HCB) Zoning District. 
2. As conditioned, the proposal complies with the LMC requirements pursuant to 

Section 15-13-8, Regulations for New Residential Infill Construction (and Non-
Historic Residential Sites) In Historic Districts. 

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

plans dated February 7, 2025 (Exhibit A) pending design modifications 
conditioned, and as required for this approval. Any changes, modifications, or 
deviations from the approved design that have not been approved in advance by 
the Planning and Building Departments may result in a stop work order.  

2. The applicant is responsible for notifying the Planning Department prior to 
making any changes to the approved plans; any changes, modifications, or 
deviations from the approved scope of work, shall be submitted in writing for 
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review and approval/denial in accordance with the applicable standards by the 
Planning Director or designee prior to construction. 

3. If the Applicant does not obtain a complete building permit within one year of the 
date of this approval, this HDDR approval will expire unless the Applicant 
submits a written extension request to the Planning Department prior to the 
expiration date and the Planning Director approves an extension. 

4. Any areas disturbed during construction surrounding the proposed work shall be 
brought back to their original state. The Final Grade shall be within four feet of 
Existing Grade. 

5. City Engineer review and approval of all lot grading, utility installations, public 
improvements, and drainage plans for compliance with City standards is a 
condition precedent to building permit issuance.  

6. All exterior lighting shall be down-directed and shielded to prevent glare onto 
adjacent property and public rights-of-way and shall be subdued in nature. Light 
trespass into the night sky is prohibited. Exterior lighting shall not exceed 3,000 
degrees Kelvin and outdoor lighting fixtures shall be Fully Shielded. Final lighting 
details shall be reviewed by the Planning Staff prior to installation. 

7. The proposed new pool house, pergolas and associated improvements to the 
Park Station central courtyard shall comply with the conditions of approval from 
the HDDR waiver letter dated February 4, 2025 and the Final Action Letter 
approving the Park Station Condominiums Supplemental Plat, dated March 12, 
2025. 

8. The non-Historic materials shall have a similar appearance, scale and profile of 
historic siding and trim materials typical of secondary Structures in the Historic 
District, pursuant to LMC §15-13-8(B)(4)(e); the pool house plans shall be 
modified to replace the aluminum metal panels with an alternative approved 
metal siding material; 

9. The Snyderville Basin Water Reclamation District requires that no eaves 
encroach into the existing Sewer Easement. 

10. The Environmental Regulatory Department requires all work to comply with the 
signed Certificate of Compliance and to maintain compliance with the Park City 
Soils Ordinance. 

11. Prior to closing the building permit, the Applicant shall remove the concrete pad 
that currently encroaches into City ROW and revegetate the area with 
landscaping to be approved by the City Planning and Engineering Departments. 

Page 68 of 354



 
Planning Department  

 
 

12. Prior to building permit issuance, the Applicant shall enter into an encroachment 
agreement with the City for planned encroachments on City Right-of-Way and 
City property and shall record the encroachment agreement with the Summit 
County Recorder.  

For questions regarding this Final Action Letter, please call Elissa Martin at 435-699-
7741 or email elissa.martin@parkcity.org. 
 
Sincerely, 
 
 
 
Rebecca Ward 
Planning Director 

 
CC: Elissa Martin  
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GENERAL PROJECT NOTES

DRAWINGS ARE NOT TO BE SCALED. IF THERE ARE ANY MISSING 
DIMENSIONS OR CONFLICTS, PLEASE CLARIFY AND COORDINATE WITH 
ARECHITECT. 

FIELD VERIFY ALL DIMENSIONS, AND NOTIFY ARCHITECT/OWNER FOR ANY 
DISCREPANCIES. 

ALL DIMENSIONS ARE TAKEN FROM EDGE OF STUD OR EDGE OF 
CONCRETE, UNLESS NOTED OTHERWISE.

STRUCTURAL, CIVIL, MECHANICAL, PLUMBING, ELECTRICAL, INTERIOR 
DESIGN, LANDSCAPE ARCHITECTURE AND FIRE PROTECTION (IF REQUIRED) 
DRAWINGS ARE PROVIDED BY OTHERS.  THE CONTRACTOR SHALL REVIEW 
ALL THE DRAWINGS AND CHECK THEM FOR GENERAL COMPLIANCE WITH 
THE ARCHITECTURAL DRAWINGS AND SHALL REPORT ANY DISCREPANCIES 
FOUND BETWEEN ANY OF THE DIFFERENT DISCIPLINES AND DRAWINGS TO 
THE ARCHITECT.  ANY WORK PERFORMED AND/OR CONSTRUCTION 
COMPLETED THAT IS IN CONFLICT WITH THE ARCHITECTURAL DRAWINGS 
WILL BE CORRECTED BY THE CONTRACTOR AT THE CONTRACTOR'S OWN 
EXPENSE.

CONTRACTOR SHALL REVIEW ALL DRAWINGS AND SHALL VERIFY ALL 
DIMENSIONS AND CONDITIONS PRIOR TO STARTING ANY WORK AND SHALL 
INFORM ARCHITECT OF ANY DISCREPANCIES/DIFFERENCES THAT MAY 
EXIST BETWEEN THE FIELD/SITE CONDITIONS, THE CONSTRUCTION 
DOCUMENTS AND THE SPECIFICATIONS.  CONTRACTOR SHALL NOTIFY THE 
ARCHITECT OF ANY ADDITIONAL CONDITIONS THAT MAY EXIST IN THE 
FIELD/SITE THAT HAVE NOT BEEN COVERED IN THE CONSTRUCTION 
DOCUMENTS PRIOR TO COMMENCING WITH ANY WORK THAT COULD BE 
AFFECTED BY SUCH CONDITIONS.

ANY CHANGES TO THE CONSTRUCTION DOCUMENTS MUST BE REVIEWED 
AND APPROVED BY THE ARCHITECT.  THE CONTRACTOR CAN NOT MAKE 
ANY CHANGES WITHOUT WRITTEN/DOCUMENTED APPROVAL FROM THE 
OWNER/ARCHITECT.

THE CONTRACTOR SHALL BE LICENSED, INSURED AND BONDED IN 
PRESIDING JURISDICTION AND SHALL PROVIDE DOCUMENTATION THEREOF 
UPON OWNER/ARCHITECT'S REQUEST.

ALL WORK SHALL COMPLY WITH ALL APPLICABLE LOCAL BUILDING 
CODES, INTERNATIONAL BUILDING CODES, ACCESSIBILITY REQUIREMENTS 
(ADA) AND SAFETY REGULATIONS (OSHA).  THE CONTRACTOR IS 
RESPONSIBLE FOR SECURING AND PAYING FOR ALL PERMITS REQUIRED 
FOR ANY/ALL WORK AND FOR THE SCHEDULING/COORDINATION OF 
ANY/ALL REQUIRED INSPECTION.

THE CONTRACTOR SHALL PROVIDE PROTECTION FOR ANY EXISTING 
CONDITIONS OR WORK ALREADY COMPLETED AND BE RESPONSIBLE FOR 
ANY DAMAGES ON SUCH CAUSED BY THE CONTRACTOR OR ANYONE 
CONTRACTED/SUPERVISED BY THE CONTRACTOR.  ANY ITEMS AND/OR 
AREAS THAT ARE DAMAGED AS A RESULT OF WORK AND/OR NEGLIGENCE 
WILL BE REPAIRED OR REPLACED AS NECESSARY AT THE CONTRACTORS 
OWN COST TO RESTORE SAID ITEMS/AREAS TO THEIR ORIGINAL 
CONDITION PRIOR TO THE DAMAGE.  

THE CONTRACTOR SHALL ENSURE THAT ALL EXISTING OR PREVIOUSLY 
COMPLETED WORK IS KEPT CLEAN AND PROTECTED FROM ALL WORK 
RELATED DIRT AND DEBRIS AND WILL CLEAN ANY ITEMS/AREAS THAT 
BECOME DIRTY AS A RESULT OF WORK AND/OR NEGLIGENCE.

THE CONTRACTOR SHALL PROVIDE THE ARCHITECT AND OWNER WITH 
MANUFACTURER'S CUT SHEETS AND SPECIFICATIONS FOR ALL 
EQUIPMENT, INCLUDING BUT NOT LIMITED TO: APPLIANCES, LIGHT 
FIXTURES, PLUMBING FIXTURES, ELECTRICAL EQUIPMENT, HVAC 
EQUIPMENT, HARDWARE, SECURITY EQUIPMENT.

THE CONTRACTOR SHALL NOT PROCEED WITH WORK FOR WHICH HE 
EXPECTS ADDITIONAL COMPENSATION BEYOND THE CONTRACT AMOUNT 
WITHOUT WRITTEN AUTHORIZATION FROM THE ARCHITECT AND OWNER. 
FAILURE TO OBTAIN SUCH AUTHORIZATION SHALL INVALIDATE A CLAIM 
FOR EXTRA COMPENSATION. THE CONTRACTOR SHALL NOT PROCEED 
WITH WORK WHICH, IF COMPLETED IN STRICT CONFORMANCE WITH THE 
CONSTRUCTION DOCUMENTS, WILL RESULT IN ADDITIONAL WORK BEYOND 
THE SCOPE OF THE CONTRACT WITHOUT WRITTEN AUTHORIZATION FROM 
THE ARCHITECT AND OWNER. ANY FIELD CONDITIONS THAT 
SIGNIFICANTLY VARY FROM THE CONTRACT DOCUMENTS OR THAT WILL 
RESULT IN ADDITIONAL WORK, SHALL BE BROUGHT TO THE ATTENTION OF 
THE ARCHITECT PRIOR TO PROCEEDING WITH WORK.

CONTRACTOR SHALL PROVIDE THE DESIGN TEAM WITH A CONSTRUCTION 
SCHEDULE.  THE CONSTRUCTION SCHEDULE SHALL BREAK DOWN ALL THE 
TRADES AND PROVIDE A COMPLETION DATE FOR EACH INDIVIDUAL TRADE 
AS WELL AS SUBSTANTIAL AND FINAL COMPLETION DATES.  ANY LONG 
LEAD TIME ITEMS THAT WILL AFFECT THE SUBSTANTIAL COMPLETION 
DATE SHALL BE BROUGHT TO THE ARCHITECT'S ATTENTION IMMEDIATELY.

THE CONTRACTOR IS RESPONSIBLE FOR ENSURING THAT WORK IS 
SCHEDULED IN SUCH A MANNER THAT WILL ALLOW ALL MATERIALS AND 
EQUIPMENT TO BE LOCATED AND INSTALLED WITHOUT NEEDING TO 
MODIFY OR DEMOLISH WORK THAT HAS ALREADY BEEN 
INSTALLED/CONSTRUCTED.  IF ANY DEMOLITION OR MODIFICATIONS ARE 
NECESSARY FOR WORK TO PROCEED AS A RESULT OF THE CONTRACTOR'S 
NEGLIGENCE IN SCHEDULING WORK, THE CONTRACTOR WILL PAY FOR ALL 
SUCH CHANGES AT THE CONTRACTOR'S OWN COST.

THE FINISHED WORK SHALL BE FIRM, WELL-ANCHORED, IN TRUE 
ALIGNMENT, PLUMB, LEVEL, WITH SMOOTH, CLEAN, UNIFORM, 
APPEARANCE WITHOUT WAVES, DISTORTIONS, HOLES, MARKS CRACKS, 
STAINS, OR DISCOLORATION (AS APPLICABLE TO WORK OR PRODUCT). 
JOINTING SHALL BE CLOSE FITTING, NEAT AND WELL SCRIBED. THE 
FINISHED WORK SHALL HAVE NO EXPOSED UNSIGHTLY ANCHORS OR 
FASTENERS AND SHALL NOT PRESENT HAZARDOUS, UNSAFE CORNERS. 
ALL WORK SHALL HAVE THE PROVISION FOR EXPANSION, CONTRACTION 
AND SHRINKAGE AS NECESSARY TO PREVENT CRACKS, BUCKLING, AND 
WARPING DUE TO TEMPERATURE AND HUMIDITY CONDITIONS.

THE CONTRACTOR SHALL SUBMIT ALL SUBMITTALS (SHOP DRAWINGS AND 
SAMPLES) TO THE ARCHITECT IN A TIMELY MANNER THAT WILL ALLOW 
THE ARCHITECT AND APPLICABLE CONSULTANTS ADEQUATE TIME TO 
REVIEW AND PROCESS THE SUBMITTAL(S) WITHOUT CAUSING ANY DELAYS 
IN CONSTRUCTION.  SUBMITTALS SHALL INCLUDE, BUT ARE NOT LIMITED 
TO, MILLWORK, DOORS & FRAMES, FLOOR/WALL/CEILING FINISHES, HVAC 
EQUIPMENT, PLUMBING FIXTURES, ELECTRICAL FIXTURES, TOILET 
ACCESSORIES, WATERPROOFING, FLASHING AND DOOR HARDWARE.

NO VINYL ASBESTOS OR OTHER HAZARDOUS MATERIALS SHALL BE 
INSTALLED AS PART OF THIS WORK.  ALL STRICTLY REGULATED 
MATERIALS SHALL MEET ALL STATE AND FEDERAL REGULATIONS.

THE CONTRACTOR SHALL MAINTAIN A COMPLETE “AS-BUILT” DRAWING 
SET FOR SUBMITTAL TO THE OWNER UPON COMPLETION OF 
CONSTRUCTION.  THIS SET SHOULD INCLUDE ARCHITECTURAL, 
STRUCTURAL, MECHANICAL, PLUMBING, ELECTRICAL, FIRE SUPPRESSION 
AND SECURITY SYSTEM DRAWINGS.

ALL ABANDONED MISCELLANEOUS NAILS, HANGERS, STAPLES, WIRES, 
CONDUITS AND DEBRIS SHALL BE REMOVED FROM THE WALLS, FLOORS 
AND AREAS OF EXPOSED CEILINGS.

ALL CONSTRUCTION SHALL MEET THE CONSTRUCTION STANDARDS AS SET 
FORTH IN THE CURRENT EDITION OF THE INTERNATIONAL RESIDENTIAL 
CODE.  CONSTRUCTION SHALL MEET ALL REQUIREMENTS AND CODES AS 
ADOPTED AND ENFORCED BY LOCAL GOVERNING BUILDING DEPARTMENT.  

1.

2.

GENERAL SITE NOTES

ALL FINISH GRADING TO SLOPE AWAY FROM PROPOSED STRUCTURES AT 
5% SLOPE (MIN.)  FOR A MINIMUM OF 10'-0" FROM BUILDING.

DRAINAGE PATTERN OF FINISH GRADING SHALL NOT CHANGE DRAINAGE 
PATTERN ONTO ADJACENT LOTS.
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2.

3.

4.

5.
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14.

15.

16.

GENERAL CONCRETE NOTES

ALL WORK SHALL BE IN STRICT ACCORDANCE WITH THE LATEST EDITION 
OF THE INTERNATIONAL BUILDING CODE (I.B.C.), AND LOCAL ORDINANCES.

CONTRACTOR SHALL VERIFY ALL CONDITIONS AND DIMENSIONS PRIOR TO 
POURING CONCRETE.

CONTRACTOR SHALL COORDINATE WITH MECHANICAL, ELECTRICAL, AND 
PLUMBING CONTRACTORS AND INSTALL ALL NECESSARY PIPES, SLEEVES, 
CONDUITS, BLOCK-OUTS, ETC. PRIOR TO POURING CONCRETE.

CONTRACTOR SHALL PROVIDE ALL SHORING AS REQUIRED AND AS 
COORDINATED WITH STRUCTURAL ENGINEER.  BRACE WALLS, FLOORS, 
ROOFS AS REQUIRED UNTIL NEW SCHEDULED CONSTRUCTION IS IN PLACE.

SEE STRUCTURAL CALCULATIONS FOR ADDITIONAL STRUCTURAL MEMBER 
REQUIREMENTS.

SEE STRUCTURAL DRAWINGS FOR MINIMUM FROST DEPTH FOR ALL 
STRUCTURAL FOOTINGS. 

COORDINATE TOP OF CONCRETE & BOTTOM OF FOOTING ELEVATIONS WITH 
STRUCTURAL DRAWINGS, SECTIONS, FOOTING & FOUNDATION PLAN, AND 
ELEVATIONS.

FOOTINGS, FOUNDATION, AND SLABS SHALL BE CONSTRUCTED ON 
PROPERLY PREPARED MATERIAL AS SPECIFIED IN STRUCTURAL DRAWINGS 
AND CALCULATIONS.  SUB-BASE TO BE UNDISTURBED, NATURAL SOILS OR 
ENGINEERED FILL PER THE SOILS ENGINEER'S RECOMMENDATIONS.  
ENGINEERED FILL SHALL BE TESTED AND APPROVED BY A LICENSED SOILS 
ENGINEER.

WHERE NOT SPECIFIED IN STRUCTURAL DRAWINGS, PROVIDE A MINIMUM 
OF 4" GRANULAR FILL UNDER ALL SLABS.

ALL REINFORCING STEEL SHALL BE DETAILED AND PLACED IN 
ACCORDANCE WITH ACI DETAILING MANUAL AND CURRENT ACI 
STANDARDS.

WHERE NOT SPECIFICED IN STRUCTURAL DRAWINGS, PROVIDE #4 BARS @ 
18" O.C. EACH WAY 1" CLEAR FROM TOP.  TYPICAL ALL SLABS ON GRADE.

WHERE NOT SPECIFIED IN STRUCTURAL DRAWINGS/CALCULATIONS, ALL 
CONCRETE SHALL HAVE A MINIMUM COMPRESSIVE STRENGTH OF 3,000 
P.S.I. IN 28 DAYS.  FLAT SLABS AND CONCRETE RETAINING WALLS SHALL 
HAVE A MINIMUM COMPRESSIVE STRENGTH OF 4,000 P.S.I.  

RECESS FOUNDATION WALL AND POUR SLAB THROUGH AT ALL GARAGE 
DOORS AND OTHER DOORS THAT ARE LOWER THAN THE TOP OF 
FOUNDATION WALL, AS INDICATED ON FOOTING AND FOUNDATION PLAN.

PROVIDE ISOLATION JOINTS AROUND COLUMNS, SPREAD FOOTINGS, 
CONTROL JOINTS, ETC. AS REQUIRED. 

HOLD DOWNS SHALL BE POSITIONED AS INDICATED BY STRUCTURAL 
ENGINEER.   

CONTRACTOR IS RESPONSIBLE FOR PROPER LOCATING AND PLACING OF 
ALL ANCHOR BOLTS, HOLD DOWNS, ANCHORS, STRAPS, ETC. AS 
COORDINATED WITH STRUCTURAL DRAWINGS,  INSTALL PER 
MANUFACTURER'S SPECIFICATIONS.

21.

22.

23.

24.

25.

GENERAL CONTRACTOR SHALL VERIFY THAT NO CONFLICTS EXIST IN 
LOCATIONS OF ANY AND ALL MECHANICAL, TELEPHONE, ELECTRICAL, 
PLUMBING AND SPRINKLER EQUIPMENT (TO INCLUDE ALL PIPING, DUCT 
WORK, SPRINKLERS STRUCTURAL MEMBERS AND CONDUIT) AND THAT 
CLEARANCES FOR INSTALLATION AND MAINTENANCE OF ABOVE 
EQUIPMENT IS PROVIDED. ELEMENTS IN CONFLICT SHALL BE DETERMINED 
AND REVIEWED WITH THE ARCHITECT PRIOR TO WORK PROCEEDING. 
CONTRACTOR TO COORDINATE ALL NEW WORK WITH ALL EXISTING 
CONDITIONS.

THE GENERAL CONTRACTOR SHALL EXERCISE EXTREME CARE AND 
PRECAUTION DURING THE CONSTRUCTION OF THE WORK, AND SCHEDULE 
WORK, TO MINIMIZE DISTURBANCES TO ADJACENT SPACES AND /OR 
STRUCTURES AND THEIR OCCUPANTS, PROPERTY, PUBLIC 
THOROUGHFARES, ETC. THE GENERAL CONTRACTOR SHALL TAKE 
PRECAUTIONS AND BE RESPONSIBLE FOR THE SAFETY OF ALL BUILDING 
OCCUPANTS FROM CONSTRUCTION PROCEDURES. THE GENERAL 
CONTRACTOR SHALL BE RESPONSIBLE FOR ANY OVERTIME COSTS 
INCURRED THEREBY.

ALL DEBRIS SHALL BE REMOVED FROM THE SITE ON A DAILY BASIS WHEN 
POSSIBLE. UPON COMPLETION OF THE WORK, REMOVE ALL DEBRIS FROM 
THE BUILDING CREATED BY THE WORK PROVIDED UNDER THIS CONTRACT 
AND LEAVE ALL AREAS CLEAN. TRASH IS NOT PERMITTED TO BE BURNED 
ON SITE.

SEE STRUCTURAL CALCULATIONS FOR ADDITIONAL GENERAL STRUCTURAL 
NOTES AND REQUIREMENTS.  ANY NOTES AND/OR REQUIREMENTS FROM 
STRUCTURAL ENGINEER SHALL GOVERN EXCEPT WHEN REQUIREMENTS 
SET FORTH IN THIS SPECIFICATION EXCEED ENGINEER'S REQUIREMENTS.

ALL WALL TYPES ARE CONTINUOUS ABOVE AND BELOW OPENINGS, 
UNLESS NOTED OTHERWISE

1.

2.

3.

4.

5.
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14.

15.
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GENERAL FRAMING NOTES

CONTRACTOR TO FOLLOW STRUCTURAL DRAWINGS FOR ALL FRAMING 
MEMBER SIZES, LOCATIONS, LOAD PATHS, AND ADDITIONAL STRUCTURAL 
MEMBER REQUIREMENTS.

ALL DIMENSIONS AND CONDITIONS TO BE FIELD VERIFIED BY THE 
CONTRACTOR, AND ANY DISCREPANCIES REPORTED TO THE ARCHITECT,  
PRIOR TO COMMENCING WITH ANY WORK.

PROVIDE SHOP DRAWINGS (TO BE REVIEWED BY ARCHITECT AND 
STRUCTURAL ENGINEER) FOR ALL STRUCTURAL STEEL.

FRAMING SHALL BE AS INDICATED IN STRUCTURAL PLANS.  CONTRACTOR 
SHALL OBTAIN WRITTEN AUTHORIZATION FROM ARCHITECT FOR ANY 
VARIATIONS FROM THESE PLANS.

ALL STRUCTURAL PLYWOOD SHALL BE STRUCTURAL GRADE I OR 
STRUCTURAL GRADE II, UNLESS NOTED OTHERWISE BY THE STRUCTURAL 
ENGINEER.

ALL JOISTS, RAFTERS BEAMS, HEADERS AND COLUMNS SHALL BE 
DOUGLAS FIR LARCH NO.2 OR BETTER, UNLESS NOTED OTHERWISE.

ALL LUMBER IN CONTACT WITH CONCRETE OR WITHIN 6" OF EARTH SHALL 
BE EITHER FOUNDATION REDWOOD MARKED BY THE REDWOOD 
INSPECTION SERVICE OR PRESSURE TREATED LUMBER.

ALL STRUCTURAL MEMBER CONNECTIONS PER STRUCTURAL DETAILS AND 
SPECIFICATIONS.  NOTIFY ARCHITECT FOR ANY MISSING DETAILS.

COORDINATE SHEATHING REQUIREMENTS WITH SHEAR WALL SCHEDULES 
IN STRUCTURAL DRAWINGS AND STRUCTURAL CALCULATIONS.

NAILS, SCREWS OR OTHER APPROVED SHEATHING CONNECTIONS SHALL 
BE DRIVEN FLUSH BUT NOT BREAK THE SURFACE OF THE SHEATHING.  
NAIL/SCREW ALL SHEAR WALLS AS SPECIFIED IN STRUCTURAL DRAWINGS 
AND CALCULATIONS.

SEE CURRENT EDITION OF THE INTERNATIONAL BUILDING CODE FOR 
ADDITIONAL STANDARD NAILING/FASTENER REQUIREMENTS.

ALL FLOOR SHEATHING SHALL BE GLUED AND SCREWED IN PLACE.  

ALL ROOF PITCHES TO BE AS NOTED ON THE ROOF PLAN.

COMPLETELY SHEATH ROOF UNDER OVER BUILD AREAS PRIOR TO 
FRAMING OVERBUILD.  OVER BUILD AREAS TO BE FRAMED AS PER 
STRUCTURAL DETAILS.  FRAME TO AVOID POINT LOADS ON ROOF.

CONTRACTOR TO PROVIDE AND INSTALL SOLID BLOCKING NECESSARY FOR 
ALL WALL AND CEILING MOUNTED FIXTURES, MILLWORK AND ANY OTHER 
ELEMENTS REQUIRING BLOCKING.

ALL WOOD BEAMS/COLUMNS THAT ARE NOT COVERED BY A ROOF, SHALL 
BE TREATED WITH PRESERVATIVE AND FLASHING APPLIED TO THE TOP OF 
THE BEAMS/COLUMNS.
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3.
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THERMAL & MOISTURE PROTECTION NOTES

EXTERIOR WALL FRAMING CORNERS SHALL BE FRAMED AS "CALIFORNIA" 
CORNERS TO ALLOW FOR CORNER INSULATION, UNLESS NOTED 
OTHERWISE.

AIRTIGHT DRYWALL SYSTEMS SHALL BE USED. USE VAPOR BARRIERS AT 
WARM SIDE OF ALL EXTERIOR WALLS, UNLESS CLOSED-CELL SPRAY FOAM 
INSULATION IS SPECIFIED, OR UNLESS NOTED OTHERWISE.

ALL EXTERIOR WALLS TO BE INSULATED WITH INSULATION AS INDICATED 
ON DRAWINGS AND COMCHECK.

INSULATE AT ALL FLOOR/CEILING ASSEMBLY CONNECTIONS. (I.E.  BEHIND 
RIM BOARDS AND JOIST BEARING LOCATIONS)

PROVIDE MINIMUM 2" RIGID FOUNDATION INSULATION AT INSIDE OF 
FOUNDATION WALLS, UNLESS NOTED OTHERWISE.

ALL EXTERIOR DOORS SHALL BE WEATHER STRIPPED AND AIR TIGHT 
ASSEMBLIES.

SEAL AROUND ALL ELECTRICAL,  PLUMBING, OR MECHANICAL 
PENETRATIONS AT EXTERIOR WALLS AND IN CEILING/FLOOR OR 
CEILING/ROOF ASSEMBLIES.

CAULK AROUND ALL EXTERIOR WALL, DOOR AND WINDOW PENETRATIONS.

PROVIDE 4" PERFORATED DRAIN PIPE ON CRUSHED ROCK BED AT FOOTING 
PERIMETER, UNLESS NOTED OTHERWISE.  DRAIN TO SUMP, UNLESS NOTED 
OTHERWISE.

APPLY ASPHALT WATERPROOFING, UNLESS NOTED OTHERWISE, TO ALL 
FOUNDATION WALLS.  INSTALL AS PER MANUFACTURER'S 
RECOMMENDATIONS.

COVER SHEATHING OF ALL EXTERIOR WALLS WITH CONTINUOUS TYVEK 
DRAIN WRAP OR APPROVED EQUAL, UNLESS NOTED OTHERWISE.

CONTRACTOR TO VERIFY, COORDINATE AND LOCATE ALL NECESSARY ROOF 
VENTS, EXHAUSTS AND ALL OTHER ROOF PENETRATIONS AND FLASH/SEAL 
ALL PENETRATIONS PER MEP ENGINEER'S DETAILS, AND CODE 
REQUIREMENTS.  

INSTALL GRACE ICE & WATER SHIELD (OR APPROVED EQUAL) 3' UP FROM 
ALL EAVES, 3' UP ON BOTH SIDES OF ALL VALLEYS AND 3' DOWN ON BOTH 
SIDES OF ALL RIDGES, UNLESS NOTED OTHERWISE.

ALL ROOF RIDGE, VALLEY, EAVE, RAKE AND TRANSITIONAL FLASHING 
DETAILS PER ROOF MANUFACTURER'S DETAILS AND RECOMMENDATIONS.

PROVIDE FLASHING AT BASE OF ALL WALL VENEERS AND BETWEEN 
DIFFERENT VENEER TRANSITIONS AS SHOWN IN DETAILS AND/OR PER 
MANUFACTURER'S SPECIFICATIONS.

1.

2.

3.

4.

GENERAL WINDOW AND DOOR NOTES

CONTRACTOR TO COORDINATE WINDOW AND DOOR ROUGH OPENING 
SIZES AND REQUIREMENTS WITH DOOR AND WINDOW MANUFACTURERS.

ALL WINDOW AND DOOR SIZES AS PER DOOR/WINDOW SCHEDULE AND 
DOOR/WINDOW TYPES.  EXACT SIZES AND DETAILS MAY VARY PER 
MANUFACTURER.  INSTALL PER MANUFACTURER'S SPECIFICATIONS.

WINDOW AND DOOR MANUFACTURERS TO BE SELECTED BY 
OWNER/ARCHITECT.

ALL WINDOW AND DOOR FINISH, HARDWARE AND TRIM COLORS TO BE 
SELECTED BY OWNER/ARCHITECT.

1.

2.

3.

4.

5.

GENERAL FINISH NOTES

ALL INTERIOR FINISHES, INCLUDING FLOOR, WALL AND CEILING FINISHES, 
ARE TO BE APPROVED THROUGH THE SUBMITTAL PROCESS BY THE 
OWNER PRIOR TO COMMENCEMENT OF ANY RELATED FINISH WORK.

VERIFY AND COORDINATE ALL INTERIOR FINISHES WITH OWNER AND 
INSTALL PER MANUFACTURER'S RECOMMENDATIONS.

COORDINATE CABINET DESIGN, CONSTRUCTION AND INSTALLATION WITH 
MECHANICAL AND ELECTRICAL CONTRACTORS.  OWNER TO SELECT 
CABINET MANUFACTURER, STYLES, FINISHES, AND COLORS. OWNER TO 
APPROVAL CABINETRY SHOP DRAWINGS PRIOR TO FABRICATION.

OWNER TO SELECT ALL FINISH MATERIALS, COLORS, HARDWARE, 
FIXTURES, APPLIANCES, ETC. CONTRACTOR TO INSTALL AS COORDINATED 
W/ OWNER AND PER MANUFACTURER'S SPECIFICATIONS. 

PROVIDE BLOCKING IN WALLS, FLOORS AND CEILINGS AS NEEDED FOR 
MILLWORK, EQUIPMENT, FIXTURES, ETC.

1.

GENERAL FIRE PROTECTION NOTES

INSTALL FIRE SPRINKLER SYSTEM(S) AS REQUIRED BY THE 
INTERNATIONAL BUILDING CODE AND/OR LOCAL JURISDICTION 
REQUIREMENTS.

1.

2.

3.

4.

5.

6.

7.

8.

GENERAL PLUMBING NOTES (WHERE APPLICABLE)

ALL MECHANICAL, ELECTRICAL, PLUMBING (MEP) ITEMS, SUCH AS 
EQUIPMENT, FIXTURES, PIPING, WIRING, SWITCHES, ETC....IS FOR GENERAL 
DESIGN AND LAYOUT PURPOSES ONLY.  MEP ENGINEER/CONTRACTOR AND 
GENERAL CONTRACTOR TO VERIFY, SPECIFY AND COORDINATE ALL MEP 
EQUIPMENT, FIXTURES, SPECIFICATIONS, DETAILS, ETC...

ALL TANK TYPE WATER CLOSETS TO HAVE A FLOW RATE OF NOT MORE 
THAN 1.6 GALLONS PER FLUSH.

ALL SHOWERHEADS TO HAVE A FLOW RATE OF NOT MORE THAN 2.5 
GALLONS PER MINUTE.

ALL HOSE BIBS TO BE NON-FREEZE BACKFLOW PREVENTER TYPE.

ALL PLUMBING VENTS THROUGH THE ROOF TO BE MINIMUM 3" PIPE.

SHOWERS SHALL BE FINISHED TO A HEIGHT OF NOT LESS THAN 72 INCHES 
ABOVE THE FLOOR. MATERIAL SHALL BE NONABSORBENT.

ISOLATE / SEPARATE VERTICAL PIPING W/ PADDING AND SECURE THE 
BRACING OVER THE PADDING, TO AVOID VIBRATION AND SOUND 
TRANSMISSION.

WRAP SEWER AND WASTE STACKS W/ ACOUSTICAL BLANKET.

1.

2.

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

13.

14.

15.

GENERAL MEP NOTES (WHERE APPLICABLE)

ALL MECHANICAL, ELECTRICAL, PLUMBING (MEP) ITEMS, SUCH AS 
EQUIPMENT, FIXTURES, PIPING, WIRING, SWITCHES, ETC....IS FOR GENERAL 
DESIGN AND LAYOUT PURPOSES ONLY.  MEP ENGINEER/CONTRACTOR AND 
GENERAL CONTRACTOR TO VERIFY, SPECIFY AND COORDINATE ALL MEP 
EQUIPMENT, FIXTURES, SPECIFICATIONS, DETAILS, ETC...

PROVIDE A COMFORT HEATING SYSTEM CAPABLE OF MAINTAINING 68 DEG. 
F. AT A POINT 36 INCHES ABOVE THE FLOOR IN ALL ROOMS.

GAS LOGS AND GAS APPLIANCES SHALL HAVE A SHUT-OFF VALVE WITHIN 6 
FEET OF APPLIANCE.

SUBMIT LAYOUT PLANS, DESIGN CALCULATIONS, AND PRODUCT 
SPECIFICATIONS TO CITY / COUNTY FOR ANY RADIANT HEAT SYSTEMS 
USED (PER IRC). NO SNOW MELT TUBING OR MESH IS PERMITTED IN THE 
PUBLIC RIGHT-OF-WAY WITHOUT A SEPARATE PERMIT FROM THE CITY / 
COUNTY ENGINEER.

IF GAS PIPE SYSTEM IS OVER 4 OUNCES PRESSURE, PROVIDE A GAS PIPING 
SCHEMATIC FOR THE SYSTEM, INCLUDING CLEARLY IDENTIFIED 
OPERATING PRESSURE, TYPE OF PIPING MATERIAL, SIZE OF THE GAS PIPE, 
LENGTHS OF THE PIPING RUNS, CAPACITY OF EACH APPLIANCE IN 
BTU'S/HOUR OR CUBIC FEET OF GAS PER HOUR, THE BRAND AND 
LOCATION OF EACH REGULATOR, AND VENTING OF EACH REGULATOR PER 
IBC.

GAS PIPING PLAN AND ANY REQUIRED CITY/COUNTY GAS LINE 
INSTALLATION FORMS SHALL BE ON SITE FOR GAS LINE AND METER 
INSPECTION.

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

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

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

DUCT TESTING WILL BE REQUIRED WHERE AIR HANDLERS OR MORE THAN 
25% OF THE DUCT WORK IS OUTSIDE OF THE THERMAL ENVELOPE.

ALL DUCTWORK SHALL BE CONSTRUCTED, ERECTED AND TESTED IN 
ACCORDANCE W/ THE MOST RESTRICTIVE OF LOCAL REGULATIONS.

ALL WORK DONE BY ELECTRICAL CONTRACTOR SHALL COMPLY WITH THE 
NATIONAL ELECTRICAL CODE AND LOCAL CODE REGULATIONS. THE 
CONTRACTOR SHALL PERFORM ALL WORK IN CONFORMITY WITH THESE 
REGULATIONS WHETHER OR NOT SUCH WORK IS SPECIFICALLY SHOWN ON 
DRAWINGS.

THE EXTENT OF WORK SHALL BE AS SHOWN ON DRAWINGS. 
PERFORMANCE SHALL MEET THE REQUIREMENTS OF THE SPECIFICATIONS. 
THE WORK CONSISTS OF THE FOLLOWING:

A. FURNISH AND INSTALL FEEDERS, PANEL BOARDS, RELAY BRANCH 
CIRCUIT WIRING, CONDUITS, WIRE, AND METER BASE AS SHOWN ON 
DRAWINGS.

B. FURNISH AND INSTALL COMPLETE WIRING FOR MOTORS, EXHAUST FAN 
AS SPECIFIED OR REQUIRED.

C. FURNISHING AND INSTALLING LINE VOLTAGE CONNECTIONS FOR 
HEATING AND AIR CONDITION EQUIPMENT.

D. INSTALLING SPECIALTY LIGHTING FIXTURES SPECIFIED AND TO BE  
FURNISHED BY OWNER. ELECTRICAL CONTRACTOR SHALL PROVIDE J-
BOX AT CEILING.

E. FURNISH AND INSTALL OUTLET BOXES, COVER PLATES, WALL 
SWITCHES, FIXTURES AND RECEPTACLES.

ELECTRICAL SERVICE CAPACITY AND SIZE SHALL BE COMPUTED BY 
METHOD INDICATED IN THE IBC.

ELECTRICAL PANELS OR CABINETS ENCLOSING FUSES, CIRCUIT BREAKERS, 
SWITCHES OR OTHER ELECTRICAL SERVICE EQUIPMENT SHALL BE IN AN 
INCONSPICUOUS, ACCESSIBLE, AND PROTECTED LOCATION. SHALL 
COMPLY WITH IBC.

NO. DATE DESCRIPTION

1.

2.

3.

4.

5.

6.

7.

8.

9.

GENERAL MEP NOTES CONTINUED (WHERE APPLICABLE)

ELECTRICAL METER BASE SHALL BE LOCATED IN AN AREA THAT IS 
PROTECTED FROM OUTSIDE WEATHER. CONTRACTOR TO COORDINATE.

LIGHTING FIXTURES

A. ELECTRICAL CONTRACTOR SHALL INSTALL PERMANENT LIGHTING 
FIXTURES AS INDICATED ON PLANS. SEE FIXTURE SCHEDULE FOR 
MANUFACTURER OF FIXTURES.

B. ALL FIXTURES SHALL HAVE A U.L. LABEL LISTING. IF NOT U.L. LISTED, 
FIXTURE SHALL NOT BE INSTALLED.

C. HEIGHT OF LIGHT SWITCHES FROM FINISH FLOOR TO TOP OF SWITCH TO 
BE 48" TYPICAL UNLESS NOTED ON DRAWINGS. SWITCH LOCATIONS 
SHALL BE APPROVED PRIOR TO COMMENCEMENT OF WIRING. BOXES 
SHALL BE INSTALLED FOR APPROVAL OF LOCATION.

D. ALL RECESSED DOWNLIGHTS TO BE THERMAL RATED, AND ALL CAST IN 
PLACE TO BE INCLUDED IN BASE BID.

E. ALL SPECIALTY LIGHTING TO BE COORDINATED WITH ARCHITECT FOR 
POWER REQUIREMENTS BY ELECTRICAL CONTRACTOR.

H. ALL LIGHTS LOCATED IN WET OR DAMP LOCATIONS SHALL COMPLY PER 
IBC REQUIREMENTS

I. FLUSH MOUNT ALL SWITCHES.

RECEPTACLE OUTLETS

A. EXCEPT WHERE OTHERWISE SHOWN ON DRAWINGS, THE MOUNTING 
FROM THE FLOOR TO CENTER OF OUTLET SHALL BE 12". TELEPHONE 
OUTLETS SHALL BE 12". AT DESKS AND WORK SURFACES, THE OUTLET 
SHALL BE 6" ABOVE SURFACE.

B. ALL OUTLETS WITHIN BATHROOMS, WITHIN 6'-0" OF SINKS, IN ALL 
OUTSIDE OUTLETS SHALL BE G.F.I. TYPE OUTLETS TYPICAL. 

C. UNLESS NOTED OTHERWISE ON DRAWINGS, LOCATE AND INSTALL ONE 
G.F.I. WEATHER PROTECTED GRADE LEVEL RECEPTACLE, AND 
RECEPTACLE OUTSIDE AT SOFFIT AT EACH EXTERIOR DOOR.

D. FLUSH MOUNT ALL RECEPTACLES.

E. RECEPTACLES SHALL BE INSTALLED SO THAT NO POINT MEASURED 
HORIZONTALLY ALONG THE FLOOR LINE IN ANY WALL SPACE IS MORE 
THAN 6 FEET, FROM A RECEPTACLE OUTLET. IF AN ENTIRE 
RECEPTACLE IS SWITCHED IT DOES NOT COUNT.  FLOOR OUTLETS 
WITHIN 18” OF THE WALL LINE DO COUNT. 

VENTS:

A. ELECTRICAL CONTRACTOR SHALL BE RESPONSIBLE FOR PROVIDING AND 
WIRING ALL FANS, FAN MOTORS, AS REQUIRED. ALL CONNECTIONS 
SHALL BE IN ACCORDANCE WITH PER IBC.

B. ALL VENTILATION FANS SHALL BE INSTALLED BY ELECTRICAL 
CONTRACTOR. ALL VENTS SHALL MEET PER IBC FOR REQUIREMENTS 
OF AIR CHANGES.

CONTRACTOR SHALL COORDINATE WITH MECHANICAL CONTRACTOR FOR 
ALL POWER REQUIREMENTS. ELECTRICAL CONTRACTOR SHALL BE 
RESPONSIBLE FOR ELECTRICAL SERVICES FOR MECHANICAL ROOM.

ALL DRAWINGS INDICATE LOCATIONS DIAGRAMMATICALLY. LOCATIONS 
SHALL BE PER APPROPRIATE CODES. CONTRACTOR TO COORDINATE.

ELECTRICAL CONTRACTOR SHALL COORDINATE HIS WORK WITH THE WORK 
OF OTHER TRADES, AND HAVE HIS WORK SCHEDULE SO AS NOT TO DELAY 
THE WORK OF OTHER TRADES.

THE ELECTRICAL CONTRACTOR SHALL BE RESPONSIBLE FOR INSPECTION 
AND APPROVAL OF WIRING, INSTALLATION OF FIXTURES, AND EQUIPMENT, 
AND FOR FINAL ACCEPTANCE OF THE COMPLETE ELECTRICAL 
INSTALLATIONS BY THE UNDERWRITERS AND BY LOCAL ELECTRICAL 
INSPECTORS. ELECTRICAL CONTRACTOR SHALL PERFORM ALL TESTS AS 
REQUIRED.

ELECTRICAL CONTRACTOR SHALL BE RESPONSIBLE FOR CLEAN UP OF ALL 
ELECTRICAL EQUIPMENT AT COMPLETION OF ELECTRICAL PORTION OF 
WORK.
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POOL

268 SF
POOL

504 SF
ASSEMBLY UNCONCENTRATED
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ASSEMBLY UNCONCENTRATED

179 SF
ASSEMBLY UNCONCENTRATED

WATER CLOSETS LAVATORIESCLASS.
MALE FEMALE

OTHERDRINKING 
FOUNTAINSMALE FEMALE

# OF 
OCC

198198

1 PER 125
198/125 =
1.58 WC

1 PER 65
198/65 =
3.05 WC

1 PER 200
198/200 =
0.99 LAV

1 PER 200
198/200 =
0.99 LAV

1 PER 500
396/500 =

0.79 DF
1 SERV. SINKASSEMBLY

W/OUT SEATING

396

*4 PROVIDED

1.74 LAV
= 2 LAV REQ'D

1.33 DF
= 2 DF REQ'D

TOTAL REQ'D

TOTAL

3.53 WC
= 4 WC REQ'D

*7 PROVIDED

6.63 WC
= 7 WC REQ'D

2 PROVIDED

1.97 LAV
= 2 LAV REQ'D

2 PROVIDED 2 PROVIDED

1 SERV. SINK
REQ'D

1 PROVIDED

1 SERV. SINK
1 PER 25
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0.08 WC

1 PER 25
2/25 =

0.08 WC

1 PER 40
2/40 =

0.05 LAV

1 PER 40
2/40 =

0.05 LAV

1 PER 100
4/100 =
0.04 DF

3

2 2

ASSEMBLY
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STORAGE

279

140140

1 PER 75
140/75 =
1.87 WC

1 PER 40
140/40 =
3.50 WC

1 PER 200
140/200 =
0.70 LAV

1 PER 150
140/150 =
0.93 LAV

1 PER 500
140/1000 =

0.14 DF
1 SERV. SINK

WALL AREA 707 SF
FIXED WINDOW AREA 50 SF

SOUTH ELEVATION

WALL AREA 220 SF
METAL DOOR AREA 27 SF

WEST ELEVATION

WALL AREA 415 SF
FIXED WINDOW AREA 40 SF

NORTH ELEVATION

WALL AREA 220 SF
METAL DOOR  AREA 54 SF

EAST ELEVATION
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CODE ANALYSIS

•

•

•
•
•

•

2021 INTERNATIONAL BUILDING CODE (IBC)

CHAPTER  3: USE AND OCCUPANCY CLASSIFICATION

302 - CLASSIFICATION
302.1 - OCCUPANCY CLASSIFICATION

1. ASSEMBLY
9. STORAGE

303 - ASSEMBLY GROUP A
303.4 - GROUP 'A-3' (POOLHOUSE)

307 - HIGH-HAZARD GROUP H
307.4 HIGH -HAZARD GROUP H-2
307.5 HIGH-HAZARD GROUP H-3
307.8 MULTIPLE HAZARDS (MUST MEET REQUIREMENTS OF H-2 & H-3)

311 - STORAGE GROUP S
311.1.1 - ACCESSORY STORAGE SPACES (POOL EQUIPMENT ROOM)

•
1.
2.

CHAPTER 5: GENERAL BUILDING HEIGHTS AND AREAS

504 - BUILDING HEIGHT AND NUMBER OF STORIES
504.3 - HEIGHT IN FEET

GROUP A-3 (NS)- TYPE V-B:  ALLOWABLE HEIGHT: 60 FEET
GROUP H-2, H-3 (NS)- TYPE V-B: ALLOWABLE HEIGHT: 40 FEET

CHAPTER  6: TYPES OF CONSTRUCTION.

602 - CONSTRUCTION CLASSIFICATION
602.1 - FIRE RESISTIVE RATINGS AS PER TABLE 601
602.5 - TYPE V - ALL OCCUPANCIES

- ANY MATERIAL PERMITTED BY CODE IS ALLOWABLE
TABLE 601 - TYPE V-B

- STRUCTURAL FRAME 0HR
- BEARING WALLS (INTERIOR AND EXTERIOR) 0HR
- NONBEARING WALLS 0HR
- FLOOR CONSTRUCTION 0HR
- ROOF CONSTRUCTION 0HR
- INTERIOR NON-BEARING WALLS 0HR

CHAPTER 9: FIRE PROTECTION SYSTEMS
903 - AUTOMATIC SPRINKLER SYSTEMS

903.2 - WHERE REQUIRED
903.2.8 GROUP R

- AN AUTOMATIC SPRINKLER SYSTEM INSTALLED IN ACCORDANCE WITH SECTION 903.3 
SHALL BE PROVIDED THROUGHOUT ALL BUILDINGS WITH A GROUP R FIRE AREA.

903.3 - INSTALLATION REQUIREMENTS
903.3.1.2 - NFPA 13 SPRINKLER SYSTEMS

CHAPTER 15: ROOF ASSEMBLIES AND ROOFTOP STRUCTURES
1505 - FIRE CLASSIFICATION

TABLE 1505.1
- ROOF COVERING TO BE TYPE B
- REQUIREMENTS: OK

OCCUPANCY SCHEDULE
NAME AREA AREA TYPE OCC FACTOR OCC LOAD

POOLHOUSE LEVEL 1
ASSEMBLY UNCONCENTRATED 5906 SF NET 15 SF 396
DECK 3638 SF GROSS 15 SF 243
POOL 1717 SF GROSS 50 SF 36
STORAGE 780 SF GROSS 300 SF 3

12042 SF 678

•

•

•

•
1.
2.
3.
4.

2021 INTERNATIONAL SWIMMING POOL AND SPA CODE (ISPSC)

CHAPTER  3: GENERAL COMPLIANCE

324 - EQUIPMENT ROOMS
324.2 -  REQUIREMENTS: THE EQUIPMENT ROOM SHALL BE OF CONCRETE AND HAVE POSITIVE DRAINING. AT LEAST ONE 
HOSE BIBB WITH BACKFLOW PREVENTER SHALL BE LOCATED IN THE EQUIPMENT ROOM.

324.8 - CHEMICAL STORAGE SPACE: EMERGENCY EYEWASH STATION SHALL BE PROVIDED, WELL-VENTILATED PROTECTIVE 
AREA WITH INSTALLED BARRIER TO PREVENT UNAUTHORIZED ACCESS. 

324.8.1 - CHEMICAL STORAGE SPACE DOORS: ALL DOORS OPENING INTO CHEMICAL STORAGE SHALL HAVE PERMNENT 
SIGNAGE

A WARNING AGAINST UNAUTHORIZED ENTRY.
STATEMENT OF THE EXPECTED HAZARDS.
STATEMENT OF THE LOCATION OF THE ASSOCIATED SAFETY DATA SHEET FORMS.
PRODUCT CHEMICAL HAZARD NFPA CHART.

WHERE A SINGLE A SINGLE DOOR IS THE ONLY MEANS OF EGRESS FROM A CHEMICAL STORAGE SPACE, THE DOOR SHALL BE 
EQUIPPED WITH AN EMERGENCY-EGRESS DEVICE.

 1/16" = 1'-0"G2.1

1 COURTYARD AREA PLAN

CHAPTER 29: PLUMBING SYSTEMS

*POOL DECK AND ASSEMBLY AREA IS TO BE USED BY RESIDENTS ONLY. EACH RESIDENT HAS THEIR OWN PLUMBING FACILITY. 2 
UNISEX RESTROOMS ARE PROVIDED IN THE POOL DECK AREA AND ADDITIONAL PUBLIC RESTROOMS ARE AVAILABLE WITHIN THE 
APARTMENT BUILDINGS TO MEET THE REQUIRED WATER CLOSETS.

COMCHECK EXTERIOR WALL CALCULATIONS

NO. DATE DESCRIPTION
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A0.1

ARCHITECTURAL
SITE PLAN

GENERAL NOTES - SITE PLAN
A SEE GENERAL PROJECT NOTES, ROOF PLAN AND/OR FRAMING PLAN FOR ROOF

PITCHES, ROOF BEARING AND STRUCTURAL REQUIREMENTS.

B CONCRETE TO SLOPE AWAY FROM BUILDING AT 2% SLOPE MIN.; REFER TO CIVIL
C ALL CONCRETE STAIRS TO CONFORM TO I.B.C. REQUIREMENTS.
D COORDINATE WITH CIVIL ENGINEERING DRAWINGS AND LANDSCAPE DRAWINGS

FOR FINISH FLOOR ELEVATION OF BUILDING AND CUT AND FILL FOR SITE WORK.

E COORDINATE BUILDING LOCATION WITH CIVIL AND LANDSCAPE DRAWINGS

 1" = 20'-0"A0.1

1 SITE PLAN ARCHITECTURAL

N

NO. DATE DESCRIPTION
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EXTERIOR FLOOD LIGHT. 
REFER TO ELECTRICAL 
DRAWINGS

1 DOOR TAG. REFER TO 
DOOR SCHEDULE AND 
DIAGRAMS. 

A WINDOW TAG. (ALPHA)
REFER TO WINDOW 
SCHEDULE AND DIAGRAMS. 

1 STOREFRONT TAG. (NUM.) 
REFER TO STOREFRONT 
DIAGRAMS.

1 WALL TAG.  REFER TO WALL 
TYPES. 

1 REVISION TAG.  SEE LATEST 
REVISION ON TITLE BLOCK.

SYMBOL LEGEND

WALL SCONCE LIGHT 
FIXTURE. REFER TO 
ELECTRICAL DRAWINGS

LINEAR DOWNLIGHT. 
REFER TO ELECTRICAL 
DRAWINGS

WALL WASH LIGHT. 
REFER TO ELECTRICAL 
DRAWINGS

CELING MOUNTED 
LIGHT. REFER TO 
ELECTRICAL DRAWINGS

DOWN LIGHT. REFER TO 
ELECTRICAL DRAWINGS

VENTILATION FAN. REFER 
TO ELECTRICAL 
DRAWINGS
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19143

A1.0

FLOOR PLAN &
R.C.P.
(POOLHOUSE)

KEYED NOTES
1 WALL MOUNTED LAVATORY; SEE PLUMBING FOR SPECIFICATION AND

ACCESSIBILITY DETAILS FOR MOUNTING HEIGHT

2 WATER CLOSET; SEE PLUMBING FOR SPECIFICATIONS AND ACCESSIBILITY
DETAILS FOR GRAB BAR AND BLOCKING DETAILS

3 WALL MOUNTED BABY CHANGING STATION; SEE ACCESSIBILITY DETAILS FOR
MOUNTING HEIGHT

4 WALL MOUNTED TOILET PAPER DIESPENSOR; SEE ACCESSIBILITY DETAILS FOR
MOUNTING HEIGHT

5 TRASH CAN; COORDINATE WITH OWNER FOR SPECIFICATION
6 WALL MOUNTED PAPER TOWEL DISPENSER; SEE ACCESSIBILITY DETAILS FOR

MOUNTING HEIGHT

7 POOL EQUIPMENT; SEE PLUMBING AND ELECTRICAL DRAWINGS
8 CHEMICAL STORAGE; SEE POOL EQUIPMENT REQUIREMENTS
9 1 MILLION BTU BOILER; PULLED AWAY FROM WALL FOR ACCESS TO

WALL-MOUNTED VALVES/PIPING; SEE PLUMBING DRAWINGS

10 4" X 1" ALUMINUM POWDER-COATED BATTENS
11 WALL MOUNTED SOAP DISPENSER; SEE ACCESSIBILITY DETAILS FOR MOUNTING

HEIGHT

12 SIDE BY SIDE DRINKING FOUNTAIN; ADA ACCESSIBLE
13 FLOOR DRAIN; SEE PLUMBING
14 WALL MOUNTED MIRROR
15 FLOOR DRAIN TO CONNECT TO STORM WATER; SEE CIVIL
16 EXTERIOR SHOWER HEAD; SEE PLUMBING
17 ALUMINUM BATTEN WALL POWDER COATED TO MATCH POOL HOUSE BATTENS
18 BUILT-IN CONCRETE BENCH; STAINED TO MATCH CORRUGATED ALUMINUM IN

COLOR

 1/4" = 1'-0"A1.0

3 POOLHOUSE FLOOR PLAN

 1/4" = 1'-0"A1.0

4 POOLHOUSE R.C.P.

GENERAL NOTES - FLOOR PLAN
A SEE PROJECT GENERAL NOTES FOR ADDITIONAL REQUIREMENTS
B DIMENSIONS TO DOORS AND WINDOWS ARE TO CENTER OF FRAMED OPENING

UNLESS NOTED OTHERWISE

C SEE STRUCTRUAL DRAWINGS AND CALCULATIONS FOR ALL STRUCTURAL
REQUIREMENTS INCLUDING FOUNDATION WALL SPECIFICATIONS AND
SHEARWALL AND HOLDDOWN REQUIREMENTS

D EXTERIOR GRID LINES AND DIMENSIONS ARE TO EXTERIOR FACE OF
SHEATHING. SEE ARCHITECTURAL AND STRUCTURAL DETAILS FOR
FOUNDATION LOCATION

GENERAL NOTES - RCP
A SEE PROJECT GENERAL NOTES FOR ADDITIONAL REQUIREMENTS.
C ALL CEILING MOUNTED EQUIPMENT (LIGHT FIXTURES, EXIT SIGNS, MOTION

SENSORS, FIRE SPRINKLER HEADS, ETC.) TO BE CENTERED IN ACOUSTICAL
PANEL OR GYP. BD. CEILING.

NO. DATE DESCRIPTION

02/07/2025
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1
A3.1

1
A3.1

3 3

4 4

F

F

E

E
19

' -
 6

"

8' - 11"
10" 10"

A2.21A2.2 2

A2.2

3

A2.2

4

1

9

H

H

2
A3.1

2
A3.1

5 5

6 6

G

G

19
' -

 6
"

10" 10"
16' - 1"

A2.3

1

A2.3

2

A2.3 3
A2.34

2

2

1

9

1
A3.1

1
A3.1

3 3

4 4

F

F

E

E

3

H

H

2
A3.1

2
A3.1

5 5

6 6

G

G

3

EXTERIOR FLOOD LIGHT. 
REFER TO ELECTRICAL 
DRAWINGS

1 DOOR TAG. REFER TO 
DOOR SCHEDULE AND 
DIAGRAMS. 

A WINDOW TAG. (ALPHA)
REFER TO WINDOW 
SCHEDULE AND DIAGRAMS. 

1 STOREFRONT TAG. (NUM.) 
REFER TO STOREFRONT 
DIAGRAMS.

1 WALL TAG.  REFER TO WALL 
TYPES. 

1 REVISION TAG.  SEE LATEST 
REVISION ON TITLE BLOCK.

SYMBOL LEGEND

WALL SCONCE LIGHT 
FIXTURE. REFER TO 
ELECTRICAL DRAWINGS

LINEAR DOWNLIGHT. 
REFER TO ELECTRICAL 
DRAWINGS

WALL WASH LIGHT. 
REFER TO ELECTRICAL 
DRAWINGS

CELING MOUNTED 
LIGHT. REFER TO 
ELECTRICAL DRAWINGS

DOWN LIGHT. REFER TO 
ELECTRICAL DRAWINGS

VENTILATION FAN. REFER 
TO ELECTRICAL 
DRAWINGS

 1/4" = 1'-0"A1.1

1 PERGOLA A FLOOR PLAN
 1/4" = 1'-0"A1.1

2 PERGOLA B FLOOR PLAN
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19143

A1.1

FLOOR PLAN
AND R.C.P.
(PERGOLAS)

 1/4" = 1'-0"A1.1

3 PERGOLA A R.C.P.
 1/4" = 1'-0"A1.1

4 PERGOLA B R.C.P.

KEYED NOTES
1 BBQ GRILL & COUNTER TO BE SPECIFIED BY LANDSCAPE
2 FURNITURE TO BE COORDINATED WITH OWNER
3 MECHANICALLY EXHAUSTED HOOD; SEE MECHANICAL

GENERAL NOTES - FLOOR PLAN
A SEE PROJECT GENERAL NOTES FOR ADDITIONAL REQUIREMENTS
B DIMENSIONS TO DOORS AND WINDOWS ARE TO CENTER OF FRAMED OPENING

UNLESS NOTED OTHERWISE

C SEE STRUCTRUAL DRAWINGS AND CALCULATIONS FOR ALL STRUCTURAL
REQUIREMENTS INCLUDING FOUNDATION WALL SPECIFICATIONS AND
SHEARWALL AND HOLDDOWN REQUIREMENTS

D EXTERIOR GRID LINES AND DIMENSIONS ARE TO EXTERIOR FACE OF
SHEATHING. SEE ARCHITECTURAL AND STRUCTURAL DETAILS FOR
FOUNDATION LOCATION

GENERAL NOTES - RCP
A SEE PROJECT GENERAL NOTES FOR ADDITIONAL REQUIREMENTS.
C ALL CEILING MOUNTED EQUIPMENT (LIGHT FIXTURES, EXIT SIGNS, MOTION

SENSORS, FIRE SPRINKLER HEADS, ETC.) TO BE CENTERED IN ACOUSTICAL
PANEL OR GYP. BD. CEILING.

NO. DATE DESCRIPTION
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4
A3.1

4
A3.1

3
A3.1

3
A3.1

A

A

B

B

C

C

D

D

2 2

1 1

7

7

8

8

2' - 0"

3'
 - 

0"

3'
 - 

0"

2' - 0"

2' - 0" 2' - 0"

4'
 - 

9 
5/

8"
3"

 /
 1

2"

3"
 /

 1
2"

1

1
A3.1

1
A3.1

3 3

4 4

F

F

E

E

3' - 0"

6"
6"

3' - 0"

3" / 12"

1

H

H

2
A3.1

2
A3.1

5 5

6 6

G

G

2' - 11 7/8"

6"
6"

2' - 11 7/8"

3" / 12" 1
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A1.2

ROOF PLANS

 1/4" = 1'-0"A1.2

1 POOLHOUSE ROOF PLAN

 1/4" = 1'-0"A1.2

2 PERGOLA A ROOF PLAN
 1/4" = 1'-0"A1.2

3 PERGOLA B ROOF BEARING

GENERAL NOTES - ROOF
A SEE GENERAL NOTES ON SHEET G1.1 FOR ADDITIONAL REQUIREMENTS.

COORDINATE ALL STRUCTURAL ELEMENTS WITH STRUCTURAL CALCULATIONS.

B COORDINATE WITH SECTIONS FOR ROOF OVERHANG DIMENSIONS.
C CONTRACTOR TO PROVIDE SNOW GUARDS DESIGNED FOR THIS SPECIFIC ROOF

LAYOUT - TRA SNOW AND SUN, OR APPROVED EQUIVALENT

KEYED NOTES
1 SNOW GUARD TO BE DESIGNED & INSTALLED PER MANUFACTURER'S

RECOMMENDATIONS

NO. DATE DESCRIPTION

02/07/2025
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NEWTECHWOOD 
COMPOSITE EUROPEAN 
SIDING SYSTEM; LIGHT 

WOOD

CMG 7/8" CORRUGATED 
ALUMINUM PANEL; 

BRONZE, MATTE FINISH

ALUMINUM PANEL; 
DARK BRONZE, 
MATTE FINISH

NEWTECHWOOD ALL 
WEATHER TONGUE 

AND GROOVE 
SIDING; DARK WOOD

IMAGE TAG DESCRIPTION

EXTERIOR MATERIAL LEGEND

CS1

AL1

PC1

FC1

SS1

CMG STANDING 
SEAM ROOF; DARK 
BRONZE, MATTE 

FINISH

POOLHOUSE LEVEL 1
100' - 0"

POOLHOUSE ROOF BEARING
109' - 0"

4
A3.1

4
A3.1

A B C D7 8

CS1

CS1

AL1AL1
PC1

PC1

FC1
CS1

CS1

CS1

PC1

AL1

CS1

POOLHOUSE LEVEL 1
100' - 0"

POOLHOUSE ROOF BEARING
109' - 0"

3
A3.1

3
A3.1

21

CS1

AL1

PC1

CS1
1

POOLHOUSE LEVEL 1
100' - 0"

POOLHOUSE ROOF BEARING
109' - 0"

4
A3.1

4
A3.1

ABCD 78

SS1

SS1 11

POOLHOUSE LEVEL 1
100' - 0"

POOLHOUSE ROOF BEARING
109' - 0"

3
A3.1

3
A3.1

2 1

PC1

PC1

AL1

CS1
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A2.1

ELEVATIONS
(POOLHOUSE)

GENERAL NOTES - ELEVATIONS
A SEE GENERAL NOTES FOR ADDITIONAL REQUIREMENTS.
B COORDINATE WINDOW HEIGHTS WITH WINDOW SCHEDULE.
C SEE ROOF PLAN FOR ALL ROOF SLOPES

KEYED NOTES
1 DOOR LOUVERS; SEE DOOR SCHEDULE AND HARDWARE GROUPS

 1/4" = 1'-0"A2.1

1 POOL HOUSE FRONT ELEVATION

 1/4" = 1'-0"A2.1

4 POOL HOUSE RIGHT ELEVATION

 1/4" = 1'-0"A2.1

2 POOL HOUSE LEFT ELEVATION

 1/4" = 1'-0"A2.1

3 POOL HOUSE REAR ELEVATION

NO. DATE DESCRIPTION
1 12/26/2024 REVISION 1

1
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PERGOLA A LEVEL 1
100' - 0"

PERGOLA A ROOF BEARING
108' - 0"

1
A3.1

1
A3.134

PC1

CS1

CS1

CS1

PC1

PERGOLA A LEVEL 1
100' - 0"

PERGOLA A ROOF BEARING
108' - 0"

1
A3.1

1
A3.1

3 4

SS1

SS1

PERGOLA A LEVEL 1
100' - 0"

PERGOLA A ROOF BEARING
108' - 0"

F E

PC1

PC1

PC1

CS1

PERGOLA A LEVEL 1
100' - 0"

PERGOLA A ROOF BEARING
108' - 0"

FE
PC1

CS1

PC1

PC1

NEWTECHWOOD 
COMPOSITE EUROPEAN 
SIDING SYSTEM; LIGHT 

WOOD

ALUMINUM PANEL; 
DARK BRONZE, 
MATTE FINISH

IMAGE TAG DESCRIPTION

CS1

PC1

SS1
CMG STANDING SEAM 
ROOF; DARK BRONZE, 

MATTE FINISH

EXTERIOR MATERIAL LEGEND
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19143

A2.2

ELEVATIONS
(PERGOLA A)

 1/4" = 1'-0"A2.2

1 PERGOLA A FRONT ELEVATION

 1/4" = 1'-0"A2.2

2 PERGOLA A REAR ELEVATION
 1/4" = 1'-0"A2.2

3 PERGOLA A RIGHT ELEVATION

 1/4" = 1'-0"A2.2

4 PERGOLA A LEFT ELEVATION

GENERAL NOTES - ELEVATIONS
A SEE GENERAL NOTES FOR ADDITIONAL REQUIREMENTS.
B COORDINATE WINDOW HEIGHTS WITH WINDOW SCHEDULE.
C SEE ROOF PLAN FOR ALL ROOF SLOPES

NO. DATE DESCRIPTION
1 12/26/2024 REVISION 1

1
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PERGOLA B LEVEL 1
100' - 0"

PERGOLA B ROOF BEARING
108' - 0"

HG

PC1

PC1

CS1

PC1

PERGOLA B LEVEL 1
100' - 0"

PERGOLA B ROOF BEARING
108' - 0"

H G

PC1

PC1

CS1

PC1

PERGOLA B LEVEL 1
100' - 0"

PERGOLA B ROOF BEARING
108' - 0"

2
A3.1

2
A3.1

5 6

PC1

PC1

CS1

PC1

CS1

PERGOLA B LEVEL 1
100' - 0"

PERGOLA B ROOF BEARING
108' - 0"

2
A3.1

2
A3.1

56

SS1

NEWTECHWOOD 
COMPOSITE EUROPEAN 
SIDING SYSTEM; LIGHT 

WOOD

ALUMINUM PANEL; 
DARK BRONZE, 
MATTE FINISH

IMAGE TAG DESCRIPTION

CS1

PC1

SS1
CMG STANDING SEAM 
ROOF; DARK BRONZE, 

MATTE FINISH

EXTERIOR MATERIAL LEGEND
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A2.3

ELEVATIONS
(PERGOLA B)

 1/4" = 1'-0"A2.3

1 PERGOLA B RIGHT ELEVATION

 1/4" = 1'-0"A2.3

2 PERGOLA B LEFT ELEVATION
 1/4" = 1'-0"A2.3

3 PERGOLA B FRONT ELEVATION

 1/4" = 1'-0"A2.3

4 PERGOLA B REAR ELEVATION

GENERAL NOTES - ELEVATIONS
A SEE GENERAL NOTES FOR ADDITIONAL REQUIREMENTS.
B COORDINATE WINDOW HEIGHTS WITH WINDOW SCHEDULE.
C SEE ROOF PLAN FOR ALL ROOF SLOPES

NO. DATE DESCRIPTION
1 12/26/2024 REVISION 1

1

Page 81 of 354



PERGOLA A LEVEL 1
100' - 0"

PERGOLA A ROOF BEARING
108' - 0"

FE

A5.2
1

A5.2
2

A5.2
3

SIM

PERGOLA B LEVEL 1
100' - 0"

PERGOLA B ROOF BEARING
108' - 0"

HG

A5.2
1

A5.2
2

A5.2
3

SIM

POOLHOUSE LEVEL 1
100' - 0"

POOLHOUSE FOOTING
97' - 0"

POOLHOUSE ROOF BEARING
109' - 0"

4
A3.1

4
A3.1

A B C D7 8

A5.1
3

SIM
A5.1

3
SIM

A5.1
1

SIM

A5.1
1

SIM

5 
1/

2"

POOLHOUSE LEVEL 1
100' - 0"

POOLHOUSE ROOF BEARING
109' - 0"

3
A3.1

3
A3.1

21

A5.1
2

A5.1
1

SIM

A5.1
3

SIM
A5.1

3
SIM

A5.1
4

SIM
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19143

A3.1

BUILDING
SECTIONS

GENERAL NOTES - SECTIONS
A SEE GENERAL NOTES ON SHEET G1.1 FOR ADDITIONAL REQUIREMENTS.
B REVIEW ALL STRUCTURAL PLANS AND SPECIFICATIONS AS WELL AS

STRUCTURAL CALCULATIONS FOR ALL STRUCTURAL REQUIREMENTS

C REFER TO ELEVATION DRAWINGS FOR ALL EXTERIOR FINISHES
D ALL WINDOWS AND DOORS TO BE AS INDICATED IN FLOOR PLANS AND

WINDOW/DOOR SCHEDULES.

E ALL INSULATION, VAPOR BARRIERS, BUILDING PAPER, ETC. AS INDICATED IN
GENERAL NOTES

 1/4" = 1'-0"A3.1

1 PERGOLA A SECTION
 1/4" = 1'-0"A3.1

2 PERGOLA B SECTION

 1/4" = 1'-0"A3.1

3 POOLHOUSE SECTION 1
 1/4" = 1'-0"A3.1

4 POOLHOUSE SECTION 2

NO. DATE DESCRIPTION

02/07/2025
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ROOF STRUCTURE AS PER 
STRUCTURAL.

STANDING SEAM METAL ROOFING, 
INSTALLED AS PER MANUFACTURER'S 
RECOMMENDATIONS

MINIMUM OF R-25 AIR IMPERMEABLE INSULATION

PRE-FINISHED METAL ROOF CAP W/ DRIP 
EDGE

14" FASCIA BOARD

PRE-FINISHED METAL FACIA

CONTINUOUS BUILDING WRAP 

NORWEGIAN BOARD, EUROPEAN SIDING

SEE WALL TYPES FOR FULL ASSEMBLY

AIR PERMEABLE INSULATION; SEE 
COMCHECK

WATERPROOF MEMBRANE; PER 
MANUFACTURER'S RECOMMENDATION

ROOF STRUCTURE AS PER 
STRUCTURAL.

STANDING SEAM METAL ROOFING, 
INSTALLED AS PER MANUFACTURER'S 

RECOMMENDATIONS

CONTINUOUS BUILDING WRAP 

SEE WALL TYPES FOR FULL ASSEMBLY

MINIMUM OF R-25 AIR IMPERMEABLE 
INSULATION

STANDING SEAM METAL ROOFING, 
INSTALLED AS PER MANUFACTURER'S 

RECOMMENDATIONS

AIR PERMEABLE INSULATION; SEE 
COMCHECK

TRANSITION FLASHING; PER 
MANUFACTURER RECOMMENDATIONS

WATERPROOF MEMBRANE; PER 
MANUFACTER'S RECOMMENDATION

SLOPE 5% MIN.

FIBER EXPANSION JOINT

4" CONC. SLAB OVER 
GRANULAR FILL

CAVITY INSULATION; REFER TO WALL TYPES

CONTINUOUS SILL SEALER

CONT. PERIMETER 
INSULATION; SEE COMCHECK

SIDING MATERIAL; SEE BUILDING 
ELEVATION & WALL TYPES

CONT. BUILDING WRAP TO 
LAP OVER FLASHING

SHEATHING AS PER STRUCTURAL

CONC. FOUNDATION WALL 
AS PER STRUCTURAL

ANCHOR BOLTS AS 
PER STRUCTURAL

WEEP SCREED AND METAL FLASHING

TREATED SILL PLATE

M
IN

.
6"

RIGID INSULATION; SEE WALL 
TYPES

WEEP SCREED AND METAL FLASHING

SIDING MATERIAL; SEE BUILDING ELEVATION & WALL TYPES

CONT. BUILDING WRAP

SHEATHING AS PER STRUCTURAL

1X4 ALUMINUM BATTENS; FASTNED 
PER MANUFACTURER'S 
RECOMMENDATIONS

1/8" PAINTED ALUMINUM STEEL PLATE

NORWEGIAN BOARD EUROPEAN STYLE SIDING

CONTINUOUS RIGID INSULATION; SEE WALL TYPES 
AND COMCHECK

OPENING FLASHING - SEE 
FLASHING DETAIL 

BACKER ROD AND SEALANT

SCHEDULED WINDOW

INSULATION; SEE COMCHECK

JACK STUDS AS PER STRUCTURAL

GYPSUM BOARD

SEALANT

* NOTE:  REFER TO WALL TYPES FOR FULL WALL ASSEMBLY

CORRUGATED METAL PANEL; SEE 
WALL TYPES

CONTINUOUS BUILDING WRAP

RIGID INSULATION; SEE 
COMCHECK AND WALL TYPES

1X8 ALUMINUM BATTEN

CAVITY INSULATION; 
SEE COMCHECK

BACKER ROD AND SEALANT

OPENING FLASHING - SEE DETAIL 

SCHEDULED WINDOW

SEALANT

* NOTE:  REFER TO WALL TYPES FOR FULL WALL ASSEMBLY

NORWEGIAN COMPOSITE SIDING; SEE 
ELEVATIONS

1X8 ALUMINUM BATTEN

GYPSUM BOARD WINDOW SILL

CONTINUOUS RIGID INSULATION; SEE 
COMCHECK AND WALL TYPES

CONTINUOUS BUILDING WRAP

WOOD FRAME EXTENSION

1) BUILDING WRAP INSTALLED AS PER MANUF. 
AND CUT FLUSH WITH ROUGH OPENING

2) CUT FLP 45 DEG. FROM CORNERS TO EXPOSE 8" OF 
SHEATHING TO ALLOW FOR HEAD FLASHING 

INSTALLATION.

3) INSTALL SILL 9" FLEXWRAP TO EXTEND MIN. 6" 
UP OPENING ON EACH END.

4) WRAP 9" STRAIGHTFLASH INTO ROUGH OPENING 
AS EACH JAMB. OVERLAP SILL FLASHING 2" MIN.

5) SPRAY TOP OF JAMBS AND 
EXPOSED SHEATHING WITH 
MANUF. RECOMMENDED PRIMER.

6) ADHERE FLEXWRAP TO 
HEAD AND UPPER CORNERS. 
FLEXWRAP TO OVERLAP JAMB 
FLASHING 2" MIN.

7) FLIP DOWN HEAD FLAP AND 
ADHERE 4" STRAIGHTFLASH OVER 
DIAGONAL SEAMS AFTER WINDOW 
INSTALLATION. TAPE ALONG TOP OF 
WINDOW WITH 4" STRAIGHTFLASH. 

NOTE: FLASHING IS TO BE INSTALLED IN 
INDICATED SEQUENCE. INSTALL FLASHING AS 
PER MANUFACTURER RECOMMENDATIONS. 

CONT. BUILDING WRAP OVER 
OPENING FLASHING

BACKER ROD AND SEALANT

SCHEDULED WINDOW

CAVITY INSULATION; SEE WALL TYPES

HEADER AS PER STRUCTURAL

CONTINUOUS SEALANT

SELF-ADHERED MEMBRANE 
BENEATH HEAD FLASHING

* NOTE:  REFER TO WALL TYPES FOR FULL WALL ASSEMBLY

CORRUGATED METAL PANEL; SEE 
WALL TYPES

GYPSUM BOARD

RIGID INSULATION; SEE WALL 
TYPES AND COMCHECK

ALUMINUM FLASHING

INSULATION; SEE COMCHECK

CONT. VAPOR BARRIER

JACK STUDS AS PER STRUCTURAL

SCHEDULED DOOR AND FRAME

* NOTE:  REFER TO WALL TYPES FOR FULL WALL ASSEMBLY

SEALANT

ALUMINUM FLASHING

NORWEGIAN COMPOSITE SIDING; SEE 
ELEVATIONS

RIGID INSULATION; SEE COMCHECK 
AND WALL TYPES

CONTINUOUS BUILDING WRAP

1X8 ALUMINUM BATTEN

CAVITY INSULATION; 
SEE COMCHECK

HEADER AS PER STRUCTURAL CONTINUOUS BUILDING WRAP

* NOTE:  REFER TO WALL TYPES FOR FULL WALL ASSEMBLY

ALUMINUM FLASHING

SCHEDULED DOOR AND FRAME

SEALANT

NORWEGIAN COMPOSITE SIDING; SEE 
ELEVATIONS

1X8 ALUMINUM BATTEN

RIGID INSULATION; SEE COMCHECK

SCHEDULED DOOR

SCHEDULED FLOOR 
COVERING CONCRETE SLAB

HALF SADDLE ALUMINUM 
THRESHOLD SET IN MASTIC

EXTERIOR WALK

EXPANSION JOINT

WATER TIGHT DOOR SEAL.

CONT. SEALANT, BOTH SIDES
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A5.1

ARCHITECTURAL
DETAILS

 1" = 1'-0"A5.1

1 ROOF AT EAVE
 1" = 1'-0"A5.1

2 ROOF AT WALL

 1" = 1'-0"A5.1

3 TOP OF FOUNDATION -  SIDING
 1" = 1'-0"A5.1

4 TOP OF FOUNDATION -  SIDING

 1 1/2" = 1'-0"A5.1

5 WINDOW JAMB                            METAL PANEL

 1 1/2" = 1'-0"A5.1

6 WINDOW SILL                        WOOD SIDING

 1/2" = 1'-0"A5.1

7 FLASHING DETAIL
 1 1/2" = 1'-0"A5.1

8 WINDOW HEAD                               METAL PANEL

 1 1/2" = 1'-0"A5.1

9 EXTERIOR DOOR JAMB          WOOD SIDING

 1 1/2" = 1'-0"A5.1

10 EXTERIOR DOOR HEAD          WOOD SIDING

 1 1/2" = 1'-0"A5.1

11 EXTERIOR DOOR THRESHOLD
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02/07/2025
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STEEL BEAM; SEE STRUCTURAL

WATERPROOF MEMBRANE

NORWEGIAN BOARD, 
EUROPEAN SIDING

PRE-FINISHED METAL ROOF 
CAP W/ DRIP EDGE

PRE-FINISHED METAL ROOF 
CAP W/ DRIP EDGE

ROOF JOISTS; SEE 
STRUCTURAL

STANDING SEAM METAL ROOFING, 
INSTALLED AS PER MANUFACTURER'S 

RECOMMENDATIONS

STANDING SEAM METAL ROOFING, 
INSTALLED AS PER MANUFACTURER'S 
RECOMMENDATIONS

STEEL BEAM; SEE STRUCTURAL

ROOF STRUCTURE AS PER 
STRUCTURAL.

NORWEGIAN BOARD, 
EUROPEAN SIDING

ROOF JOISTS; SEE STRUCTURAL

STANDING SEAM METAL ROOFING, 
INSTALLED AS PER MANUFACTURER'S 
RECOMMENDATIONS

TRANSITION FLASHING; PER 
MANUFACTURER'S RECOMMENDATION

CONTINUOUS BUILDING WRAP

WATERPROOF MEMBRANE

4" CONC. SLAB OVER 
GRANULAR FILL

CONTINUOS SILL SEALER

SIDING MATERIAL; SEE BUILDING 
ELEVATION & WALL TYPES

CONT. BUILDING WRAP TO 
LAP OVER FLASHING

CONC. FOUNDATION WALL 
AS PER STRUCTURAL

ANCHOR BOLTS AS 
PER STRUCTURAL

ALUMINUM FLASHINGTREATED SILL PLATE

 1" = 1'-0"A5.2

1 PERGOLA ROOF AT EAVE
 1" = 1'-0"A5.2

2 PERGOLA ROOF AT WALL
 1" = 1'-0"A5.2

3 TOP OF FOUNDATION -  PERGOLA
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2"
2'

 - 
2"

2"
11

' -
 0

"

2'
 - 

6"

2"
1' - 9 1/2"

2"
1' - 9 1/2"

2"
1' - 9 1/2"

2"

6' - 0 1/2"

2"
2'

 - 
2"

2"
11

' -
 0

"

2'
 - 

6"

2"
1' - 9 1/2"

2"
1' - 9 1/2"

2"
1' - 9 1/2"

2"
1' - 9 1/2"

2"

8' - 0"

A B

HARDWARE GROUPS

HG1
- 3 BUTT HINGES
- SURFACE CLOSER
- PRIVACY LOCKSET (LEVER STYLE)
- PERIMETER WEATHER SEAL
- HINGE PIN DOOR STOP

HG2
- 3 BUTT HINGES
- STOREROOM LOCKSET (LEVER STYLE)
- PANIC BAR
- FLOOR MOUNTED DOOR STOP
- PERIMETER WEATER SEAL
- 8"X8" MINIMUM LOUVER

HG2
- 3 BUTT HINGES
- STOREROOM LOCKSET (LEVER STYLE)
- FLOOR MOUNTED DOOR STOP
- PERIMETER WEATHER SEAL
- 8"X8" MINIMUM LOUVER
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A6.1

BUILDING
SCHEDULES

DOOR SCHEDULE

DOOR # WIDTH HEIGHT
DOOR FRAME HARDWARE

GROUP REMARKSMATERIAL FINISH MATERIAL FINISH

101A
3' - 6" 7' - 0" HOLLOW METAL PAINT METAL PAINT HG2

EXTERIOR OF DOORS AND FRAMES TO BE
FINISHED WITH PC1 AND DOORS TO HAVE FIXED

LOVERS; SEE ELEVATIONS.

102A
2' - 6" 7' - 0" HOLLOW METAL PAINT METAL PAINT HG3

EXTERIOR OF DOORS AND FRAMES TO BE
FINISHED WITH PC1 AND DOORS TO HAVE FIXED

LOVERS; SEE ELEVATIONS.

103A
2' - 6" 7' - 0" HOLLOW METAL PAINT METAL PAINT HG3

EXTERIOR OF DOORS AND FRAMES TO BE
FINISHED WITH PC1 AND DOORS TO HAVE FIXED

LOVERS; SEE ELEVATIONS.

104A
3' - 0" 8' - 0" HOLLOW METAL PAINT METAL PAINT HG1

EXTERIOR OF DOORS AND FRAMES TO BE
FINISHED WITH PC1; SEE ELEVATIONS

105A
3' - 0" 8' - 0" HOLLOW METAL PAINT METAL PAINT HG1

EXTERIOR OF DOORS AND FRAMES TO BE
FINISHED WITH PC1; SEE ELEVATIONS

WINDOW SCHEDULE
WINDOW WIDTH HEIGHT OPERATION MATERIAL FINISH REMARKS

A 6' - 0 1/2" 2' - 6" FIXED ALUMINUM PC1 SEE EXTERIOR MATERIALS FOR FINISH SPEC.
B 8' - 0" 2' - 6" FIXED ALUMINUM PC1 SEE EXTERIOR MATERIALS FOR FINISH SPEC.

 1/2" = 1'-0"A6.1

1 WINDOW LEGEND

ROOM FINISH SCHEDULE
ROOM

FLOOR WALLS
CEILING

NOTESNUMBER NAME FINISH

PH-110 POOL EQUIP. UNFINISHED CONCRETE STOCK PAINT STOCK PAINT
PH-111 RESTROOM 1 TILE TILE EPOXY PAINT TILE WAINSCOAT TO 5'-0", EPOXY PAINT ABOVE
PH-112 RESTROOM 2 TILE TILE EPOXY PAINT TILE WAINSCOAT TO 5'-0", EPOXY PAINT ABOVE
PH-113 CHEM. STORAGE

1
UNFINISHED CONCRETE STOCK PAINT STOCK PAINT

PH-114 CHEM. STORAGE
2

UNFINISHED CONCRETE STOCK PAINT STOCK PAINT

NO. DATE DESCRIPTION

02/07/2025

Page 85 of 354



45 EAST CENTER STREET, STE 202, NORTH SALT LAKE, UTAH 84054   -   PH: 801.936.1343   -   WWW.JZW-A.COM  

PROJECT NUMBER:

REVISIONS:

ISSUED:

CONSULTANT

Copyright  2023 JZW Architects -The Purchaser is granted a single use license for construction only. These plans are copyrighted and are subject to copyright protection as an "architectural work" under the copyright act. The protection includes but is not limited to the overall form as well as the arrangement and composition of spaces. Under such protection, unauthorized use of these plans, work, or structure represented will result in the cessation of construction and/or monetary compensation to  JZW Architects.

STAMP

PA
RK

 S
TA

TIO
N

 C
O

UR
TY

A
RD

95
0 

PA
RK

 A
V

E,
 P

A
RK

 C
ITY

, U
T 

84
06

0

February 7th, 2025

19143

A9.1

3D VIEWS

A9.1

1 PERGOLA A PERSPECTIVE 1
A9.1

2 PERGOLA A PERSPECTIVE 2

A9.1

3 PERGOLA B PERSPECTIVE 1
A9.1

4 PERGOLA B PERSPECTIVE 2

A9.1

5 POOL HOUSE PERSPECTIVE 1
A9.1

6 POOL HOUSE PERSPECTIVE 2
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ROLLED LAVA STONE (SKU:857S) - PER 
FIREPIT OUTFITTER OR APPROVED 
EQUAL

STEEL FIREPIT SHELL - 
POWDERCOATED - COLOR: RUST 
TEXTURE (T091-BR47) PER CARDINAL 
OR APPROVED EQUAL

THE OUTDOOR PLUS 1-HOUR BUTTON 
TIMER 110V - TO BE POSITIONED ON 
LEAST NOTICABLE SIDE - INSIDE OF 
BENCH AREA

RECESSED AREA FOR COMPONENTS 
TO SIT IN - 2" DEEP

CUSTOM BURNER ASSEMBLY

FS

FS

FS

FS

FS

2'
-0

"

6'-0" 7'-0"

3'-6" 3'-6"

8"

4"

1'
-0

"

6'
-0

"

7'-0"

5'-7"

4'
-7

" 9"

2'
-0

"

3'-0" 8'-6"

1'-0" 6"

8" 4"

1'
-0

"

8'-6"

3'
-0

"

1'
-8

"

7'-2"

8"

GENERAL NOTES /
1. DETAILS ARE FOR DESIGN INTENT ONLY. 
CONTRACTOR TO PROVIDE SHOP DRAWINGS FOR 
EACH CUSTOM ELEMENT FOR ARCHITECT AND 
LANDSCAPE ARCHITECT REVIEW.
2. NOTES AND DETAILS ON SPECIFIC DRAWINGS 
TAKE PRECEDENCE OVER GENERAL NOTES AND 
TYPICAL DETAILS.
3. DIMENSIONS TAKE PRECEDENCE OVER SCALES 
SHOWN ON DRAWINGS.
4. CONTRACTOR TO COORDINATE INSTALLATION OF 
ALL OWNER FURNISHED LANDSCAPE ELEMENTS.
5. NOTIFY LANDSCAPE ARCHITECT OF ANY 
DISCREPANCIES IN DESIGN OR STAKING BEFORE 
PLACING SITE IMPROVEMENTS.
6. CONSULT WITH LANDSCAPE ARCHITECT ON ALL 
DESIGN DETAILS. FINAL MATERIALS TO BE 
APPROVED BY OWNER.
7. ALL FINAL SELECTIONS OF LIGHTING FIXTURES 
AND POWER SUPPLY TO BE COORDINATED WITH 
ELECTRICAL ENGINEER.
8. ALL STRUCTURAL REQUIREMENTS OF OUTDOOR 
SITE ELEMENTS TO BE COORDINATED WITH 
STRUCTURAL ENGINEER.

ENLARGEMENT SCALE: 1 1/2” = 1’-0”

SECTION CUT SCALE: 1” = 1’-0” ENLARGEMENT SCALE: 1” = 1’-0”

20'-8"

2'
-6

"

10
"

3'-0"

2'
-2

"

2'
-6

"
3"1"

5'-0" 5'-0" 5'-0" 1'-4" 2'-11" 1'-5"

2'
-1

0"

2'-6"

2'
-1

0"

1'-5" 2'-11" 2'-4" 3'-0" 2'-0" 3'-0" 6'-0"

5"

4"

4"

2'
-5

"

20'-8"

3"

1" SPACING

LS
50

3
SI

TE
 L

AY
O

UT
 

DE
TA

IL
S

FIREPIT - POOL AREA
SCALE: 3/4” = 1’-0”LS503

1

PLAN VIEW
ELEVATION TIMER VIEWELEVATION SIDE VIEW

FIREPIT RECTANGLE (QTY:2)
SCALE: 3/4” = 1’-0”LS503

2

STEEL FIREPIT SHELL - 
POWDERCOATED - COLOR: RUST 
TEXTURE (T091-BR47) PER CARDINAL 
OR APPROVED EQUAL

ROLLED LAVA STONE (SKU:857S) - PER 
FIREPIT OUTFITTER OR APPROVED 
EQUAL

THE OUTDOOR PLUS 1-HOUR BUTTON 
TIMER 110V - TIMER TO BE 
POSITIONED ON BENCH SIDE

RECESSED AREA FOR COMPONENTS 
TO SIT IN - 2" DEEP

CUSTOM BURNER ASSEMBLY

ELEVATION TIMER VIEWELEVATION SIDE VIEW

BBQ COUNTER (QTY:2)
SCALE: 3/4” = 1’-0”LS503

3

TYPICAL 4" TUBE 
STEEL FRAMING - 

PORCELAIN WALL TILE - ASSEMBLE - COLOR: EMISSARY - 
THICKNESS: 7/16 - SIZE: 30" X 60" - PANELS CUT TO SIZE WHERE 
ANNOTATED IN DETAIL - MOUNTING PER MANUFACTURERS 
INSTRUCTIONS - VENDOR: DALTILE

BLAZE ISLAND VENT - SKU
 (BLZ-ISLAND-VENT)

BLAZE ISLAND VENT - SKU
 (BLZ-ISLAND-VENT)

FIREGEAR E-STOP GAS TIMER LOCKING CABINET KIT (ESTOP-
LC-KIT) + FIREGEAR 4" MECHANICAL 1-HOUR GAS FIRE PIT 
TIMER WITH MANUAL EMERGENCY SHUT OFF (ESTOP1-0H)

FIREGEAR STAINLESS STEEL SURFACE 
MOUNT FOR ESTOP-0H - FIREGEAR 
MECHANICAL TIMER WITH EMERGENCY 
SHUTOFF, 1 HOUR - SKU: ESTOP1-0H

BLAZE 32" 4 BURNER LTE GAS GRILL WITH REAR 
BURNER AND BUILT-IN LIGHTING SYSTEM
- SKU (BLZ-4LTE2) - INCLUDE BLAZE BUILT IN GRILL 
COVER (4BICV)

E.Q.E.Q.

3"

A
1 

A
1 

CONTRACTOR TO PROVIDE ALL NECESSARY SHOP 
DRAWINGS SUBJECT TO OWNER AND LANDSCAPE 
ARCHITECT APPROVAL.

SITE ELEMENT TO ALIGN WITH TOP OF PAVER - ALL 
HEIGHTS SHOWN ARE FROM TOP OF PAVER 

(FINISHED SURFACE) 
A 

A

BLAZE 28-INCH SINGLE ACCESS DOOR - RIGHT HINGED 
(HORIZONTAL) SKU: BLZ SH-247-R-SC - MOUNTED ON CENTER OF 
BBQ
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LEGAL DESCRIPTION

PARCEL 1

PARK STATION CONDOMINIUMS PHASE 1 recorded July 9, 1980 as Entry No. 168353 on file and of record in the office of the Summit
County Recorder.

Less and Excepting Building 1 and all Units, Common Areas and Limited Common Areas within or associated with Building 1.

PARCEL 2

PARK STATION CONDOMINIUMS PHASE 2 recorded April 12, 1982 as Entry No. 190313 on file and of record in the office of the Summit
County Recorder.

Less and Excepting the Phase 2 Condominium building and all Units, Common Areas and Limited Common Areas within associated with the
Phase 2 Condominium building.

Found Monument (As-Noted)

Found Street Monument (As-Noted)

LOCATED IN THE NORTHWEST QUARTER OF SECTION 16, TOWNSHIP 2 SOUTH, RANGE 4 EAST,
SALT LAKE BASE AND MERIDIAN, SUMMIT COUNTY, UTAH

PARK STATION CONDOMINIUMS SUPPLEMENTAL PLAT

LEGEND

PROFESSIONAL LAND SURVEYING
AND CONSULTING

435-640-4200
463 SCENIC HEIGHTS ROAD, FRANCIS, UTAH  84036

SURVEYOR'S CERTIFICATE

 I, Charles Galati, do hereby certify that I am a Professional Land Surveyor, and that I hold License No. 7248891, in
accordance with Title 58, Chapter 22, of the Professional Engineers and Land Surveyor Act;  I further certify that by authority of the
owner, I have completed a survey of the property described hereon in accordance with Utah Code Section 17-23-17, have verified all
measurements, and have subdivided the Common Space Pool House as shown hereon,  hereafter to be known as PARK STATION
CONDOMINIUMS SUPPLEMENTAL PLAT, and that the same has been correctly surveyed and monumented on the ground as
shown on this plat.

NOTES

1. This plat amendment is subject to the Conditions of Approval in Ordinance 2025-_____.

2. The purpose of this plat is to describe and locate the Common Space Pool House building in the existing common space.

3. See Record of Survey S- 11655 on file with the Summit County Recorder performed by Allterra Utah LLC.

General Common Element

Not Part of this Plat

HOMEOWNER'S ASSOCIATION  CONSENT TO RECORD

KNOW ALL BY THESE PRESENTS that the undersigned is the ________________________of the Park Station Condominiums Homeowner's
Association of the above described tract of land, and hereby causes the same to be amended as set forth to be hereafter known as PARK STATION
CONDOMINIUMS SUPPLEMENTAL PLAT.

         In witness whereof, the undersigned set his hand this __________ day of ____________________, 2025.
Park Station Condominiums Homeowner's Association.

By: ________________________________________ 
________________________, its________________________

ACKNOWLEDGEMENT

STATE OF  UTAH                                    )

:ss.

COUNTY OF SUMMIT                            )

     On this _____ day of ____________________, 2025, ____________________personally appeared before me, whose identity is personally known to
me or proven on the basis of satisfactory evidence, and who by me duly sworn/affirmed, did say that he is signing as ________________________of the
Park Station Condominiums Homeowner's Association.

_________________________
Notary Public

_________________________
Printed Name

Residing in: ________________

My commission expires:_______________

Commission No._____________________
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January 23, 2025 

Scope of work for:  HDDR-pre:  At Grade improvements on private property (excluding any 
above ground structures): rebuild of existing sidewalks, landscaping, and existing fencing) 

Project Name/Address:  Park Station Condominiums Exterior Courtyard Renovations 
                                                   950 Park Ave., Park City, UT 84060 
                                                   Occurring between existing 4-story Buildings #1 & 2 
 
Basis for work:   

• The buildings and courtyard exterior improvements were built in 1979-1981, and are of 
original construction.   

• The center courtyard areas are of original construction, and  are showing age/deterioration, 
and existing pool/spas are experiencing mechanical issues and require renovations 
(concrete walkways/decks are cracked, pool fencing is rotted and structurally unsound, spa 
is leaking, both pool/spas are not up to current health codes).   

• This project is located at the bottom of Main Street in Old Town, and currently does not give 
a good example for the neighboring area.  This complex is an 80-unit condominium project, 
with 95% of occupancy with nightly short-term rentals of less than 7 nights.  We want to 
create a renovated outdoor design that upgrades complex, provides outdoor recreation 
areas as well as areas for private congregation. 

• Note that this central courtyard is visible from the bottom of Main Street traffic circle, visible 
during Silly Sunday and other events, and we would like it to be renovated/upgraded to the 
standards for Main Street, along with better enjoyment of the owners and guests that stay at 
Park Station Condominiums 

 
Note: This HDDR-pre is being submitted to obtain a building permit to commence the site 
improvements (landscaping, new sidewalks/slabs, replacement fencing, refurbish existing 
pool/spa).  

-  It DOES NOT include proposed new site structures (e.g. proposed new pool house, 
proposed pool pergolas, proposed 2 new BBQ island roof structures/BBQ islands).  These 
will be submitted on separate submittal for HDDR-full along with plat amendment for the 
added new pool house, which is in process.  These would be added if and when approved at 
a later date. 

- It DOES NOT include portions of proposed improvements that occur on City right-of-way, 
which are being handled separately through a Encroachment Agreement and separate 
plans 

- This does include renovations to outdoor bodies of water (existing, renovation), with 
separate submittals forthcoming to Summit County Health. 

 
Scope of Work: 

- New decks and walkways, with added snow-melt, to minimize “slip & fall accidents” 
- New irrigation systems, to focus on deep tree watering to save remaining stressed trees, 

and a water-wise new landscaping in planters.  Goal is to reduce water consumption while 
maintaining ample landscaping and planters 

- Renovation of existing outdoor pool (same gunite shell and size)(new plaster, tile, copings, 
new auto cover).  Replacement of two failing smaller bodies of waters to two new outdoor 
spas.  All pool/spas being upgraded to newer health department standards. 
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- Replacement perimeter fencing, adding safety and security (much of existing fencing is 
deteriorating and falling down/wood rotted) 

 
Preliminary Conceptual Design Drawings (submitted as part of this submittal) have been 
completed by Loft64, and were previously submitted.  100% Construction documents by Loft64 
have also previously been submitted. 
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Planning Department 
Staff Report 
 
Subject: 660 Main Street 
Application:  PL-25-06462 
Authors:  Jaron Ehlers, Planner I 
Date:   April 3, 2025 
Type of Item: Modification to Administrative Conditional Use Permit 
   Outdoor Dining   
 
Recommendation 
(I) Review the Modification to the 660 Main Street Administrative Conditional Use Permit 
for Outdoor Dining, (II) conduct a public hearing, and (III) consider approval based on 
the Findings of Fact, Conclusions of Law, and Conditions of Approval outlined in the 
Draft Final Action Letter (Exhibit A).  
 
Description 
Applicant: Byron Ellenburg, Applicant Representative 

 
Location: 660 Main Street 

 
Zoning District: Historic Recreation Commercial  

 
Adjacent Land Uses: Restaurant, Multi-Family Development 

 
Reason for Review: The Planning Director takes Final Action on Administrative 

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

 
Summary 
The Applicant proposes to expand the Outdoor Dining on an existing deck at 660 Main 
Street in the Union Square Condominiums First Amended Plat (Summit County 
Recorder Entry No. 879382, Exhibit D). 660 Main Street is in the Historic Recreation 
Commercial (HRC) Zoning District. The proposed Outdoor Dining consists of eight 
round tables with two chairs per table. These Outdoor Dining would be located on the 
walkway connecting Main Street and the plaza for Union Square. The property is a 
Landmark Historic Site.  
 

 
1 LMC § 15-1-8(J)  
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Figure 1: Image of 660 Main Street, highlighted in red, taken from Google Maps. 

 
`

 
Figure 2: Image of 660 Main Street taken from Google Street view. The area of the expanded Outdoor 

Dining is shown in red. 
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Figure 3: Image of proposed tables provided by Applicant. 

 

 
Figure 4: The current, previously approved in the Union Square plaza, Outdoor Dining at 660 Main Street.  
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Figure 5: The current Plat showing Unit DB-1 Ownership. The location of the proposed Outdoor Dining is 

outlined in red and the Outdoor Event area from 2014 is in green, this is the Union Square plaza. 

 
Background 
According to the Historic Site Inventory Form (Exhibit E) the building at 660 Main Street 
was built in 1886. It served as a train depot. Eventually, the tracks were removed and it 
ceased serving as a train depot.  
 
In 1988, 660 Main Street was issued a Conditional Use Permit (CUP) for Outdoor 
Dining. Staff found no site plan was found in the property file (Exhibit F).  
 
The lower level of 660 Main Street, where the Restaurant is located, is Unit DB-1 of the 
Union Square Condominiums Plat, recorded with Summit County on April 12, 2006 
(Exhibit G, Summit County Recorder Entry No. 774532). On December 4, 2008, the City 
Council passed Ordinance No. 08-47 approving the Union Square Condominiums First 
Amended Plat (Exhibit D, Summit County Recorder Entry No. 879382), which changed 
the Plat to reflect as-built conditions for a pedestrian easement, a change in ownership 
for multiple units, and a change in Limited Common Areas for specific units (Exhibit C). 
Unit DB-1 was minimally affected by this Plat Amendment. 
 
On August 15, 2014, an Administrative Conditional Use Permit (ACUP) was approved 
for Outdoor Music for a single event (Exhibit B) located in the Union Square plaza. The 
permit was necessary because the 1988 CUP did not cover Outdoor Music, just 
Outdoor Dining.  
 
There is currently Outdoor Dining in the Union Square plaza consisting of 12 tables with 
two chairs each.  
 
On January 9, 2025, City staff issued a Business License for a Restaurant (Le Depot) at 
660 Main Street (B-019719).  
 
On March 6, 2025, the Applicant submitted an application for Modification to the ACUP 
for Outdoor Dining associated with the Restaurant. On March 25, 2025, Planning staff 
deemed the Application complete.  
 
Analysis 
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Please refer to the draft Final Action Letter (Exhibit A) for full Analysis.  
 
(IV) The Development Review Committee reviewed the proposal on March 18, 
2025, and required the following Condition of Approval.2 
 
The Park City Fire District requires that the Applicant maintain an unobstructed pathway 
of at least 36 inches between the tables and the exterior wall so that when the door is at 
a 45-degree angle to the building there is no obstruction (Condition of Approval 5).  
 
Department Review 
The Planning Department reviewed this report.  
 
Notice 
Staff published notice on the City’s website and the Utah Public Notice website and 
posted notice to the property on March 24, 2025. Staff mailed courtesy notice to 
adjacent property owners on March 24, 2025.3  
 
Public Input 
Staff did not receive any public input at the time this report was published.  
 
Alternatives  
The Planning Director may:  

• Approve the proposed ACUP;  

• Deny the proposed ACUP and direct staff to make Findings for the denial; or 

• Request additional information and continue the discussion to a date certain.  
 
Exhibits 
Exhibit A: Draft Final Action Letter 
Attachment 1: Proposed Plans 
Exhibit B: 2014 ACUP Final Action Letter 
Exhibit C: Ordinance 08-47 
Exhibit D: Current Plat 
Exhibit E: 660 Main Street Historic Site Form 
Exhibit F: 1988 Outdoor Dining CUP Final Action Letter 
Exhibit G: 2006 Retired Plat 
 
 
 
 

 
2 The Development Review Committee meets the first and third Tuesday of each month to review and 
provide comments on Planning Applications, including review by the Building Department, Engineering 
Department, Sustainability Department, Transportation Planning Department, Code Enforcement, the City 
Attorney’s Office, Local Utilities including Rocky Mountain Power and Dominion Energy, the Park City Fire 
District, Public Works, Public Utilities, and the Snyderville Basin Water Reclamation District (SBWRD). 
3 LMC § 15-1-21 
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April 3, 2025 
 
Byron Ellenburg 
 
CC: Margo Cowley 
 
NOTICE OF PLANNING DEPARTMENT ACTION 
 
Description 
Address: 
 

660 Main Street 

Zoning District: 
 

Historic Recreation Commercial 

Application: 
 

Modification to Administrative Conditional Use Permit 

Project Number: 
 

PL-25-06462 

Action:  APPROVED WITH CONDITIONS (See Below) 
 

Date of Final Action: 
 

April 3, 2025 

Project Summary: The Applicant proposes Outdoor Dining for eight tables and 
16 seats on an existing deck. 
 

 
 
Action Taken 
On April 3, 2025, the Planning Director conducted a public hearing and approved the 
Modification to the Administrative Conditional Use Permit according to the following 
findings of fact, conclusions of law, and conditions of approval: 
 
Findings of Fact 

1. The Applicant proposes to expand the Outdoor Dining on an existing deck at 660 

Main Street in the Union Square Condominiums First Amended Plat (Summit 

County Recorder Entry No. 879382, Exhibit D).  

2. 660 Main Street is in the Historic Recreation Commercial (HRC) Zoning District.  

3. The proposed Outdoor Dining consists of eight round tables with two chairs per 

table.  

4. The property is a Landmark Historic Site.  
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5. According to the Historic Site Inventory Form (Exhibit E) the building at 660 Main 

Street was built in 1886. It served as a train depot. Eventually, the tracks were 

removed and it ceased serving as a train depot. 

6. In 1988, 660 Main Street was issued a Conditional Use Permit (CUP) for Outdoor 

Dining. Staff found no site plan was found in the property files (Exhibit F). 

7. The lower level of 660 Main Street, where the Restaurant is located, is Unit DB-1 

of the Union Square Condominiums Plat, recorded with Summit County on April 

12, 2006 (Summit County Recorder Entry No. 774532, Exhibit G). On December 

4, 2008, the City Council passed Ordinance No. 08-47 approving the Union 

Square Condominiums First Amended Plat (Summit County Recorder Entry No. 

879382), which changed the Plat to reflect as-built conditions for a pedestrian 

easement, a change in ownership for multiple units, and a change in Limited 

Common Areas for specific units (Exhibit C). Unit DB-1 was minimally affected by 

this Plat Amendment. 

8. On August 15, 2014, an Administrative Conditional Use Permit (ACUP) was 

approved for Outdoor Music for a single event (Exhibit B). The permit was 

necessary because the 1988 CUP did not cover Outdoor Music, just Outdoor 

Dining. 

9. On January 9, 2025, City staff issued a Business License for a Restaurant (Le 

Depot) at 660 Main Street (B-019719).  

10. On March 6, 2025, the Applicant submitted an application for Modification to the 

ACUP for Outdoor Dining associated with the Restaurant. On March 25, 2025, 

Planning staff deemed the Application complete.  

11. The proposal for Outdoor Dining complies with the HR C Zoning District 

regulations outlined in Land Management Code Chapter 15-2.5: 

a. Land Management Code (LMC) § 15-2.5-2(B)(21) establishes outdoor 

dining associated with a restaurant or café as an Administrative 

Conditional Use in the HRC Zoning District. Although existing outdoor 

dining at 660 Main Street was initially approved as a CUP by the Planning 

Commission, the LMC was later amended to make outdoor dining an 

Administrative Conditional Use requiring an ACUP in the HRC Zoning 

District.  

b. LMC § 15-2.5-12 requires compliance with Chapter 15-13, Regulations for 

Historic Districts and Historic Sites.  

i. LMC § 15-13-3(B)(1)(d)(1) states “All Streetscape or character area 

elements should work together to create a coherent visual identity 
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and public space. The visual cohesiveness and historic character of 

the area shall be maintained through the use of complementary 

materials.”  

ii. LMC § 15-13-3(B)(1)(d)(4) states “Street furniture, trash 

receptacles, bike racks, planters and other elements shall be 

simple in design and compatible with the appearance and scale of 

adjacent buildings and public spaces.”  

c. The proposed tables have a metal base and frame with a stone top. The 

Applicant proposes wicker chairs (Attachment 1). The furniture complies 

with the regulations because it is simple in design. The dark color of the 

chairs and tables complements the dark paint of the primary building at 

660 Main Street.  

12. The proposal for Outdoor Dining complies with the Off-street Parking 

requirements outlined in Land Management Code Chapter 15-3. 

a. LMC § 15-3-6(B) requires site specific review of the parking for Outdoor 

Dining at the time of ACUP. The Applicant proposes an increase of 

service of up to 16 people. While this is not an insignificant increase of 

usage, the location is existing public parking on Main Street and in the 

China Bridge Parking Structure. The site is also easily accessible by 

public transit as well as pedestrian access from Main Street and Heber 

Avenue.    

13. The proposal for Outdoor Dining complies with LMC Section 15-4-21. 

a. LMC § 15-4-21(B)(1) establishes the following criteria: 

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

public Property and does not diminish parking or landscaping. 

1. Per the Union Square Plat, 660 Main Street is designated 

Unit DB-1. The existing deck is shown to be appurtenant to 

Unit DB-1 and is designated Commercial Limited Common 

Area on the plat. 

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

1. The deck is located outside the public pedestrian easement 

and the Main Street Right-of-Way. 

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

circulation. 

Page 156 of 354



 
Planning Department  

 

 

 

1. The proposed seating Area is located on the existing deck 

and does not impede emergency Access or circulation 

(Condition of Approval 5). 

iv. The proposed furniture is Compatible with the Streetscape. 

1. The proposed tables have a metal base and frame with a 

stone top. The Applicant proposes wicker chairs. The 

furniture complies with the regulations because it is simple in 

design. The dark color of the chairs and tables complements 

the dark paint of the primary building at 660 Main Street.  

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

 
1. Outdoor Dining Uses must comply with the City Noise 

Ordinance, Municipal Code of Park City Chapter 6-3. 

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

1. Staff recommends Condition of Approval 1, “There will be no 

use of Outdoor Dining after 10:00 p.m.”  

vii. Review of the Restaurant’s seating capacity to determine 

appropriate mitigation measures in the event of increased parking 

demand. 

1. See Finding of Fact 12. 

14. The proposal for Outdoor Dining, as conditioned, complies with the Conditional 

Use Permit criteria outlined in Land Management Code Section 15-1-10(E). 

 
CUP Review Criteria  

 
Analysis of Proposal 

Size and location of the Site Complies 
Outdoor Dining is proposed on an existing deck 
area that is approximately 169 square feet within 
the platted limited common space appurtenant to 
660 Main Street and does not impact the existing 
pedestrian or emergency access.  

Traffic capacity Complies 
The increase of 16 seats for customers will have 
minimal impacts to traffic. The location is walkable 
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due to its proximity to the public pedestrian 
easement which connects the plaza to Main Street 
and Heber Avenue. 

Utility capacity Complies 
Utilities will remain as is. Outdoor Dining furniture 
will be placed on an existing deck. Therefore, the 
project will not impact Storm Water drainage 
capacity. 
 

Emergency vehicle access Complies 
The Outdoor Dining does not impede the existing 
emergency vehicle access to the Site because it is 
in the interior of the plaza. 
 

Off-street parking Complies 
See Finding of Fact 12 
 

Internal vehicular and 
pedestrian circulation system 

Complies 
See Finding of Fact 13(iii)(1). 
 

Fencing, screening, and 
landscaping 

Complies 
No changes to the existing fencing, screening or 
landscaping are proposed with this application. 
 

Structure Mass, bulk, and 
orientation 

Complies 
No changes to the existing structures are 
proposed. 
 

Useable open space Complies 
No changes to the existing open space are 
proposed. 
 

Signs and lighting Complies 
No changes to the existing signs or lighting are 
proposed. 
 

Physical design and 
compatibility with surrounding 
structures 

The proposed tables have a metal base and frame 
with a stone top. The Applicant proposes wicker 
chairs. The furniture complies with the regulations 
because it is simple in design. The dark color of 
the chairs and tables complements the dark paint 
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of the primary building at 660 Main Street. 

Noise, vibration, odors, steam, 
or other mechanical structures 

Complies 
See Finding of Fact 13(v)(1). 
 

Expected ownership Complies 
No changes to ownership are proposed. 
 

Environmentally Sensitive 
Lands, Physical Mine Hazards, 
Historic Mine Waste and Park 
City Soils Ordinance, or Steep 
Slopes 

Complies 
There will be no disturbance of the existing 
topography. 

General Plan Consistency Complies 
Outdoor Dining supports General Plan Goal 6.8 
(p.218) “Old Town: Main Street as the heart of 
Park City,” by encouraging commerce and by 
gathering merchants, visitors, and shoppers to 
Main Street. 
 

 
15. The Development Review Committee reviewed the proposal on March 18, 2025, 

and required the following Condition of Approval. 

a. The Park City Fire District requires that the Applicant maintain an 

unobstructed pathway of at least 36 inches between the tables and the 

exterior wall so that when the door is at a 45-degree angle to the building 

there is no obstruction 

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

and posted notice to the property on March 24, 2025.  

17. Staff mailed courtesy notice to adjacent property owners on March 24, 2025. 

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

in LMC Chapter 15-2.5 Historic Recreation Commercial Zoning, LMC Chapter 

15-3 Off-Street Parking, LMC Section 15-4-12 Goods and Uses to be Within 

Enclosed Building, and LMC Section 15-1-10 Conditional Use Review Process. 

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

circulation. 

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

planning. 
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Conditions of Approval 
1. Use of Outdoor Dining after 10:00 p.m. is prohibited. 

2. No Signs or Outdoor Lighting are proposed or approved with this application. 

3. The Outdoor Dining shall consist of no more than eight tables with two seats 

each for a total of 16 seats. 

4. The Planning Department must be informed in writing of any proposed changes 

to the approved Plans. Failure to do so may result in a Stop Work Order and 

Code Enforcement Action. 

5. There shall be maintained an unobstructed pathway of at least 36 inches 

between the tables and the wall so that even when the door is at a 45-degree 

angle to the building there is no obstruction. 

 
If you have questions or concerns regarding this Final Action Letter, please call (435) 
615-5058 or email jaron.ehlers@parkcity.org. 
 
Sincerely, 
 
 
 

Rebecca Ward, Planning Director 
 
CC: Jaron Ehlers, Project Planners 
 
Attachment 1: Approved Plans  
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HISTORIC SITE FORM - HISTORIC SITES INVENTORY
PARK CITY MUNICIPAL CORPORATION (10-08)

1  IDENTIFICATION  

Name of Property: Park City Union Pacific Depot 
Address: 660 Main Street AKA: 102 Pacific Avenue 

City, County: Park City, Summit County, Utah Tax Number: 

Current Owner Name: Parent Parcel(s):
Current Owner Address:
Legal Description (include acreage):

2  STATUS/USE

Property Category Evaluation*                    Reconstruction   Use
� building(s), main � Landmark Site           Date:     Original Use: Transportation 
� building(s), attached � Significant Site          Permit #:     Current Use: Commercial 
� building(s), detached � Not Historic               � Full    � Partial 
� building(s), public 
� building(s), accessory 
� structure(s) *National Register of Historic Places: � ineligible � eligible

� listed (date: 03/07/1979 - Park City Main Street Historic District)  

3  DOCUMENTATION  

Photos: Dates Research Sources (check all sources consulted, whether useful or not) 
� tax photo: � abstract of title      � city/county histories 
� prints:  � tax card      � personal interviews 
� historic: c. � original building permit      � Utah Hist. Research Center 

� sewer permit      � USHS Preservation Files 
Drawings and Plans � Sanborn Maps      � USHS Architects File 
� measured floor plans � obituary index      � LDS Family History Library 
� site sketch map � city directories/gazetteers      � Park City Hist. Soc/Museum 
� Historic American Bldg. Survey � census records      � university library(ies): 
� original plans: � biographical encyclopedias      � other:             
� other:  � newspapers    

      
Bibliographical References (books, articles, interviews, etc.)  Attach copies of all research notes and materials. 

Blaes, Dina & Beatrice Lufkin. "Final Report." Park City Historic Building Inventory. Salt Lake City: 2007. 
Carter, Thomas and Goss, Peter.  Utah’s Historic Architecture, 1847-1940: a Guide.  Salt Lake City, Utah: 
 University of Utah Graduate School of Architecture and Utah State Historical Society, 1991. 
Longstreth, Richard.  The Buildings of Main Street; A Guide to Commercial Architecture. Updated edition.  Walnut Creek, CA: 

Alta Mira Press, a division of Rowman & Littlefield Publishers, Inc., 2000. 
Notarianni, Philip F., "Park City Main Street Historic District." National Register of Historic Places Inventory, Nomination Form.

1979. 
Roberts, Allen. “Final Report.” Park City Reconnaissance Level Survey. Salt Lake City: 1995. 

4  ARCHITECTURAL DESCRIPTION & INTEGRITY      

Building Type and/or Style: other commercial building type No. Stories: 1 ½   

Additions: � none   � minor � major (describe below) Alterations: � none � minor   � major (describe below)

Number of associated outbuildings and/or structures: � accessory building(s), # _____; � structure(s), # _____.  

General Condition of Exterior Materials: 

Researcher/Organization:  Preservation Solutions/Park City Municipal Corporation         Date:   12-2008                         
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660 Main Street, Park City, Utah Page 2 of 3 

� Good (Well maintained with no serious problems apparent.) 

� Fair (Some problems are apparent. Describe the problems.):   

� Poor (Major problems are apparent and constitute an imminent threat.  Describe the problems.):

� Uninhabitable/Ruin 

Materials (The physical elements that were combined or deposited during a particular period of time in a particular pattern or configuration.
Describe the materials.):

Foundation: Concrete. 

Walls: Wooden siding - clapboard and shingles. 

Roof: Cross-wing roof form sheathed in wooden shingles. 

Windows/Doors: Four-over-four double-hung sash type, double-hung sash type with multi-pane surrounds, 
fixed casement and ribbons of fixed casement. 

Essential Historical Form: � Retains     � Does Not Retain, due to:  

Location: � Original Location     � Moved (date __________) Original Location: 

Design (The combination of physical elements that create the form, plan, space, structure, and style. Describe additions and/or alterations
from the original design, including dates--known or estimated--when alterations were made): The site was burned and rebuilt, but the 
important stylistic elements and details were reconstructed and the site retains its original design integrity.  This site 
is the subject of a National Register nomination beyond the nomination submitted in conjunction with the Park city 
Main Street Historic District.  Also, the Park City Historical Society & Museum files should be consulted for 
additional photographs and research materials. 

Setting (The physical environment--natural or manmade--of a historic site. Describe the setting and how it has changed over time.): Unlike 
the typical commercial building, this structure is set off the roadway by passenger platforms (now sidewalks and 
patios).  The setting, overall, has been altered as the rail lines were removed and replaced with adjacent buildings.  
The site itself, however, retains its setting as a railroad depot. 

Workmanship (The physical evidence of the crafts of a particular culture or people during a given period in history. Describe the distinctive
elements.): The physical evidence from the period that defines this as a typical Park City mining era transportation-
related building are the frame construction, the use of non-beveled (drop-novelty) wood siding, the decorative 
shingles in the gable ends, and the other Victorian Eclectic and Queen Anne style elements. 

Feeling (Describe the property's historic character.): The physical elements of the site, in combination, convey a sense of 
the transportation activity in a western mining town of the late nineteenth and early twentieth centuries. 

Association (Describe the link between the important historic era or person and the property.): The site was constructed during the 
early part of the mining era and represents the important transportation-related development in Park City.

This site was listed as a contributing building on the National Register of Historic Places in 1979 as part of the Park 
City Main Street Historic District. It was built within the historic period (1868-1929), is associated with the mining 
era, and retains its historic integrity.  As a result, it meets the criteria set forth in LMC Chapter 15-11 for designation 
as a Landmark Site. 

5  SIGNIFICANCE               

Architect: � Not Known � Known:   (source: )  Date of Construction: c. 18861

Builder: � Not Known � Known:     (source: ) 

1 Notarianni, page 140. 
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The site must represent an important part of the history or architecture of the community.  A site need only be 
significant under one of the three areas listed below: 

1. Historic Era:  
     � Settlement & Mining Boom Era (1868-1893) 
     � Mature Mining Era (1894-1930) 
     � Mining Decline & Emergence of Recreation Industry (1931-1962) 

Park City was the center of one of the top three metal mining districts in the state during Utah's mining 
boom period of the late nineteenth and early twentieth centuries, and it is one of only two major metal 
mining communities that have survived to the present. Park City's commercial buildings represent the best 
remaining metal mining town business district in the state.  The buildings along Main Street, in particular, 
provide important documentation of the commercial character of mining towns of that period, including the 
range of building materials, building types, and architectural styles. They contribute to our understanding of 
a significant aspect of Park City's economic growth and architectural development as a mining business 
district2.

2. Persons (Describe how the site is associated with the lives of persons who were of historic importance to the community or those who 
were significant in the history of the state, region, or nation):

3. Architecture (Describe how the site exemplifies noteworthy methods of construction, materials or craftsmanship used during the historic 
period or is the work of a master craftsman or notable architect):

6  PHOTOS                               

Digital color photographs are on file with the Planning Department, Park City Municipal Corp. 

Photo No. 1: Southwest oblique.   Camera facing northeast, 2006. 
Photo No. 2: Southwest oblique.   Camera facing northeast, 1995. 
Photo No. 3: South elevation.  Camera facing north, 1978 (online at NPS or on file with PCHS&M). 
Photo No. 4: Southwest oblique.   Camera facing northeast, 1978 (online at NPS or on file with 

PCHS&M). 

Park City Historical Society & Museum has an extensive library of historic photographs; time constraints 
did not permit review of available historic photographs for this report. 

2 From "Park City Main Street Historic District" written by Philip Notarianni, 1979 and “Residences of Mining Boom Era, Park City - Thematic Nomination” 
written by Roger Roper, 1984. 
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Planning Department 
Staff Report 
 
Subject: 218 Sandridge Road 
Application:  PL-25-06452 
Author:  Jacob Klopfenstein, Planner I 
Date:   April 3, 2025 
Type of Item: Modification to Historic District Design Review  
 
Recommendation 
(I) Review the Modification to a Historic District Design Review (HDDR), (II) conduct a 
public hearing, and (III) consider approving the Modification to HDDR based on the 
Findings of Fact, Conclusions of Law, and Conditions of Approval outlined in the Draft 
Final Action Letter (Exhibit A).  
 
Description 
Applicant: Dennis Hranitzky 

Molly Guinan, Applicant’s Representative 
 

Location: 218 Sandridge Road 
 

Zoning District: Historic Residential – 1 (HR-1) 
 
Adjacent Land Uses: 

 
Residential, Public Right-of-Way 

 
Reason for Review: 

 
The Planning Department reviews and takes Final Action on 
Modifications to Historic District Design Reviews.1 

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

 
Summary 
The Applicant previously received Historic District Design Review (HDDR) approval on 
November 7, 2024 (see Exhibit C, Planning Department November 7, 2024 Final Action 
Letter) to construct a 334-square-foot addition and 556-square-foot detached Accessory 
Building and remodel the existing Single-Family Dwelling (SFD) at 218 Sandridge Road, 
a Significant Historic Site.  
 
The Applicant indicated that structural engineering work revealed a need to increase 

 
1 LMC § 15-1-8 
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structural depths for the proposed changes to the Site. The Applicant requests a 
Modification to the HDDR approval to lower the main level of the proposed SFD by 6 
inches, and the lowest level of the SFD by 1 foot, 6 inches on the tertiary (west) facade 
to accommodate the necessary increase in structural depths (see Exhibit B, Applicant’s 
Proposed Modification Plans).  
 
The proposed modifications would slightly increase the interior height of the Structure, 
measured from the lowest finish floor plane to the point of the highest wall top plate that 
supports the ceiling joists or roof rafters, from 28 feet, 3 inches to 28 feet, 5 inches.  
 

 
Figure 1: Applicant’s rendering depicting tertiary facade of 218 Sandridge Road as originally proposed. 
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Figure 2: Applicant’s rendering depicting tertiary facade of 218 Sandridge Road with proposed modifications to 
accommodate increased structural depths, outlined in red. 

The proposed modifications will not create any visual changes to the primary and 
secondary facades of the home from the previously approved scope of work. The 
Applicant proposes lowering windows on the lowest level of the tertiary (west) façade of 
the home. The Applicant does not propose any other changes to windows. The 
Applicant also proposes removing one panel of the glass sliding door on the south-
facing tertiary façade, reducing the glazing by approximately 25 percent.  
 
Background 
The Historic Site Form indicates the original Significant Historic Structure at 218 
Sandridge Road was constructed c. 1895 and is also known as the Ingrid Parsons 
House. The structure is a cross-wing type house or T/L cottage, which was one of the 
three main house types constructed during the Mature Mining Era (1894-1930) of Park 
City. The Site is developed with a SFD and is Lot 1 of the 218 Sandridge Plat 
Amendment (Exhibit F, Summit County Recorder Entry No. 1226940).  
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Figure 3: 1940s-era tax photo of 218 Sandridge Road, taken from the Historic Site Form. 

Several additions modified the structure in 1900, the 1940s, and the 1960s, but the 
structure has retained its Historic form. The graphic below illustrates the various 
additions to the Historic Structure:  
 

 
Figure 4: Applicant's illustration showing various additions to the Historic Structure at 218 Sandridge Road. 

 
On November 1, 2023, the Historic Preservation Board approved in part, and continued 
in part, the Applicant’s Material Deconstruction request (November 1, 2023 Historic 
Preservation Board Packet, Item 5.D; Meeting Minutes p. 13-21). The Board 
unanimously approved the Material Deconstruction of the 1941 roofline, which restored 
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the 1907 roofline2.  The Board continued the Applicant’s Material Deconstruction 
request of 200 square feet of the 1889 roof form to January 3, 2024. The Board then 
continued the discussion again to February 7, 2024. 
 
On February 7, 2024, the Board approved the applicant’s Material Deconstruction 
request to remove 48 square feet of 1940s-era siding on the southern façade of the 
building and to remove 64 square feet of the 1889 Roof Form (February 7, 2024 Historic 
Preservation Board Packet, Item 6.B; Meeting Minutes, pp. 8-17). As part of the 
approval, the Board determined that the removal of the 1889 roof material does not 
negatively impact the historic roof form and held its earlier finding that the removal of 
the 1941 addition’s roof restores the roofline of the 1907 addition (see Exhibit D, Historic 
Preservation Board February 7, 2024 Final Action Letter). The Board included the 
November 1, 2023 decision to approve the Applicant’s Material Deconstruction of the 
1941 roofline, which restored the 1907 roofline, in the February 7, 2024 Final Action 
Letter.  
 
On June 26, 2024, the Planning Commission approved a Plat Amendment to create one 
Lot for the Significant Historic Site at 218 Sandridge Road (June 26, 2024 Planning 
Commission Packet, Item 6.C); Meeting Minutes, pp. 17-19). The Applicant recorded 
the plat with Summit County on October 29, 2024 (see Exhibit F, 218 Sandridge Road 
Plat Amendment, and Exhibit G, Planning Commission June 26, 2024 Plat Amendment 
Final Action Letter). The Planning Commission required a plat note that states the 
maximum Building Footprint for 218 Sandridge Road is 2,048 square feet.   
 
The Commission approved a Steep Slope Conditional Use Permit (SSCUP) for the 
proposed Accessory Building on August 14, 2024 (August 14, 2024 Planning 
Commission Packet, Item 6.C; Meeting Minutes, p. 11-24). See Exhibit H, Planning 
Commission August 14, 2024 SSCUP Final Action Letter. 
 
On November 7, 2024, the Planning Director approved the HDDR for 218 Sandridge 
Road (see Exhibit C, November 7, 2024 HDDR Final Action Letter for 218 Sandridge 
Road). On February 10, 2025, the Applicant paid the Financial Guarantee for the project 
in accordance with LMC § 15-11-9. 
 
Analysis 
(I) The proposal, as conditioned, complies with LMC Chapter 15-2.2 Historic 
Residential – 1 (HR-1) Zoning District. 
 
Single-Family Dwellings are an allowed Use in the HR-1 Zoning District, pursuant to 
LMC § 15-2.2-2(A)(1). Please see Exhibit C, November 7, 2024 HDDR Final Action 
Letter for 218 Sandridge Road, for the full HR-1 District analysis.  
 
LMC § 15-2.2-5(A) establishes a maximum interior Building Height of 35 feet. The 

 
2 This roofline is depicted in a 1907 Sanborn Fire Insurance map. The exact year when this roof form was 
added to 218 Sandridge is unknown, so it is alternately referred to as the 1900s-era roofline and 1907 
roofline in previous documents and this report.  
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proposed modifications would increase the interior Building Height from 28 feet, 3 
inches to 28 feet, 5 inches.  
 
The Applicant does not propose any other modifications that would affect the 
requirements of the HR-1 Zone.  
 
(II) The proposal, as conditioned, complies with LMC Chapter 15-3 Off-Street 
Parking. 
 
The Applicant does not propose any changes that would affect Off-Street Parking 
requirements. LMC § 15-3-6(A) requires two parking spaces for SFDs. Per LMC § 15-
2.2-4, Historic Structures that do not comply with Off-Street Parking requirements are 
considered valid Non-Complying Structures. The detached Accessory Building includes 
a single-car garage on the upper level and parking on the driveway for a second 
vehicle. 
 
Please see Exhibit C, November 7, 2024 HDDR Final Action Letter for 218 Sandridge 
Road, for the full Off-Street Parking analysis.  
 
(III) The proposal, as conditioned, complies with LMC Section 15-13-2 Regulations 
for Historic Residential Sites.  
 
LMC § 15-13-2 Regulations for Historic Residential Sites applies to the Applicant’s 
proposal due to 218 Sandridge Road’s designation as a Significant Historic Site. LMC § 
15-13-2 standards are presented below with staff analysis.  
 

A. Universal Regulations 
 

1. A site should be used as it was historically or 
be given a new use that requires minimal 
change to the distinctive materials and 
features. 

 

Complies: According to the 
Historic Site Form, the 
property has historically been 
used as a SFD. The Applicant 
proposes no change to this 
Use as part of the 
modifications.  
 

2. Changes to a site or building that have 
acquired historic significance in their own 
right should be retained and preserved. 

 

Complies: The proposed 
modifications do not involve 
any changes to a site or 
building that have acquired 
historic significance in their 
own right. 
 

3. The historic exterior features of a building 
should be retained and preserved. 

Complies: The Applicant 
proposes to retain existing 
exterior features of the Historic 
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Structure, including doors, 
windows, and metal roofing. 
The Applicant does not 
propose eliminating any 
Historic exterior features as 
part of the proposed 
modifications.  
 

4. Distinctive materials, components, finishes, 
and examples of craftsmanship should be 
retained and preserved. Owners are 
encouraged to reproduce missing historic 
elements that were original to the building, 
but have been removed. Physical or 
photographic evidence should be used to 
substantiate the reproduction of missing 
features. In some cases, where there is 
insufficient evidence to allow for an accurate 
reconstruction of the lost historic elements, it 
may be appropriate to reproduce missing 
historic elements that are consistent with 
properties of similar design, age, and 
detailing. 

 

Complies: The Applicant does 
not propose further alterations 
to the Historic features or 
forms of the Historic Structure 
as part of the proposed 
modifications. 

5. Deteriorated or damaged historic features 
and elements should be repaired rather than 
replaced. Where the severity of deterioration 
or existence of structural or material defects 
requires replacement, the feature or element 
should match the original in appearance, 
dimension, texture, material, and finish. The 
applicant must demonstrate the severity of 
deterioration or existence of defects by 
showing that the historic materials are no 
longer safe and/or serviceable and cannot 
be repaired to a safe and/or serviceable 
condition. If deteriorated or damaged beyond 
repair and significant operational energy 
savings can be demonstrated through a 
professionally calculated energy model, 
historic features may be replaced with 
energy efficient features that are similar in 
appearance, dimension, texture, material 
and finish. 

Complies: The proposed 
modifications do not involve 
any changes to deteriorated or 
damaged Historic Features.   

6. Features that do not contribute to the 
significance of the site or building and exist 

Complies: The Applicant 
proposes to retain existing 
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prior to the adoption of these regulations, 
such as incompatible windows, aluminum 
soffits, or iron porch supports or railings, may 
be maintained; however, if it is proposed 
they be changed, those features must be 
brought into compliance with these 
regulations. 

 

exterior features of the Historic 
Structure, including doors, 
windows, and metal roofing. 
The proposed modifications do 
not involve any further 
changes.  

7. Each site should be recognized as a physical 
record of its time, place and use. Owners are 
discouraged from introducing architectural 
elements or details that visually modify or 
alter the original building appearance when 
no evidence of such elements or details 
exists. 

 

Complies: The Applicant 
proposes to retain existing 
exterior features of the Historic 
Structure, including doors, 
windows, and metal roofing. 
The Applicant does not 
propose any further changes 
as part of the proposed 
modifications.  
 

8. Chemical or physical treatments, if 
appropriate, should be undertaken using 
recognized preservation methods. 
Treatments that cause damage to historic 
materials should not be used. Treatments 
that sustain and protect, but do not alter 
appearance, are encouraged. 

 

Complies: The Applicant does 
not propose chemical or 
physical treatments of historic 
building materials as part of 
the proposed modifications. 

9. New construction such as new additions, 
exterior alterations, repairs, upgrades, etc., 
should not destroy historic materials, 
features, and spatial relationships that 
characterize the historic site or historic 
building. New construction should be 
differentiated from the historic structure while 
also maintaining compatibility with the 
historic structure in materials, features, size, 
scale and proportion, and massing to protect 
the integrity of the historic structure, the 
historic site, and its environment. 

Complies: The Applicant 
proposes an addition to the 
Historic Structure including a 
foyer and entryway. The 
addition will serve as a clear 
transitional element between a 
new detached garage and the 
Historic Structure, maintaining 
compatibility with the Historic 
Structure through similar 
massing, proportional 
windows, and horizontal siding 
and metal roof material to 
match or complement existing 
features. The Applicant does 
not propose any further 
changes as part of the 
proposed modifications. 
 

10. New additions and related new construction Complies: The Applicant’s 
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should be undertaken in such a manner that, 
if removed in the future, the essential form 
and integrity of the historic property and its 
environment could be restored. 

 

proposed modifications would 
not compromise the integrity of 
the Historic property if 
removed in the future. 
 

 
 

B. Specific Regulations 
 
The Applicant proposes changes affecting topography and grading, the foundation, and 
doors as part of the proposed Modification to the HDDR. These standards are 
presented below with analysis. The Applicant does not propose further changes 
affecting items regulated by LMC § 15-13-2(B) beyond the previously approved HDDR 
(see Exhibit C, November 7, 2024 HDDR Final Action Letter for 218 Sandridge Road). 
 

 
LMC § 15-13-2(B)(1)(b): Topography & 
Grading 
 

 
See analysis below 

(1) Maintain the natural topography 
and original grading of the site 
when and where feasible. 

 

Condition of Approval recommended: 
The Applicant does not propose 
significant changes to the natural 
topography and grading of the Site. The 
floors on the tertiary façade will be 
lowered within the footprint of the 
previously approved foundation and will 
not further affect the topography and 
grading of the Site.  
 
Condition of Approval 2 requires the 
Applicant to maintain the natural 
topography and return the site to its 
original grading after construction is 
completed.  
  

(2) The historic character of the site 
should not be significantly altered 
by substantially changing the 
proportion of built and/or paved 
area to open space, and vice 
versa. 

 

Complies: The Applicant does not 
propose significantly altering the 
proportion of built or paved area to open 
space as part of the proposed 
modification. The proposed modifications 
will not exceed the footprint of the 
previously approved foundation and 
Structure. 
 

(3) Respect and maintain existing 
landscape features that 

Complies: The Applicant does not 
propose removing any additional 
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contribute to the historic 
character of the site and existing 
landscape features that provide 
sustainability benefits. 

 

vegetation as part of the proposed 
modifications.  
 

(4) Maintain established on-site 
native plantings. During 
construction, protect established 
vegetation to avoid damage. 
Replace damaged, aged, or 
diseased trees as necessary. 
Vegetation that may encroach 
upon or damage the historic 
structure may be removed, but 
should be replaced with native 
vegetation away from the historic 
building or structure. 

 

Complies: The Applicant does not 
propose removing any additional 
vegetation as part of the proposed 
modifications. 
 

 
LMC § 15-13-2(B)(2)(b): Foundation 

 
See analysis below. 
 

(1) The historic placement, 
orientation, and grade of a 
historic building shall be retained, 
as shall the original grade of the 
property where feasible. 

 

Complies: The Applicant does not 
propose changing the historic placement, 
orientation, or grade of the historic 
structure.  

(2) A new foundation shall not raise 
or lower a historic structure 
generally more than two (2) feet 
from its original floor elevation. 
 

Condition of Approval recommended: 
The proposed modifications will lower the 
structural elevation of the lowest finish 
floor by a maximum of 1 foot, 6 inches.  
 
The Applicant’s physical conditions report 
(Exhibit I) indicates that there are soft 
mortar joints at the stone and brick 
foundations. The Applicant proposes to fix 
and seal the foundation issues as part of 
the Historic Preservation Plan for the 
property. These proposed foundation 
repairs will not raise or lower the historic 
structure more than two feet from its 
original floor elevation.  
 
Condition of Approval 3 prohibits the 
Applicant from raising or lowering the 
Historic Structure more than 2 feet from 
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its original floor elevation.  
 

(3) A historic site shall be returned to 
original grade following 
construction of a foundation. 
When the original grade cannot 
be achieved, generally no more 
than six inches (6”) of the new 
foundation shall be visible above 
final grade on the primary and 
secondary facades. 
 

Condition of Approval recommended: 
The proposed modifications will not affect 
the visual impact of the primary and 
secondary facades of the SFD. The 
proposed modifications will lower the 
structural elevation of the lowest finish 
floor by a maximum of 1 foot, 6 inches. 
 
Condition of Approval 2 requires the 
applicant to maintain the natural 
topography and return the site to its 
original grading after construction is 
completed.  
 

(4) Re-grade the site so that all water 
drains away from the structure 
and does not enter the 
foundation. 
 

Condition of Approval recommended: 
Condition of Approval 2 requires the 
Applicant to re-grade the site such that 
water drains away from the structure and 
does not damage the foundation.  
Condition of Approval 2 also requires the 
Applicant to maintain the natural 
topography and return the site to its 
original grading after construction is 
completed.  

(5) A plinth, or trim board at the base 
of the historic structure, shall be 
added to visually anchor the 
historic structure to the new 
foundation. 
 

Condition of Approval recommended: 
The Applicant proposes fixing and sealing 
the existing foundation, which is made of 
brick, concrete, and stone. 
 
Condition of Approval 4 requires the 
Applicant to implement a plinth or trim 
board at the base of the Historic Structure 
if the foundation is visible below the 
Historic Structure.  
 

(6) Any re-grading of the site shall 
blend with grade of adjacent sites 
and shall not create the need for 
incompatible retaining walls. 
 

Condition of Approval recommended: 
The Applicant proposes replacing two 
failing non-Historic retaining walls on the 
north side of the property and preserving 
an existing Historic retaining wall on the 
south side of the Historic Structure.  
 
Condition of Approval 2 requires the 
applicant to maintain the natural 
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topography and return the site to its 
original grading after construction is 
completed.  
 

(7) The form, material, and detailing 
of a new foundation shall be 
similar to the historic foundation 
(when extant) or similar to 
foundations of nearby historic 
structures. 
 

Complies: The Applicant proposes fixing 
and sealing the existing foundation, which 
is made of brick, concrete, and stone.  

(8) Historic foundations shall not be 
concealed with masonry block, 
plywood panels, corrugated 
metal, or wood shingles. Masonry 
foundations shall be cleaned, 
repaired, or re-pointed according 
to masonry guidelines (published 
by the Secretary of the Interior). 
The replacement of existing 
historic material is allowed only 
when it can be shown that the 
historic material is no longer safe 
and/or serviceable and cannot be 
repaired to a safe and/or 
serviceable condition. 
 

Complies: The Applicant proposes small 
repairs to seal the existing foundation and 
does not propose concealing the Historic 
foundation, which is constructed out of 
brick, concrete, and stone.   

(9) Window or egress wells, if 
needed, shall not be located on 
the primary façade. Window or 
egress wells shall be located 
behind the midpoint of the 
secondary façades, on the rear 
tertiary façade, or in a location 
not visible from the primary public 
right-of-way. Landscape elements 
shall be used to aid in screening 
window/egress wells from the 
primary right-of-way. 
 

Complies: The Applicant does not 
propose any window or egress wells as 
part of the proposed modifications. 

 
LMC § 15-13-2(B)(2)(c): Doors 

 

 
See analysis below.  
 

(1) Maintain and preserve historic 
door openings, doors, door 
surrounds, and decorative door 

Complies: No Historic doors remain on 
the Historic Structure. Changes to the 
door opening on the south façade of the 
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features. 
 

Historic Structure were approved as part 
of the Historic Preservation Board’s 
February 7, 2024, Material 
Deconstruction approval. The Historic 
porch on the south façade of the Historic 
Structure was enclosed in the 1960s.  
 
The Applicant does not propose any 
further changes to Historic door openings 
as part of the proposed modifications. 
 

(2) Restore historic door openings 
that are significant to the period 
of restoration. On primary 
facades, in particular, consider 
reconstructing, based on physical 
or documentary evidence, historic 
doorways that no longer exist. 
 

Complies: The Historic porch on the 
south façade of the Historic Structure was 
enclosed in the 1960s, and no other 
Historic door openings remain on the 
Historic Structure.  
 
The Applicant does not propose any 
further changes to Historic door openings 
as part of the proposed modifications. 
 

(3) Avoid changing the position, 
proportions, or dimensions of 
historic door openings. It is not 
appropriate to create additional 
openings or remove historic 
openings on primary or 
secondary facades that are 
visible from the primary public 
right-of-way. 

 

Complies: As noted above, no Historic 
doors remain on the Historic Structure. 
Changes to the door opening on the 
south façade of the Historic Structure 
were approved as part of the Historic 
Preservation Board’s February 7, 2024, 
Material Deconstruction approval (see 
Exhibit D). The Historic porch on the 
south façade of the Historic Structure was 
enclosed in the 1960s.  
 
The Applicant does not propose any 
further changes to Historic door openings 
as part of the proposed modifications. 
 

(4) Replacement doors shall be 
allowed only when it can be 
shown that the historic doors are 
no longer safe and/or serviceable 
and cannot be repaired to a safe 
and/or serviceable condition. 
Replacement doors shall exactly 
match the historic door in size, 
material, profile, and style. 

 

The Applicant does not propose replacing 
any doors on the Historic Structure.  
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(5) When no physical or 
documentary evidence of original 
doors exists, replacement doors 
typically shall be of wood, with or 
without glazing, and shall 
complement the style of the 
historic structure. When replacing 
non-historic doors, use designs 
similar to those that were found 
historically in Park City. Paneled 
doors were typical and many had 
a vertical pane of glass. 
Scalloped, Dutch, and colonial 
doors, as well as door sidelights 
are not appropriate on most 
primary and secondary façades. 

 

The Applicant does not propose replacing 
any doors on the Historic Structure. 

(6) Storm doors and/or screen doors 
typical of the Mining Era may be 
used on primary or secondary 
facades when the applicant can 
show that they will not diminish 
the historic character of the 
building. 

 

The Applicant does not propose storm 
doors or screen doors.  

(7) New door openings may be 
considered on secondary 
facades. A new opening shall be 
similar in location, size, and type 
to those seen on the historic 
structure. 

 

Complies: The proposed vestibule and 
transitional element will utilize the door 
opening on the south façade, which will 
be enlarged to accommodate the 
vestibule. The Historic Preservation 
Board approved changes to the south 
façade of the Historic Structure on 
February 7, 2024 (see Exhibit D). The 
Historic porch on the south façade was 
enclosed in the 1960s, but the vestibule 
will utilize an entrance in roughly the 
same location as the historic door 
opening that was present prior to the 
enclosure of the historic porch.  
 
The Applicant’s proposed modification to 
decrease the glazing of the sliding door 
on the south-facing façade is not 
significantly different than door openings 
seen on the Historic structure.  
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(8) When a historic door opening is 
no longer functional on a primary 
façade, the door shall be retained 
and, if necessary, blocked on the 
interior side only. The door shall 
appear to be functional from the 
exterior. 

 

No historic door openings remain on the 
Historic Structure.  

 
  
Department Review 
The Planning Department reviewed this report.  
 
Notice 
Staff published notice on the City’s website and the Utah Public Notice website and 
posted notice to the property on March 19, 2025. Staff mailed courtesy notice to 
property owners within 300 feet on March 19, 2025. The Park Record published 
courtesy notice on March 21, 2025.3  
 
Public Input 
Staff did not receive any public input at the time this report was published.  
 
Alternatives  

• The Planning Director may approve the Modification to the HDDR;  

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

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

 
Exhibits 
Exhibit A: Draft Final Action Letter 
Exhibit B: Applicant’s Proposed Modification Plans 
Exhibit C: November 7, 2024 HDDR Final Action Letter for 218 Sandridge Road 
Exhibit D: Historic Preservation Board February 7, 2024 Final Action Letter 
Exhibit E: November 7, 2024 HDDR Plans for 218 Sandridge Road 
Exhibit F: 218 Sandridge Road Plat Amendment 
Exhibit G: Planning Commission June 26, 2024 Plat Amendment Final Action Letter 
Exhibit H: Planning Commission August 14, 2024 SSCUP Final Action Letter 
Exhibit I: Physical Conditions Report and Historic Preservation Plan for 218 Sandridge 
Road  

 
3 LMC § 15-1-21 
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April 3, 2025 
 
Molly Guinan 
mguinan@elliottworkgroup.com  
 
CC: Dennis Hranitzky 
 
NOTICE OF PLANNING DEPARTMENT ACTION 
 
Description 
Address: 
 

218 Sandridge Road 

Zoning District: 
 

Historic Residential – 1 (HR-1) 

Application: 
 

Modification to Historic District Design Review (HDDR) 

Project Number: 
 

PL-25-06452 

Action:  APPROVED WITH CONDITIONS (See Below) 
 

Date of Final Action: 
 

April 3, 2025 

Project Summary: The Applicant Proposes to Modify an Existing Historic District 
Design Review (HDDR) Approval to Lower the Finish Floor of 
the Single-Family Dwelling (SFD) and Adjust Glazing on a 
Sliding Door.  
 

 
 
Action Taken 
On April 3, 2025, the Planning Director conducted a public hearing and approved the 
Modification to HDDR for 218 Sandridge Road according to the following findings of 
fact, conclusions of law, and conditions of approval.  
 
Findings of Fact 

1. 218 Sandridge Road is developed with a Single-Family Dwelling (SFD) and is Lot 

1 of the 218 Sandridge Plat Amendment, recorded with Summit County on 

October 29, 2024 (Entry No. 1226940). 

2. The Historic Site Form indicates the original Significant Historic Structure at 218 

Sandridge Road was constructed c. 1895 and is also known as the Ingrid 

Parsons House. The structure is a cross-wing type house or T/L cottage, which 
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was one of the three main house types constructed during the Mature Mining Era 

(1894-1930) of Park City. 

3. Several additions modified the Historic Structure at 218 Sandridge Road in 1900, 

the 1940s, and the 1960s, but the structure has retained its Historic form. 

4. On November 1, 2023, the Historic Preservation Board approved in part, and 

continued in part, the applicant’s Material Deconstruction request. The Board 

unanimously approved the Material Deconstruction of the 1941 roofline, which 

will restore the 1907 roofline .  The Board continued the Applicant’s Material 

Deconstruction request of 200 square feet of the 1889 roof form to January 3, 

2024. The Board then continued the discussion again to February 7, 2024. 

5. On February 7, 2024, the Historic Preservation Board approved the applicant’s 

Material Deconstruction request to remove 48 square feet of 1940s-era siding on 

the southern façade of the building and to remove 64 square feet of the 1889 

Roof Form. As part of the approval, the Board determined that the removal of the 

1889 roof material did not negatively impact the Historic roof form and held its 

earlier finding that the removal of the 1941 addition’s roof restores the roofline of 

the 1907 addition. The Board included the November 1, 2023 decision to 

approve the applicant’s Material Deconstruction of the 1941 roofline, which 

restored the 1907 roofline, in the February 7, 2024 Final Action Letter. 

6. On June 26, 2024, the Planning Commission approved a Plat Amendment to 

create one Lot for the Significant Historic Site at 218 Sandridge Road. The 

Applicant recorded the plat with Summit County on October 29, 2024. The 

Planning Commission required a plat note that states the maximum Building 

Footprint for 218 Sandridge is 2,048 square feet.   

7. The Planning Commission approved a Steep Slope Conditional Use Permit 

(SSCUP) for a proposed 556-square-foot detached Accessory Building at 218 

Sandridge Road on August 14, 2024.  

8. On November 7, 2024, the Planning Director approved the Historic District 

Design Review (HDDR) to construct a 334-square-foot addition and 556-square-

foot detached Accessory Building and remodel the existing Single-Family 

Dwelling at 218 Sandridge Road.  

9. On February 10, 2025, the Applicant paid the Financial Guarantee for the project 

in accordance with Land Management Code (LMC) Section 15-11-9. 

10. The Applicant indicated that structural engineering work revealed a need to 

increase structural depths for the proposed changes to the Site. The Applicant 

requests a Modification to the HDDR approval to lower the main level of the 
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proposed SFD by 6 inches, and the lowest level of the SFD by 1 foot, 6 inches on 

the tertiary (west) facade to accommodate the necessary increase in structural 

depths.  

11. The proposed modifications would slightly increase the interior height of the 

Structure, measured from the lowest finish floor plane to the point of the highest 

wall top plate that supports the ceiling joists or roof rafters, from 28 feet, 3 inches 

to 28 feet, 5 inches. 

12. The Applicant also proposes removing one panel of the glass sliding door on the 

south-facing tertiary façade, reducing the glazing by approximately 25 percent. 

13. The proposed modifications will not create any visual changes on the primary 

and secondary facades of the home from the previously approved scope of work. 

14. The proposal, as conditioned, complies with LMC Chapter 15-2.2 Historic 

Residential – 1 (HR-1) Zoning District. 

a. Single Family Dwellings are an allowed Use in the HR-1 Zoning District, 

pursuant to LMC Section 15-2.2-2(A)(1).  

b. LMC Section 15-2.2-5(A) establishes a maximum interior Building Height 

of 35 feet. The proposed modifications would increase the interior Building 

Height from 28 feet, 3 inches to 28 feet, 5 inches.  

c. The Applicant does not propose any other modifications that would affect 

the requirements of the HR-1 Zone. The Planning Department November 

7, 2024 HDDR Final Action Letter for 218 Sandridge Road contains the full 

HR-1 District analysis. 

15. The proposal, as conditioned, complies with LMC Chapter 15-3 Off-Street 

Parking. 

a. The Applicant does not propose any changes that would affect Off-Street 

Parking Requirements as part of the proposed modifications.  

b. LMC Section 15-3-6(A) requires two parking spaces for SFDs. Per LMC 

Section 15-2.2-4, Historic Structures that do not comply with Off-Street 

Parking requirements are considered valid Non-Complying Structures. 

The detached Accessory Building includes a single-car garage on the 

upper level and parking on the driveway for a second vehicle. 

c. The Planning Department November 7, 2024 HDDR Final Action Letter for 

218 Sandridge Road contains the full Off-Street Parking analysis 

16. The proposal, as conditioned, complies with LMC Section 15-13-2 Regulations 

for Historic Residential Sites. 
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a. LMC Section 15-13-2 Regulations for Historic Residential Sites applies to 

the Applicant’s proposal due to 218 Sandridge Road’s designation as a 

Significant Historic Site. 

b. See Analysis in the table below regarding LMC Section 15-13-2(A) 

Universal Regulations: 

 

1. A site should be used as it was historically or 
be given a new use that requires minimal 
change to the distinctive materials and 
features. 

 

Complies: According to the 

Historic Site Form, the 

property has historically been 

used as a SFD. The Applicant 

proposes no change to this 

Use as part of the 

modifications.  

 

2. Changes to a site or building that have 
acquired historic significance in their own 
right should be retained and preserved. 

 

Complies: The proposed 

modifications do not involve 

any changes to a site or 

building that have acquired 

historic significance in their 

own right. 

 

3. The historic exterior features of a building 
should be retained and preserved. 

Complies: The Applicant 

proposes to retain existing 

exterior features of the Historic 

Structure, including doors, 

windows, and metal roofing. 

The Applicant does not 

propose eliminating any 

Historic exterior features as 

part of the proposed 

modifications.  

 

4. Distinctive materials, components, finishes, 
and examples of craftsmanship should be 

Complies: The Applicant does 

not propose further alterations 
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retained and preserved. Owners are 
encouraged to reproduce missing historic 
elements that were original to the building, 
but have been removed. Physical or 
photographic evidence should be used to 
substantiate the reproduction of missing 
features. In some cases, where there is 
insufficient evidence to allow for an accurate 
reconstruction of the lost historic elements, it 
may be appropriate to reproduce missing 
historic elements that are consistent with 
properties of similar design, age, and 
detailing. 

 

to the Historic features or 

forms of the Historic Structure 

as part of the proposed 

modifications. 

5. Deteriorated or damaged historic features 
and elements should be repaired rather than 
replaced. Where the severity of deterioration 
or existence of structural or material defects 
requires replacement, the feature or element 
should match the original in appearance, 
dimension, texture, material, and finish. The 
applicant must demonstrate the severity of 
deterioration or existence of defects by 
showing that the historic materials are no 
longer safe and/or serviceable and cannot 
be repaired to a safe and/or serviceable 
condition. If deteriorated or damaged beyond 
repair and significant operational energy 
savings can be demonstrated through a 
professionally calculated energy model, 
historic features may be replaced with 
energy efficient features that are similar in 
appearance, dimension, texture, material 
and finish. 

Complies: The proposed 

modifications do not involve 

any changes to deteriorated or 

damaged Historic Features.   

6. Features that do not contribute to the 
significance of the site or building and exist 
prior to the adoption of these regulations, 
such as incompatible windows, aluminum 
soffits, or iron porch supports or railings, may 
be maintained; however, if it is proposed 
they be changed, those features must be 
brought into compliance with these 

Complies: The Applicant 

proposes to retain existing 

exterior features of the Historic 

Structure, including doors, 

windows, and metal roofing. 

The proposed modifications do 
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regulations. 
 

not involve any further 

changes.  

7. Each site should be recognized as a physical 
record of its time, place and use. Owners are 
discouraged from introducing architectural 
elements or details that visually modify or 
alter the original building appearance when 
no evidence of such elements or details 
exists. 

 

Complies: The Applicant 

proposes to retain existing 

exterior features of the Historic 

Structure, including doors, 

windows, and metal roofing. 

The Applicant does not 

propose any further changes 

as part of the proposed 

modifications.  

 

8. Chemical or physical treatments, if 
appropriate, should be undertaken using 
recognized preservation methods. 
Treatments that cause damage to historic 
materials should not be used. Treatments 
that sustain and protect, but do not alter 
appearance, are encouraged. 

 

Complies: The Applicant does 

not propose chemical or 

physical treatments of historic 

building materials as part of 

the proposed modifications. 

9. New construction such as new additions, 
exterior alterations, repairs, upgrades, etc., 
should not destroy historic materials, 
features, and spatial relationships that 
characterize the historic site or historic 
building. New construction should be 
differentiated from the historic structure while 
also maintaining compatibility with the 
historic structure in materials, features, size, 
scale and proportion, and massing to protect 
the integrity of the historic structure, the 
historic site, and its environment. 

Complies: The Applicant 

proposes an addition to the 

Historic Structure including a 

foyer and entryway. The 

addition will serve as a clear 

transitional element between a 

new detached garage and the 

Historic Structure, maintaining 

compatibility with the Historic 

Structure through similar 

massing, proportional 

windows, and horizontal siding 

and metal roof material to 

match or complement existing 

features. The Applicant does 

not propose any further 
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changes as part of the 

proposed modifications. 

 

10. New additions and related new construction 
should be undertaken in such a manner that, 
if removed in the future, the essential form 
and integrity of the historic property and its 
environment could be restored. 

 

Complies: The Applicant’s 

proposed modifications would 

not compromise the integrity of 

the Historic property if 

removed in the future. 

 

 
 

c. The Applicant proposes changes affecting topography and grading, the 

foundation, and doors as part of the proposed Modification to the HDDR.  

d. See Analysis in the table below regarding LMC Section 15-13-2(B) 

Specific Regulations. 

 

 
LMC § 15-13-2(B)(1)(b): Topography & 
Grading 
 

 

See analysis below 

(1) Maintain the natural topography 
and original grading of the site 
when and where feasible. 

 

Condition of Approval recommended: 

The Applicant does not propose 

significant changes to the natural 

topography and grading of the Site. The 

floors on the tertiary façade will be 

lowered within the footprint of the 

previously approved foundation and will 

not further affect the topography and 

grading of the Site.  

 

Condition of Approval 2 requires the 

applicant to maintain the natural 

topography and return the site to its 

original grading after construction is 

completed.  
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(2) The historic character of the site 
should not be significantly altered 
by substantially changing the 
proportion of built and/or paved 
area to open space, and vice 
versa. 

 

Complies: The Applicant does not 

propose significantly altering the 

proportion of built or paved area to open 

space as part of the proposed 

modification. The proposed modifications 

will not exceed the footprint of the 

previously approved foundation and 

Structure. 

 

(3) Respect and maintain existing 
landscape features that 
contribute to the historic 
character of the site and existing 
landscape features that provide 
sustainability benefits. 

 

Complies: The Applicant does not 

propose removing any additional 

vegetation as part of the proposed 

modifications.  

 

(4) Maintain established on-site 
native plantings. During 
construction, protect established 
vegetation to avoid damage. 
Replace damaged, aged, or 
diseased trees as necessary. 
Vegetation that may encroach 
upon or damage the historic 
structure may be removed, but 
should be replaced with native 
vegetation away from the historic 
building or structure. 

 

Complies: The Applicant does not 

propose removing any additional 

vegetation as part of the proposed 

modifications. 

 

 
LMC § 15-13-2(B)(2)(b): Foundation 

 

See analysis below. 

 

(1) The historic placement, 
orientation, and grade of a 
historic building shall be retained, 
as shall the original grade of the 

Complies: The Applicant does not 

propose changing the historic placement, 
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property where feasible. 
 

orientation, or grade of the historic 

structure.  

(2) A new foundation shall not raise 
or lower a historic structure 
generally more than two (2) feet 
from its original floor elevation. 
 

Condition of Approval recommended: 

The proposed modifications will lower the 

structural elevation of the lowest finish 

floor by a maximum of 1 foot, 6 inches.  

 

The Applicant’s physical conditions report 

(Exhibit I) indicates that there are soft 

mortar joints at the stone and brick 

foundations. The Applicant proposes to fix 

and seal the foundation issues as part of 

the Historic Preservation Plan for the 

property. These proposed foundation 

repairs will not raise or lower the historic 

structure more than two feet from its 

original floor elevation.  

 

Condition of Approval 3 prohibits the 

Applicant from raising or lowering the 

Historic Structure more than 2 feet from 

its original floor elevation.  

 

(3) A historic site shall be returned to 
original grade following 
construction of a foundation. 
When the original grade cannot 
be achieved, generally no more 
than six inches (6”) of the new 
foundation shall be visible above 
final grade on the primary and 
secondary facades. 
 

Condition of Approval recommended: 

The proposed modifications will not affect 

the visual impact of the primary and 

secondary facades of the SFD. The 

proposed modifications will lower the 

structural elevation of the lowest finish 

floor by a maximum of 1 foot, 6 inches. 

 

Condition of Approval 2 requires the 

applicant to maintain the natural 

topography and return the site to its 
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original grading after construction is 

completed.  

 

(4) Re-grade the site so that all water 
drains away from the structure 
and does not enter the 
foundation. 
 

Condition of Approval recommended: 

Condition of Approval 2 requires the 

Applicant to re-grade the site such that 

water drains away from the structure and 

does not damage the foundation. 

Condition of Approval 2 also requires the 

Applicant to maintain the natural 

topography and return the site to its 

original grading after construction is 

completed.  

 

(5) A plinth, or trim board at the base 
of the historic structure, shall be 
added to visually anchor the 
historic structure to the new 
foundation. 
 

Condition of Approval recommended: 

The Applicant proposes fixing and sealing 

the existing foundation, which is made of 

brick, concrete, and stone. 

 

Condition of Approval 3 requires the 

Applicant to implement a plinth or trim 

board at the base of the Historic Structure 

if the foundation is visible below the 

Historic Structure.  

 

(6) Any re-grading of the site shall 
blend with grade of adjacent sites 
and shall not create the need for 
incompatible retaining walls. 
 

Condition of Approval recommended: 

The Applicant proposes replacing two 

failing non-Historic retaining walls on the 

north side of the property and preserving 

an existing Historic retaining wall on the 

south side of the Historic Structure.  

 

Condition of Approval 2 requires the 

applicant to maintain the natural 
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topography and return the site to its 

original grading after construction is 

completed.  

 

(7) The form, material, and detailing 
of a new foundation shall be 
similar to the historic foundation 
(when extant) or similar to 
foundations of nearby historic 
structures. 
 

Complies: The Applicant proposes fixing 

and sealing the existing foundation, which 

is made of brick, concrete, and stone.  

(8) Historic foundations shall not be 
concealed with masonry block, 
plywood panels, corrugated 
metal, or wood shingles. Masonry 
foundations shall be cleaned, 
repaired, or re-pointed according 
to masonry guidelines (published 
by the Secretary of the Interior). 
The replacement of existing 
historic material is allowed only 
when it can be shown that the 
historic material is no longer safe 
and/or serviceable and cannot be 
repaired to a safe and/or 
serviceable condition. 
 

Complies: The Applicant proposes small 

repairs to seal the existing foundation and 

does not propose concealing the Historic 

foundation, which is constructed out of 

brick, concrete, and stone.   

(9) Window or egress wells, if 
needed, shall not be located on 
the primary façade. Window or 
egress wells shall be located 
behind the midpoint of the 
secondary façades, on the rear 
tertiary façade, or in a location 
not visible from the primary public 
right-of-way. Landscape elements 
shall be used to aid in screening 
window/egress wells from the 
primary right-of-way. 
 

Complies: The Applicant does not 

propose any window or egress wells as 

part of the proposed modifications. 
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LMC § 15-13-2(B)(2)(c): Doors 

 

 

See analysis below.  

 

(1) Maintain and preserve historic 
door openings, doors, door 
surrounds, and decorative door 
features. 

 

Complies: No Historic doors remain on 

the Historic Structure. Changes to the 

door opening on the south façade of the 

Historic Structure were approved as part 

of the Historic Preservation Board’s 

Material Deconstruction February 7, 2024 

approval. The Historic porch on the south 

façade of the Historic Structure was 

enclosed in the 1960s.  

 

The Applicant does not propose any 

further changes to Historic door openings 

as part of the proposed modifications. 

 

(2) Restore historic door openings 
that are significant to the period 
of restoration. On primary 
facades, in particular, consider 
reconstructing, based on physical 
or documentary evidence, historic 
doorways that no longer exist. 
 

Complies: The Historic porch on the 

south façade of the Historic Structure was 

enclosed in the 1960s, and no other 

Historic door openings remain on the 

Historic Structure.  

 

The Applicant does not propose any 

further changes to Historic door openings 

as part of the proposed modifications. 

 

(3) Avoid changing the position, 
proportions, or dimensions of 
historic door openings. It is not 
appropriate to create additional 
openings or remove historic 
openings on primary or 
secondary facades that are 
visible from the primary public 

Complies: As noted above, no Historic 

doors remain on the Historic Structure. 

Changes to the door opening on the 

south façade of the Historic Structure 

were approved as part of the Historic 

Preservation Board’s Material 

Deconstruction February 7, 2024 
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right-of-way. 
 

approval (see Exhibit D). The Historic 

porch on the south façade of the Historic 

Structure was enclosed in the 1960s.  

 

The Applicant does not propose any 

further changes to Historic door openings 

as part of the proposed modifications. 

 

(4) Replacement doors shall be 
allowed only when it can be 
shown that the historic doors are 
no longer safe and/or serviceable 
and cannot be repaired to a safe 
and/or serviceable condition. 
Replacement doors shall exactly 
match the historic door in size, 
material, profile, and style. 

 

The Applicant does not propose replacing 

any doors on the Historic Structure.  

(5) When no physical or 
documentary evidence of original 
doors exists, replacement doors 
typically shall be of wood, with or 
without glazing, and shall 
complement the style of the 
historic structure. When replacing 
non-historic doors, use designs 
similar to those that were found 
historically in Park City. Paneled 
doors were typical and many had 
a vertical pane of glass. 
Scalloped, Dutch, and colonial 
doors, as well as door sidelights 
are not appropriate on most 
primary and secondary façades. 

 

The Applicant does not propose replacing 

any doors on the Historic Structure. 

(6) Storm doors and/or screen doors 
typical of the Mining Era may be 
used on primary or secondary 
facades when the applicant can 
show that they will not diminish 

The Applicant does not propose storm 

doors or screen doors.  
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the historic character of the 
building. 

 

(7) New door openings may be 
considered on secondary 
facades. A new opening shall be 
similar in location, size, and type 
to those seen on the historic 
structure. 

 

Complies: The proposed vestibule and 

transitional element will utilize the door 

opening on the south façade, which will 

be enlarged to accommodate the 

vestibule. The Historic Preservation 

Board approved changes to the south 

façade of the Historic Structure on 

February 7, 2024 (see Exhibit D). The 

Historic porch on the south façade was 

enclosed in the 1960s, but the vestibule 

will utilize an entrance in roughly the 

same location as the historic door 

opening that was present prior to the 

enclosure of the historic porch.  

 

The Applicant’s proposed modification to 

decrease the glazing of the sliding door 

on the south-facing façade is not 

significantly different than door openings 

seen on the Historic structure.  

  

(8) When a historic door opening is 
no longer functional on a primary 
façade, the door shall be retained 
and, if necessary, blocked on the 
interior side only. The door shall 
appear to be functional from the 
exterior. 

 

No historic door openings remain on the 

Historic Structure.  

 
e. The Applicant does not propose further changes affecting items regulated 

by LMC Section 15-13-2(B) beyond the previously approved HDDR. 

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

and posted notice to the property on March 19, 2025. Staff mailed courtesy 
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notice to property owners within 300 feet on March 19, 2025. The Park Record 

published courtesy notice on March 21, 2025.   

 
Conclusions of Law 

1. The proposal, as conditioned, complies with LMC Chapter 15-2.2 Historic 

Residential – 1 (HR-1) Zoning District. 

2. The proposal, as conditioned, complies with LMC Chapter 15-3 Off-Street 

Parking. 

3. The proposal, as conditioned, complies with LMC Section 15-13-2 Regulations 

for Historic Residential Sites. 

Conditions of Approval 
1. All previous Conditions of Approval relating to the Applicant’s current project 

remain in effect, including but not limited to Conditions of Approval required 

through the following Final Action Letters: 

a. November 7, 2024 HDDR Final Action Letter for 218 Sandridge Road 

b. Planning Commission August 14, 2024 SSCUP Final Action Letter for 218 

Sandridge Road 

c. Planning Commission June 26, 2024 Plat Amendment Final Action Letter 

for 218 Sandridge Road 

d. February 7, 2024 Historic Preservation Board Final Action Letter for 218 

Sandridge Road 

2. The Applicant shall maintain the natural topography and return the site to its 

original grading after construction is completed. The Applicant shall also re-grade 

the site such that water drains away from the structure and does not damage the 

foundation. 

3. The Applicant shall not raise or lower the Historic Structure more than 2 feet from 

its original floor elevation. 

4. A plinth or trim board shall be implemented at the base of the Historic Structure if 

the foundation is visible below the Historic Structure to visually anchor the 

Historic Structure to the foundation. 

5. The proposed work requires a Building Permit through the Building Department. 

6. The proposed work requires a Final Inspection by both the Building and Planning 

Departments. 
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Planning Department  

 

 

 

7. Modifications to the project require a modification application submittal to the 

Planning Department, payment of application fee, review for compliance with 

required standards, and Planning and Building Department approval.  

8. The designer, architect, and/or applicant shall be responsible for coordinating the 

approved architectural drawings, documents, and/or plans with the approved 

construction drawings and documents. The overall aesthetics of the approved 

HDDR architectural plans shall take precedence. Any discrepancies found 

among these documents that would cause a change in the approved construction 

drawings shall be reviewed and approved prior to construction.  

9. This Modification to Historic District Design Review Final Action Letter and 

approval shall expire on April 3, 2026 at 5:00 PM (MST). The Applicant shall 

obtain a Building Permit for the proposed work prior to that date. If a Building 

Permit for the proposed work is not approved before April 3, 2026 at 5:00 PM 

(MST), this Waiver Letter shall be voided, and the Applicant will be required to 

submit a new HDDR application to pursue the proposed work.  

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

Rebecca Ward 
Planning Director 

 
CC: Jacob Klopfenstein   
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February 18, 2025 

 

 

 

 

Reason for Request for Modification: 

 

Through our structural consultant’s investigations, we have become aware that we need to increase our 

structural depths, which will comprimise our ceiling heights and window head heights in the lowest and 

main levels. 

 

We propose a drop in the main level of 6“ and the lowest level of 1‘-6“.  

 

This modificaiton will lead to no visual change on the primary and secondary facades. The interior floor 

will lower, but windows will remain at their existing height. On the tertiary facade, no historic windows 

will change. We will lower windows on the lowest level of the tertiary facade—refer to diagram attached. 

As we are not modifying the roof height, we will be at ..... floor plate to top of roof plate. We request to 

remove the percent glazing from the sliding door.  
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General Notes - Site Plan

1. Refer to Sheet G-002, G-003 & G-004 for General Project Notes.

2. Before Digging or Trenching, Contact 'Blue Stakes' to Locate Underground Utilities.

3. L.O.D. (Limits of Disturbance) shall be Defined by the Area Contained within All Property 
Lines of the Site and shall Also Include Driveway and Areas of Utility Connection within 
Right-Of-Way. Total L.O.D. Area is Approximately 5835 sq ft.

4. Building is not Located within the Flood Hazard Zone as Defined by FEMA.

5. Surface Water shall Drain Away from the House at All Points. Direct Drainage Water to 
the Street or an Approved Drainage Course but not onto Neighboring Properties. The Grade 
shall Fall a Minimum of 6 Inches within the First 10 Feet. -IRC R401.3

6. Refer to Site Survey on Sheet C-001 for Reference Information.

7. Scope of Work is Limited to Building Project Area, See Proposed Site Plan AS-002.

8. Refer to Area Plan Sheet G-002 for Additional Building Square Footage Analysis.

Datum Reference

Architectural Elevation 100' - 0"  =  USGS  7160.7'  (Final Site Plan)

Note: USGS Aligns with Approved Final Site Plan Elevations. There is a +4'-6" Difference as 
Referenced in the Alliance Engineering Field Survey.

Arch. 100'-0" = 7153 (Final Site Plan) = xxxx (Civil Engineering)

COPYRIGHT: 

OWNER PROJECT NO:

DRAWN BY:

CHECKED BY:

SHEET  TITLE

ISSUE DATE:

EWG PROJECT NO:

DESIGNED BY:

CONTRACT NO:

1441 West Ute Blvd, Suite 100
Park City, Utah 84098
435-649-0092 or 801-415-1839
elliottworkgroup.com 

ELLIOTT WORKGROUP LLC

.

.

Elliott Workgroup, LLC

N
o
t fo

r C
o
n
stru

ctio
n

1
0
/1

0
/ 2

0
2
4

 1
2
:5

5
:0

2
 P

M
A

u
to

d
e

s
k
 D

o
c
s
:/
/2

2
-0

9
2
 S

a
n
d
ri

d
g
e

 R
o
a

d
 A

d
d
it
io

n
 a

n
d
 R

e
m

o
d
e
l/
2
1

8
 S

a
n

d
ri
d

g
e

 M
o

d
e
l_

R
e
n

o
v
a

ti
o
n

_
V

1
.1

.r
v
t

2024.07.02

Hranitzky Residence

218 Sandridge Road
Park City, UT 84060

MJG

LH

AS-001

Existing Site Plan

MJG

2022.092

Dennis Hranitzky

SSCUP

Hranitzky Residence

Rev. Date Description

3/16" = 1'-0"
1

Existing Site Plan/Building Footprint

Existing Retaining Wall - Steep Slope on South Side.A

B

A

B

Existing Landscape - South Side of House and Site.

N

Existing Landscape -
West YardC D

E

Existing Landscape -
West Yard

Existing Landscape -
West Yard

D

C

E

0 4' 12'8'

Page 252 of 354



 7152' 

 7
1
5
4
' 

 7
1
5
5
' 

 7
1
5

6
' 

 7
1
4
8
' 

 7
1
5
0
' 

 7
1
5
2
' 

 7
1
6
0
' 

 7162' 

 7
1
6
4
' 

 7165' 

 7
1
6
6
' 

 7
1
6
8
' 

 7152' 

 7154' 

 7155' 

 7156' 

 7158' 

Existing Gravel
Parking Area
To Be Re-Vegitated 
and Used for Snow Storage

Air
Filter
Unit

Front Yard Setback

10'-0"

5
'-0

"

N 56°52'21" E
 52.88'

S
 1

6
°5

9
'5

0
" E

 2
8
.6

5
'

S
 5

°  3
0
' 1

0
" E

 3
0
.2

6
'

S
 5

°  4
6
'0

6
" E

  4
3
. 9

0
'

N
 7

° 
1
2
'0

2
" 

E
  
4
0
. 
0
1
'

Existing Healthy 
Vegetation To Remain

Existing Paved
Parking Area
To Be Re-paved

S
e
tb

a
ck

1
0
'-0

"

Rear Yard Setback

10'-0"

31' 0".

19'-9 1/2"

Existing
Concrete Pad

Electric
Meter

A/C 
Unit

Gas
Meter

Proposed Building Footprint
Including Detached Garage

2045 sq ft

Detached Garage

Existing Failing Retaining 
Wall To Be Removed & 

Replaced

Existing Failing Pavers To Be 
Removed & Replaced

3
'-0

"

Side Yard Setback

Terraced Deck 
Introduced to Assist in 
Landscape Retention 
& Slope Stabilization

Gate To Public City Steps

Existing Unfinished & Failing  
Stacked Stone Retaining Wall 

To Be Replaced

Vegetation is Shown for Planning 
Purposes and is Aspirational.  Number 
and Types of Plants May Vary Based 
on Final Landscape Design 
Recommendations from Landscape 
Architect, Geotech, Civil Engineer, and 
Client Preferences.  Final Landscape 
Design Will Be Submitted with 
Construction Documents.  

Key -Native/Water Wise Plants

TREES
Amur Maple

Quaking Aspen

Colorado Blue Spruce

Bigtooth Maple

SHRUBS
Russian Sage
-Little Lace

Silver Creeping Willlow

Western Sand Cherry
-Pawnee Buttes

Yellow Shrubby Cinquefoil
-Little Pot of Gold

Alpine Currant

GRASSES
Dwarf Tufted Hairgrass
-Pixie Fountain
Little Blue Stem
-Carousel
-Prairie Blues

Boulders

Perennials to be interspersed 
with design at next stage.

General Notes - Site Plan

1. Refer to Sheet G-002, G-003 & G-004 for General Project Notes.

2. Before Digging or Trenching, Contact 'Blue Stakes' to Locate Underground Utilities.

3. L.O.D. (Limits of Disturbance) shall be Defined by the Area Contained within All Property 
Lines of the Site and shall Also Include Driveway and Areas of Utility Connection within 
Right-Of-Way. Total L.O.D. Area is Approximately 5835 sq ft.

4. Building is not Located within the Flood Hazard Zone as Defined by FEMA.

5. Surface Water shall Drain Away from the House at All Points. Direct Drainage Water to 
the Street or an Approved Drainage Course but not onto Neighboring Properties. The Grade 
shall Fall a Minimum of 6 Inches within the First 10 Feet. -IRC R401.3

6. Refer to Site Survey on Sheet C-001 for Reference Information.

7. Scope of Work is Limited to Building Project Area.

8. Refer to Area Plan Sheet G-002 for Additional Building Square Footage Analysis.

Datum Reference

Architectural Elevation 100' - 0"  =  USGS  7160.7'  (Final Site Plan)

Note: USGS Aligns with Approved Final Site Plan Elevations. There is a +4'-6" Difference as 
Referenced in the Alliance Engineering Field Survey.

Arch. 100'-0" = 7153 (Final Site Plan) = xxxx (Civil Engineering)
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General Notes - Site Plan

1. Refer to Sheet G-002, G-003 & G-004 for General Project Notes.

2. Before Digging or Trenching, Contact 'Blue Stakes' to Locate Underground Utilities.

3. L.O.D. (Limits of Disturbance) shall be Defined by the Area Contained within All Property 
Lines of the Site and shall Also Include Driveway and Areas of Utility Connection within 
Right-Of-Way. Total L.O.D. Area is Approximately 5835 sq ft.

4. Building is not Located within the Flood Hazard Zone as Defined by FEMA.

5. Surface Water shall Drain Away from the House at All Points. Direct Drainage Water to 
the Street or an Approved Drainage Course but not onto Neighboring Properties. The Grade 
shall Fall a Minimum of 6 Inches within the First 10 Feet. -IRC R401.3

6. Refer to Site Survey on Sheet C-001 for Reference Information.

7. Scope of Work is Limited to Building Project Area, See Proposed Site Plan AS-002.

8. Refer to Area Plan Sheet G-002 for Additional Building Square Footage Analysis.

Datum Reference

Architectural Elevation 100' - 0"  =  USGS  7160.7'  (Final Site Plan)

Note: USGS Aligns with Approved Final Site Plan Elevations. There is a +4'-6" Difference as 
Referenced in the Alliance Engineering Field Survey.

Arch. 100'-0" = 7153 (Final Site Plan) = xxxx (Civil Engineering)
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Schedule
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Legend
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101

Room name

101
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General Notes - Plan

1. Refer to Sheet G-002 for Architectural Notes.

2. Unless Noted Otherwise, Wall Dimensions are to Face of Stud and Face 
of Concrete/Cmu.

3.  Refer to Electrical, Mechanical & Plumbing Sheets for Aditional 
Information and Requirements.  

4.  See Structural Plans for Additional Information, Details and 
Requirements.

5. Provide Blocking or other Approved Method for Support at All Locations 
of Tv. Outlets to Accommodate Mounting of Flat Panel Televisions. 
Coordinate with Interior Elevations and Electrical Plans.

6. Coordinate Kitchen Equipment and Layouts with Mechanical, Electrical & 
Plumbing Plans. Provide Required Blocking for Fixtures and Casework.

7. Coordinate Utility Connections with Civil Drawings.
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Hranitzky Residence

218 Sandridge Road
Park City, UT 84060

MJG

LH

AX-100

Existing Floor Plan

MJG

2022.092

Dennis Hranitzky

SSCUP

Hranitzky Residence

Rev. Date Description

1/4" = 1'-0"
1

Existing Basement - Historic Timeline
1/4" = 1'-0"

2
Existing Level 1 - Historic Timeline
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UP

04

E

F

050301

B

A

D

02

C

Landscape Features 
all a Modern Addition

04

E

F

050301

B

A

D

1889

1900

1940/41

1960-2000

02

C

Unoccupied space
Roof Eave

Unoccupied space
Roof Eave

Unoccupied space
Roof Eave

Unoccupied space
Roof Eave

Unoccupied space
Mechanical Under Roof

Window Tag- Refer To Window Schedule

Door Tag- Refer To Door Schedule

Room Name And Number- Refer To Room Finish 
Schedule

Spot Elevation Marker

Legend

1t

101

Room name

101

Edge Of Roof Above

General Notes - Plan

1. Refer to Sheet G-002 for Architectural Notes.

2. Unless Noted Otherwise, Wall Dimensions are to Face of Stud and Face 
of Concrete/Cmu.

3.  Refer to Electrical, Mechanical & Plumbing Sheets for Aditional 
Information and Requirements.  

4.  See Structural Plans for Additional Information, Details and 
Requirements.

5. Provide Blocking or other Approved Method for Support at All Locations 
of Tv. Outlets to Accommodate Mounting of Flat Panel Televisions. 
Coordinate with Interior Elevations and Electrical Plans.

6. Coordinate Kitchen Equipment and Layouts with Mechanical, Electrical & 
Plumbing Plans. Provide Required Blocking for Fixtures and Casework.

7. Coordinate Utility Connections with Civil Drawings.
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2024.07.02

Hranitzky Residence

218 Sandridge Road
Park City, UT 84060

MJG

LH

AX-101

Existing Floor Plan

MJG

2022.092

Dennis Hranitzky

SSCUP

Hranitzky Residence

Rev. Date Description

1/4" = 1'-0"
2

Existing Roof
1/4" = 1'-0"

1
Existing Level 2 - Historical Timeline
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04

E

F

050301

B

A

D

02

C

1889

1900

1940/41

1960+

Landscape Features 
all a Modern Addition

04

E

F

050301

B

A

D

02

C

39'-5"

Proposed Restoration

Proposed Demolition

Remove 50 sq ft of 903 sq ft 1889 Roof

Remove 12 sq ft of 522 sq ft 1900's Roof

Remove 36 sq ft of 560 sq ft 1940/60's Roof

Restore 90 sq ft of 
522 sq ft 1900's Roof

Remove 344 sq ft of
560 sq ft 1940/60's Roof

Landscape Features 
all a Modern Addition

General Notes - Roof

1. Ice & Water Shield (CCW-403 or Owner Approved Equal) 
under All Asphalt Shingle Roofing.  Do not Install within 3'-0" of 
any Ridge.  Vent - Use 15# Felt (Lapped over Ice & Water 
Shield) in these Areas.  Double Layer of Underlayment 
Required on All 3:12 Roofs.

2. Ice & Water Shield (CCW-300Ht, or Owner Approved Equal) 
under All Standing-Seam Roofs.  Do not Install within 3'0" of 
any Ridge.  Vent-Use 15# Felt (Lapped over Ice & Water 
Shield) in these Areas.  Double Layer of Underlayment on All 
3:12 Roofs

3. The Net Free Ventilating Area shall not be less than 1/150 of 
the Area of Space Ventilated (50% of Required Ventilation at 
Ridge & 50% at Soffit).

4. Non Vented Roof for Cathedral Ceilings, See Sections and 
Insulation Requirements for R-49 Roof.

5. Final Colors & Materials to be Approved by Architect Prior to 
Commencement of Work.

6. Chimney, See Details.  Field Coordinate Direct Vent 
Fireplace Flue.

7. All Vents, Flues & Exahaust Pipes Penerating Roof should 
be Ganged Together and Located in Chimney (where Possible, 
Coord. With Architect).

8.  See Electrical Roof Plan for Heat Cable Locations and 
Requirements.

Keynotes - Roof

Line of Building Below

Chimney

Prefinished Metal Downspout, Coord. w/Arch.

Prefinished Metal Gutter, Coord. w/Arch.

Rigid Ridge Vent Under Asphalt Shingles

Ridge Line

Downspout

Roof Drain

Overflow Roof Drain

Exhaust Fan

Makeup Air Unit

Roof Slope

Heat Cable

Legend - Roof Materials

Standing Seam Metal Roof, See 
Specifications

TPO Roof Membrane

1

2

3

4

5

RL

DS

RD

ORD

EF

MAU

10" / 12"
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2024.07.02

Hranitzky Residence

218 Sandridge Road
Park City, UT 84060

MJG

LH

AX-102

Historic Timeline-Roof

MJG

2022.092

Dennis Hranitzky

SSCUP

Hranitzky Residence

Rev. Date Description

1/4" = 1'-0"
2

Existing Roof Historic Timeline
1/4" = 1'-0"

1
Existing Roof Historic Proposed changes

N N0 2' 8'4' 0 2' 8'4'

Page 257 of 354



Level 2
108' - 0"

Level 3
116' - 6"

Level 1
100' - 0"

0405 03 01

Secondary North Facade to remain as existing

02

No Historic Windows 
or Doors Remain on 
the North Facade

Level 2
108' - 0"

Level 3
116' - 6"

Level 1
100' - 0"

Level 2.5
112' - 0"

EF B AD

Existing windows to remain

Existing siding to remain

Primary East Facade to remain as existing

C

Level 2
108' - 0"

Level 3
116' - 6"

Level 1
100' - 0"

04 050301 02

No Historic 
Windows or Doors 

Remain on the 
South Facade

Level 2
108' - 0"

Level 3
116' - 6"

Level 1
100' - 0"

E FBA D

1900

1940

1964 - or more recent

1889

C

No Historic Windows 
or Doors Remain on 
the West Facade
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2024.07.02

Hranitzky Residence

218 Sandridge Road
Park City, UT 84060

MJG

LH

A-200

Elevations Existing

MJG

2022.092

Dennis Hranitzky

SSCUP

Hranitzky Residence

Rev. Date Description

1/4" = 1'-0"
1

Elevation North Existing
1/4" = 1'-0"

2
Elevation East Existing

1/4" = 1'-0"
3

Elevation South Existing
1/4" = 1'-0"

4
Elevation West Existing

0 2' 8'4'0 2' 8'4'

0 2' 8'4'0 2' 8'4'
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R
E

F
.

D
W

Window Tag- Refer To Window Schedule

Door Tag- Refer To Door Schedule

Room Name And Number- Refer To Room Finish 
Schedule

Spot Elevation Marker

Legend

1t

101

Room name

101

Edge Of Roof Above

General Notes - Plan

1. Refer to Sheet G-002 for Architectural Notes.

2. Unless Noted Otherwise, Wall Dimensions are to Face of Stud and Face 
of Concrete/Cmu.

3.  Refer to Electrical, Mechanical & Plumbing Sheets for Aditional 
Information and Requirements.  

4.  See Structural Plans for Additional Information, Details and 
Requirements.

5. Provide Blocking or other Approved Method for Support at All Locations 
of Tv. Outlets to Accommodate Mounting of Flat Panel Televisions. 
Coordinate with Interior Elevations and Electrical Plans.

6. Coordinate Kitchen Equipment and Layouts with Mechanical, Electrical & 
Plumbing Plans. Provide Required Blocking for Fixtures and Casework.

7. Coordinate Utility Connections with Civil Drawings.

04

E

F

050301

B

A-2012

A-201

1

A-201

3

A-201 4

A

14'-0" 12'-8 1/2" 12'-8 1/2"

39'-5"

4
'-
0
"

2
9
'-
7
"

7
'-
1
1
"

3
3
'-
7
"

D

02

C

Demo 
Canopy

Demo Stairs

Demo Windows 
to be replaced 
with doors See 

Elevations

Demo Wall to 
accomodate 
glass doors

Demo Non-
Historic Door

Demo Bathroom
Demo Stairs

Demo Kitchen

Demo 
Walls

Demo Walls

Demo Doors

Windows to be 
Replaced
Wall to Remain 
See Elevations

Demo and fill non-
historic window in 

non-historic facade 
per planning 

department request

Demo portion of 
wall and non-

historic window to 
accomdate 

entrance addition

Demo Gas 
Fireplace

Windows to 
be Replaced 
As Needed

Windows to 
be Replaced 
As Needed

Historic Windows 
to Remain. To Be 
Fixed Where 
Needed

Demo all 
Casework

1
'-
1
0
 3

/4
"

3
'-
0
"

Demo 
Chimney

Demo Key

Existing Building Elements to be Removed.

Existing Building Elements to Remain.

Existing Building Elements to Remain.

Existing Building Elements to be Removed.

Existing Floor Surfaces to be Removed.

Note Indicates Elements are to be Removed, 
Protected and Retained.

Note Indicates Elements are to be Removed 
and Disposed of.

Salvage

Demo

04

E

F

050301

B

A-2012

A-201

1

A-201

3

A-201 4

A

D

02

C

14'-0" 12'-8 1/2" 12'-8 1/2"

39'-5"

2
9
'-
7
"

7
'-
1
1
"

3
7
'-
6
"

Gap Opening 
to Crawl 
Space

Gap Opening 
to Crawl 
Space

Demo Floor
Throughout

Demo Walls

Demo Openings to 
Re-establish 
Windows in Historic 
Openings

Demo 
Bathroom
Disgard 

all fixtures

Demo 
Stairs

Demo Walls

Demo Walls

Demo Doors

Demo 
Doors

Demo 
Kitchen

Demo 
Column and 

Beam 
System

Existing crawl 
space to be 
Excavated

Existing 
Terraced 
Landscape to 
be Excavated

Demo 
Chimney 

@ Interior

Demo 
Window 

and Fill In.

Demo 
Window 

and Fill In.
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Hranitzky Residence

218 Sandridge Road
Park City, UT 84060

MJG

LH

AD-100

Proposed Demolition Floor
Plan

MJG

2022.092

Dennis Hranitzky

SSCUP

Hranitzky Residence

Rev. Date Description

1/4" = 1'-0"
2

Proposed Demo Plan Level 2

N N0 2' 8'4'0 2' 8'4'

1/4" = 1'-0"
1

Proposed Demo Plan Level 1
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Window Tag- Refer To Window Schedule

Door Tag- Refer To Door Schedule

Room Name And Number- Refer To Room Finish 
Schedule

Spot Elevation Marker

Legend

1t

101

Room name

101

Edge Of Roof Above

General Notes - Plan

1. Refer to Sheet G-002 for Architectural Notes.

2. Unless Noted Otherwise, Wall Dimensions are to Face of Stud and Face 
of Concrete/Cmu.

3.  Refer to Electrical, Mechanical & Plumbing Sheets for Aditional 
Information and Requirements.  

4.  See Structural Plans for Additional Information, Details and 
Requirements.

5. Provide Blocking or other Approved Method for Support at All Locations 
of Tv. Outlets to Accommodate Mounting of Flat Panel Televisions. 
Coordinate with Interior Elevations and Electrical Plans.

6. Coordinate Kitchen Equipment and Layouts with Mechanical, Electrical & 
Plumbing Plans. Provide Required Blocking for Fixtures and Casework.

7. Coordinate Utility Connections with Civil Drawings.

04

E

F

050301

B

1
1
'-
2
 1

/2
"

A-2012

A-201

1

A-201

3

A-201 4

A

14'-0" 12'-8 1/2" 12'-8 1/2"

39'-5"

4
'-
0
"

2
9
'-
7
"

7
'-
1
1
"

4
1
'-
6
"

D

02

C

Demo 
Bathroom

Demo 
Walls

Demo 
Walls

Demo 
Window

Demo Internal 
Chimney Structure

Demo 
Stairs

Demo Opening For Door
(See A-201 For Extent Of 

Demo)

Built-In 
Drawers To 

Be Demo

Built-In 
Drawers  To 

Be Demo

Existing Attic Hatch 
Under Shelf

Demo 
Doors

Existing Wall to 
Remain If Possible

Unoccupied 
Mechanical Attic

Demo Pitched Roof

Non 
Accessible 
Below Roof 

Slope

Non 
Accessible 
Below Roof 

Slope

Non 
Accessible 
Below Roof 

Slope

04

E

F

050301

B

A-2012

A-201

1

A-201

3

A-201 4

A

D

02

C

12'-8 1/2"12'-8 1/2"6'-1"7'-11"

39'-5"

4
'-
0
"

1
6
'-
4
 1

/2
"

8
'-
5
"

4
'-
9
 1

/2
"

7
'-
1
1
"

4
1
'-
6
"

8'-5 1/2"

1
9
'-
8
 1

/2
"

Demo Roof

344 SF 1940 To Be Removed

36 SF of 1940's
To Be Removed

50 SF of 1889 
To Be Removed

12 SF of 1900's 
To Be Removed

Reference Proposed Floor 
Plan For Roof Dimensioning

Remaining Roof 
Forms to be Protected 

and Preserved

5'-0 1/2"

Demo Shed Roof

Preserve Chimney @ 
Exterior

Demo Key

Existing Building Elements to be Removed.

Existing Building Elements to Remain.

Existing Building Elements to Remain.

Existing Building Elements to be Removed.

Existing Floor Surfaces to be Removed.

Note Indicates Elements are to be Removed, 
Protected and Retained.

Note Indicates Elements are to be Removed 
and Disposed of.

Salvage

Demo
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Hranitzky Residence

218 Sandridge Road
Park City, UT 84060

MJG

LH

AD-101

Proposed Demolition Floor
Plan

MJG

2022.092

Dennis Hranitzky

SSCUP

Hranitzky Residence

Rev. Date Description

1/4" = 1'-0"
1

Proposed Demo Plan Level 3
1/4" = 1'-0"

2
Proposed Demo Plan Roof
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Level 2
108' - 0"

Roof
119' - 1"

Level 3
116' - 6"

Level 1
100' - 0"

EF B AD C

Non-Historic Terraced 
Landscape Walls

Existing Non-Historic 
Fence & Entrance Gate 

Three Historic 
Windows Remain on 
the East Facade. 
Windows only to be 
upgraded if necessary 
for Thermal Efficiency 
or Lack of Operation

If Replacement is 
neccessary, Windows 
will be Replaced with 
Replicas of Historic 
Windows. 

Level 2
108' - 0"

Roof
119' - 1"

Level 3
116' - 6"

Level 1
100' - 0"

04 050301

Demolishing 1940 Shed Roof 
Re-establishes 1907 Historic 
Roof Line Beneath

48 sq. ft. of historic siding to 
be removed of 154 sq. ft. 

34 sq. ft. of 
non-historic 
siding to be 
removed

02

No Historic Windows 
or Doors Remain on 
the South Facade

Windows and doors to 
be upgraded for 
thermal efficiency.  

Opening Sizes, 
Window Styles and %
Glazing to Remain 
Unless Otherwise 
Noted.  

Non-Historic 
Door to be 
Demolished

Non-Historic Window to be 
Removed to Accomodate 
Addition

Non-Historic Windows 
to be Removed to 

Accomodate Sliding 
Doors

Non-Historic Window 
to be Removed at the 
Request of the PCMD 
Planning Department

Level 2
108' - 0"

Roof
119' - 1"

Level 3
116' - 6"

Level 1
100' - 0"

0405 03 0102
No Historic Windows 
or Doors Remain on 
the North Facade

Windows and doors to 
be upgraded for 
thermal efficiency.  

Opening Sizes, 
Window Styles and %
Glazing to Remain 
Unless Otherwise 
Noted.  

Level 2
108' - 0"

Roof
119' - 1"

Level 3
116' - 6"

Level 1
100' - 0"

E FBA D

Three Original Bay 
Windows to be 
Re-established

C
Demolish Portions of the 1889 

Roof and 1940 Roof to 
Accomodate Flat Roof Dormer 

Non-Historic Windows to be upgraded 
(Opening dimensions to be reduced by 36" 
width to compliment historic 1907 facade.

Non-Historic Terraced 
Landscaping to be Removed 
to Accomodate Proposed 
Single Car Garage

Existing Site Stairs 
to be removed

Non-Historic 
Window
to be filled in

Non-Historic 
Window
to be filled in

No Historic Windows 
or Doors Remain on 
the West Facade

Windows and doors to 
be upgraded for 
thermal efficiency.  

Opening Sizes, 
Window Styles and %
Glazing to Remain 
Unless Otherwise 
Noted.  

New Opening for 
Window Created in 
Non-Historic Wall 

Original Ridge Line and Roof Slope to Remain

1900 addition to remain

Datum Reference

Architectural Elevation 100' - 0"  =  USGS  7153' - 0"  (Final Site Plan)

Note: USGS Aligns with Approved Final Site Plan Elevations.  There is a +4'-6" Difference as 
Referenced in the Alliance Engineering Field Survey.

Arch. 100'-0" = 7153' - 0" (Final Site Plan) = xxxx (Civil Engineering)

Demo Key

Existing Building Elements to Remain.

Existing Building Elements to be Removed.

Note Indicates Elements are to be Removed, 
Protected and Retained.

Note Indicates Elements are to be Removed 
and Disposed of.

Salvage

Demo
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Hranitzky Residence

218 Sandridge Road
Park City, UT 84060

MJG

LH

A-201

Demo Elevations

MJG

2022.092

Dennis Hranitzky

SSCUP

Hranitzky Residence

Rev. Date Description

1/4" = 1'-0"
2

Demo Elevation East

1/4" = 1'-0"
3

Demo Elevation South

1/4" = 1'-0"
1

Demo Elevation North

1/4" = 1'-0"
4

Demo Elevation West

0 2' 8'4'

0 2' 8'4'

0 2' 8'4'

0 2' 8'4'
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105

Jr Master Bedroom

103

Living Room

101

Laundry

106

Bathroom

108

104a

108a

109a

101a

103a 101c
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107a
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Bedroom

109
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Storage

110

Bar

102

Bunk Room

107

Shower

104.2

Toilet

104.1

F.4

Toilet

108.1

104b

104c

E.6H F.8 I.6S

I.41F.8

I.4

I.4I.6S

I.4

I.41

I.6S

I.4

E.6H

E.6H

I.41 B.8

F.8

E.6H

B.8

I.4
I.41

B.8

I.41

I.4

I.6S

I.6S

F.1

F.3

F.3

F.4

F.4

F.4

F.1

F.8

F.12

108b

I.61

T

D

F.4

110c

110a

Window Tag- Refer To Window Schedule

Door Tag- Refer To Door Schedule

Room Name And Number- Refer To Room Finish 
Schedule

Spot Elevation Marker

Legend

1t

101

Room name

101

Edge Of Roof Above

General Notes - Plan

1. Refer to Sheet G-002 for Architectural Notes.

2. Unless Noted Otherwise, Wall Dimensions are to Face of Stud and Face 
of Concrete/Cmu.

3.  Refer to Electrical, Mechanical & Plumbing Sheets for Aditional 
Information and Requirements.  

4.  See Structural Plans for Additional Information, Details and 
Requirements.

5. Provide Blocking or other Approved Method for Support at All Locations 
of Tv. Outlets to Accommodate Mounting of Flat Panel Televisions. 
Coordinate with Interior Elevations and Electrical Plans.

6. Coordinate Kitchen Equipment and Layouts with Mechanical, Electrical & 
Plumbing Plans. Provide Required Blocking for Fixtures and Casework.

7. Coordinate Utility Connections with Civil Drawings.

Windows

Doors Floor Finishes

Wall Types

F.12 Foundation - 12" Concrete

E.6V Ext Wood 2x6 GWB/Siding Vertical 
U356 1hr

E.6H Ext Wood 2x6 GWB/Siding Horizontal 
U356 1hr2

I.6 Int Wood 2x6 1/2" GWB/GWB U317 45 
min

I.4 Int Wood 2x4 GWB/GWB FR

F.8 Foundation - 8" Concrete

B.8 Basic - 8" Concrete

I.6S Int Wood 2x6 1/2" GWB/GWB STC 37

I.41 Int Wood 2x4 GWB (One Side)

I.61 Int Wood 2x6 GWB (One Side)
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2024.07.02

Hranitzky Residence

218 Sandridge Road
Park City, UT 84060

MJG

LH

AE-100

Proposed Floor Plan Level 1

MJG

2022.092

Dennis Hranitzky

SSCUP

Hranitzky Residence

Rev. Date Description

1/4" = 1'-0"
1

Proposed CD Plan Level 1

N
1/4" = 1'-0"

2
Proposed Reference Plan Level 1

N

Mark Type Width Height

A Double Hung with Trim 3' - 0" 2' - 0"

B Window-Double_Hung-Marvin-Essential 2' - 0" 4' - 0"

C Fixed with Trim 3' - 0" 4' - 0"

D Window-Double_Hung-Marvin-Essential-MultiW_1
H

6' - 0
1/2"

4' - 11
1/2"

E Window-Double_Hung-Marvin-Essential-MultiW_1
H

5' - 5
1/2"

3' - 11
1/2"

F Window_Casement-1-Wide_Kolbe 2' - 0" 4' - 0"

G Window-Double_Hung-Marvin-Essential 3' - 0" 4' - 0"

H Window-Double_Hung-Marvin-Essential 1' - 6" 4' - 0"

I Fixed with Trim 3' - 0" 2' - 0"

J Window-Double_Hung-Marvin-Clad_Ultimate-Multi
ple_Units

2' - 11
3/8"

4' - 0
3/8"

JJ Fixed 2' - 0" 5' - 0"

K Window-Awning-1Wx1H_Kolbe 5' - 3" 1' - 10"

L Double Hung with Trim 1' - 4" 2' - 0"

M Fixed with Trim 3' - 0" 7' - 0"

N Window_Casement-3-Wide_Kolbe 5' - 4" 2' - 8"

O Fixed with Trim 3' - 0" 3' - 0"

P Window_Casement-1-Wide_Kolbe 2' - 6" 1' - 10"

PP Fixed 2' - 0" 3' - 0"

Q Double Hung with Trim 2' - 9" 4' - 0"

T Double Hung with Trim 3' - 0" 4' - 0"

TT Fixed with Trim 3' - 0" 1' - 6"

Mark Description

Door

Width Height

101a 3' - 0" 7' - 0"

101c 2' - 8" 7' - 0"

103a 2' - 6" 7' - 0"

104a 2' - 8" 7' - 0"

104b 2' - 4" 6' - 8"

104c 2' - 4" 6' - 8"

105a 2' - 6" 7' - 0"

106a Bathroom / Closet 3' - 0" 7' - 0"

107a 2' - 8" 7' - 0"

107b 2' - 8" 7' - 0"

108a 2' - 8" 7' - 0"

108b 2' - 4" 6' - 8"

108c Bathroom / Closet 2' - 6" 7' - 0"

109a 2' - 8" 6' - 8"

110a 3' - 0" 7' - 0"

110c 3' - 0" 6' - 8"

201a Commercial Stile and Rail
Wood French Door

3' - 0" 7' - 0"

201b 6' - 0" 7' - 0"

201c 6' - 0" 7' - 0"

201d 2' - 6" 6' - 8"

201e 2' - 6" 6' - 8"

201f 2' - 6" 6' - 8"

201g 6 Panel Door 2' - 6" 6' - 8"

201h Commercial Stile and Rail
Wood French Door

3' - 0" 7' - 0"

201i 0" 0"

201j 0" 0"

202a 2' - 8" 7' - 0"

203a 2' - 6" 7' - 0"

203b 2' - 4" 6' - 8"

204a 2' - 8" 7' - 0"

205a 2' - 8" 7' - 0"

207a Commercial Stile and Rail
Wood French Door

3' - 0" 7' - 0"

207b 8' - 0" 8' - 0"

301a 2' - 6" 6' - 8"

301b 6' - 0" 7' - 0"

302a Bathroom / Closet 3' - 0" 7' - 0"

303a Bathroom / Closet 3' - 0" 7' - 0"

303c 2' - 6" 7' - 0"

Mark
Finish
Description

F.1 Carpet

F.2 Concrete Floor

F.3 Floor Tile

F.4 Wood Floor

F.5 Vinyl Tile

F.6 Wall Tile

0 2' 8'4'0 2' 8'4'
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Living Room/Kitchen
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Bedroom

202

Mud Room

204
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207

202a
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A-204

1

A-204

2

Bathroom 1

203

DN

E.6H

I.6S

E.6H

E.6H

E.6H

E.6H

E.6H

E.6H

E.6H

I.4

I.4

I.6S

I.6S

I.6

I.4

B.8

F.1

F.3

F.3

F.3

F.4

T

T

203b

T T

201a

201d

Window Tag- Refer To Window Schedule

Door Tag- Refer To Door Schedule

Room Name And Number- Refer To Room Finish 
Schedule

Spot Elevation Marker

Legend

1t

101

Room name

101

Edge Of Roof Above

General Notes - Plan

1. Refer to Sheet G-002 for Architectural Notes.

2. Unless Noted Otherwise, Wall Dimensions are to Face of Stud and Face 
of Concrete/Cmu.

3.  Refer to Electrical, Mechanical & Plumbing Sheets for Aditional 
Information and Requirements.  

4.  See Structural Plans for Additional Information, Details and 
Requirements.

5. Provide Blocking or other Approved Method for Support at All Locations 
of Tv. Outlets to Accommodate Mounting of Flat Panel Televisions. 
Coordinate with Interior Elevations and Electrical Plans.

6. Coordinate Kitchen Equipment and Layouts with Mechanical, Electrical & 
Plumbing Plans. Provide Required Blocking for Fixtures and Casework.

7. Coordinate Utility Connections with Civil Drawings.

Windows

Doors Floor Finishes

Wall Types

F.12 Foundation - 12" Concrete

E.6V Ext Wood 2x6 GWB/Siding Vertical 
U356 1hr

E.6H Ext Wood 2x6 GWB/Siding Horizontal 
U356 1hr2

I.6 Int Wood 2x6 1/2" GWB/GWB U317 45 
min

I.4 Int Wood 2x4 GWB/GWB FR

F.8 Foundation - 8" Concrete

B.8 Basic - 8" Concrete

I.6S Int Wood 2x6 1/2" GWB/GWB STC 37

I.41 Int Wood 2x4 GWB (One Side)

I.61 Int Wood 2x6 GWB (One Side)
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2024.07.02

Hranitzky Residence

218 Sandridge Road
Park City, UT 84060

MJG

LH

AE-101

Proposed Floor Plan Level 2

MJG

2022.092

Dennis Hranitzky

SSCUP

Hranitzky Residence

Rev. Date Description

1/4" = 1'-0"
1

Proposed CD Plan Level 2
1/4" = 1'-0"

2
Proposed Reference Plan Level 2

N N

Mark Type Width Height

A Double Hung with Trim 3' - 0" 2' - 0"

B Window-Double_Hung-Marvin-Essential 2' - 0" 4' - 0"

C Fixed with Trim 3' - 0" 4' - 0"

D Window-Double_Hung-Marvin-Essential-MultiW_1
H

6' - 0
1/2"

4' - 11
1/2"

E Window-Double_Hung-Marvin-Essential-MultiW_1
H

5' - 5
1/2"

3' - 11
1/2"

F Window_Casement-1-Wide_Kolbe 2' - 0" 4' - 0"

G Window-Double_Hung-Marvin-Essential 3' - 0" 4' - 0"

H Window-Double_Hung-Marvin-Essential 1' - 6" 4' - 0"

I Fixed with Trim 3' - 0" 2' - 0"

J Window-Double_Hung-Marvin-Clad_Ultimate-Multi
ple_Units

2' - 11
3/8"

4' - 0
3/8"

JJ Fixed 2' - 0" 5' - 0"

K Window-Awning-1Wx1H_Kolbe 5' - 3" 1' - 10"

L Double Hung with Trim 1' - 4" 2' - 0"

M Fixed with Trim 3' - 0" 7' - 0"

N Window_Casement-3-Wide_Kolbe 5' - 4" 2' - 8"

O Fixed with Trim 3' - 0" 3' - 0"

P Window_Casement-1-Wide_Kolbe 2' - 6" 1' - 10"

PP Fixed 2' - 0" 3' - 0"

Q Double Hung with Trim 2' - 9" 4' - 0"

T Double Hung with Trim 3' - 0" 4' - 0"

TT Fixed with Trim 3' - 0" 1' - 6"

Mark Description

Door

Width Height

101a 3' - 0" 7' - 0"

101c 2' - 8" 7' - 0"

103a 2' - 6" 7' - 0"

104a 2' - 8" 7' - 0"

104b 2' - 4" 6' - 8"

104c 2' - 4" 6' - 8"

105a 2' - 6" 7' - 0"

106a Bathroom / Closet 3' - 0" 7' - 0"

107a 2' - 8" 7' - 0"

107b 2' - 8" 7' - 0"

108a 2' - 8" 7' - 0"

108b 2' - 4" 6' - 8"

108c Bathroom / Closet 2' - 6" 7' - 0"

109a 2' - 8" 6' - 8"

110a 3' - 0" 7' - 0"

110c 3' - 0" 6' - 8"

201a Commercial Stile and Rail
Wood French Door

3' - 0" 7' - 0"

201b 6' - 0" 7' - 0"

201c 6' - 0" 7' - 0"

201d 2' - 6" 6' - 8"

201e 2' - 6" 6' - 8"

201f 2' - 6" 6' - 8"

201g 6 Panel Door 2' - 6" 6' - 8"

201h Commercial Stile and Rail
Wood French Door

3' - 0" 7' - 0"

201i 0" 0"

201j 0" 0"

202a 2' - 8" 7' - 0"

203a 2' - 6" 7' - 0"

203b 2' - 4" 6' - 8"

204a 2' - 8" 7' - 0"

205a 2' - 8" 7' - 0"

207a Commercial Stile and Rail
Wood French Door

3' - 0" 7' - 0"

207b 8' - 0" 8' - 0"

301a 2' - 6" 6' - 8"

301b 6' - 0" 7' - 0"

302a Bathroom / Closet 3' - 0" 7' - 0"

303a Bathroom / Closet 3' - 0" 7' - 0"

303c 2' - 6" 7' - 0"

Mark
Finish
Description

F.1 Carpet

F.2 Concrete Floor

F.3 Floor Tile

F.4 Wood Floor

F.5 Vinyl Tile

F.6 Wall Tile

0 2' 8'4'0 2' 8'4'
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207a

I

207b

T

T T

Garage

207

C

A-204

1

A-204

2
DN

E.6HE.6H

E.6H

E.6V

E.6H

E.6V

E.6H

E.6V

E.6H

T T

I

201a

JJ

JJ

JJ

Window Tag- Refer To Window Schedule

Door Tag- Refer To Door Schedule

Room Name And Number- Refer To Room Finish 
Schedule

Spot Elevation Marker

Legend

1t

101

Room name

101

Edge Of Roof Above

General Notes - Plan

1. Refer to Sheet G-002 for Architectural Notes.

2. Unless Noted Otherwise, Wall Dimensions are to Face of Stud and Face 
of Concrete/Cmu.

3.  Refer to Electrical, Mechanical & Plumbing Sheets for Aditional 
Information and Requirements.  

4.  See Structural Plans for Additional Information, Details and 
Requirements.

5. Provide Blocking or other Approved Method for Support at All Locations 
of Tv. Outlets to Accommodate Mounting of Flat Panel Televisions. 
Coordinate with Interior Elevations and Electrical Plans.

6. Coordinate Kitchen Equipment and Layouts with Mechanical, Electrical & 
Plumbing Plans. Provide Required Blocking for Fixtures and Casework.

7. Coordinate Utility Connections with Civil Drawings.

Windows

Doors Floor Finishes

Wall Types

F.12 Foundation - 12" Concrete

E.6V Ext Wood 2x6 GWB/Siding Vertical 
U356 1hr

E.6H Ext Wood 2x6 GWB/Siding Horizontal 
U356 1hr2

I.6 Int Wood 2x6 1/2" GWB/GWB U317 45 
min

I.4 Int Wood 2x4 GWB/GWB FR

F.8 Foundation - 8" Concrete

B.8 Basic - 8" Concrete

I.6S Int Wood 2x6 1/2" GWB/GWB STC 37

I.41 Int Wood 2x4 GWB (One Side)

I.61 Int Wood 2x6 GWB (One Side)
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2024.07.02

Hranitzky Residence

218 Sandridge Road
Park City, UT 84060

MJG

LH

AE-102

Proposed Floor Plan Level
2.5

MJG

2022.092

Dennis Hranitzky

SSCUP

Hranitzky Residence

Rev. Date Description

N
1/4" = 1'-0"

1
Proposed CD Plan Level 2.5

1/4" = 1'-0"
2

Proposed Reference Plan Level 2.5

N

Mark Type Width Height

A Double Hung with Trim 3' - 0" 2' - 0"

B Window-Double_Hung-Marvin-Essential 2' - 0" 4' - 0"

C Fixed with Trim 3' - 0" 4' - 0"

D Window-Double_Hung-Marvin-Essential-MultiW_1
H

6' - 0
1/2"

4' - 11
1/2"

E Window-Double_Hung-Marvin-Essential-MultiW_1
H

5' - 5
1/2"

3' - 11
1/2"

F Window_Casement-1-Wide_Kolbe 2' - 0" 4' - 0"

G Window-Double_Hung-Marvin-Essential 3' - 0" 4' - 0"

H Window-Double_Hung-Marvin-Essential 1' - 6" 4' - 0"

I Fixed with Trim 3' - 0" 2' - 0"

J Window-Double_Hung-Marvin-Clad_Ultimate-Multi
ple_Units

2' - 11
3/8"

4' - 0
3/8"

JJ Fixed 2' - 0" 5' - 0"

K Window-Awning-1Wx1H_Kolbe 5' - 3" 1' - 10"

L Double Hung with Trim 1' - 4" 2' - 0"

M Fixed with Trim 3' - 0" 7' - 0"

N Window_Casement-3-Wide_Kolbe 5' - 4" 2' - 8"

O Fixed with Trim 3' - 0" 3' - 0"

P Window_Casement-1-Wide_Kolbe 2' - 6" 1' - 10"

PP Fixed 2' - 0" 3' - 0"

Q Double Hung with Trim 2' - 9" 4' - 0"

T Double Hung with Trim 3' - 0" 4' - 0"

TT Fixed with Trim 3' - 0" 1' - 6"

Mark Description

Door

Width Height

101a 3' - 0" 7' - 0"

101c 2' - 8" 7' - 0"

103a 2' - 6" 7' - 0"

104a 2' - 8" 7' - 0"

104b 2' - 4" 6' - 8"

104c 2' - 4" 6' - 8"

105a 2' - 6" 7' - 0"

106a Bathroom / Closet 3' - 0" 7' - 0"

107a 2' - 8" 7' - 0"

107b 2' - 8" 7' - 0"

108a 2' - 8" 7' - 0"

108b 2' - 4" 6' - 8"

108c Bathroom / Closet 2' - 6" 7' - 0"

109a 2' - 8" 6' - 8"

110a 3' - 0" 7' - 0"

110c 3' - 0" 6' - 8"

201a Commercial Stile and Rail
Wood French Door

3' - 0" 7' - 0"

201b 6' - 0" 7' - 0"

201c 6' - 0" 7' - 0"

201d 2' - 6" 6' - 8"

201e 2' - 6" 6' - 8"

201f 2' - 6" 6' - 8"

201g 6 Panel Door 2' - 6" 6' - 8"

201h Commercial Stile and Rail
Wood French Door

3' - 0" 7' - 0"

201i 0" 0"

201j 0" 0"

202a 2' - 8" 7' - 0"

203a 2' - 6" 7' - 0"

203b 2' - 4" 6' - 8"

204a 2' - 8" 7' - 0"

205a 2' - 8" 7' - 0"

207a Commercial Stile and Rail
Wood French Door

3' - 0" 7' - 0"

207b 8' - 0" 8' - 0"

301a 2' - 6" 6' - 8"

301b 6' - 0" 7' - 0"

302a Bathroom / Closet 3' - 0" 7' - 0"

303a Bathroom / Closet 3' - 0" 7' - 0"

303c 2' - 6" 7' - 0"

Mark
Finish
Description

F.1 Carpet

F.2 Concrete Floor

F.3 Floor Tile

F.4 Wood Floor

F.5 Vinyl Tile

F.6 Wall Tile

0 2' 8'4'0 2' 8'4'
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UP

UP

UP

04

E

F

G

H

0501

B

07

06

1

A-302

A

D

02

C

2

A-302

A-406
1

Master Bathroom

303

Master Bedroom

301

Master Closet

302

Stairwell

306

A-407
1

A-406
6

A-407
6

Master Bar

304

Seating Area

305
116' - 6"

116' - 2 1/2"

19'-11 3/4"

1
3
'-
3
"

3
'-
4
 1

/2
"

20'-9 1/4"

12'-8 1/2"

9
'-
8
 3

/4
"

2
'-
4
"

2'-6"

3
'-
1
 3

/4
"

4
'-
0
 1

/4
"

3
'-
1
 3

/4
"

04

E

F

G

H

0301

B

07

06

A

D

02

C

Master Bathroom

303

303a

304a

302a

301b

O

M

O

Master Bedroom

301

Master Closet

302

Stairwell

306

Master Bar

304

Seating Area

305

303c

303d

Toilet

303.1

Laundry

303.2

301a

303b

E.6H

E.6H

?

I.4

I.4

E.6V

I.6 I.4

I.4

E.6H

I.6S

E.6H

I.6S

E.6H

E.6H

E.6V

I.4

Non Occupied 
Attic Space

Non Occupied 
Attic Space

Non Occupied 
Attic Space

Non Occupied 
Attic Space

F.1

F.1

F.1

F.4

F.3

SC-1

N

TT

TT

T

TPO Slope to Drain

Slope to Drain

T T

T

T

201a

PP

PP

PP

Window Tag- Refer To Window Schedule

Door Tag- Refer To Door Schedule

Room Name And Number- Refer To Room Finish 
Schedule

Spot Elevation Marker

Legend

1t

101

Room name

101

Edge Of Roof Above

General Notes - Plan

1. Refer to Sheet G-002 for Architectural Notes.

2. Unless Noted Otherwise, Wall Dimensions are to Face of Stud and Face 
of Concrete/Cmu.

3.  Refer to Electrical, Mechanical & Plumbing Sheets for Aditional 
Information and Requirements.  

4.  See Structural Plans for Additional Information, Details and 
Requirements.

5. Provide Blocking or other Approved Method for Support at All Locations 
of Tv. Outlets to Accommodate Mounting of Flat Panel Televisions. 
Coordinate with Interior Elevations and Electrical Plans.

6. Coordinate Kitchen Equipment and Layouts with Mechanical, Electrical & 
Plumbing Plans. Provide Required Blocking for Fixtures and Casework.

7. Coordinate Utility Connections with Civil Drawings.

Windows

Doors Floor Finishes

Wall Types

F.12 Foundation - 12" Concrete

E.6V Ext Wood 2x6 GWB/Siding Vertical 
U356 1hr

E.6H Ext Wood 2x6 GWB/Siding Horizontal 
U356 1hr2

I.6 Int Wood 2x6 1/2" GWB/GWB U317 45 
min

I.4 Int Wood 2x4 GWB/GWB FR

F.8 Foundation - 8" Concrete

B.8 Basic - 8" Concrete

I.6S Int Wood 2x6 1/2" GWB/GWB STC 37

I.41 Int Wood 2x4 GWB (One Side)

I.61 Int Wood 2x6 GWB (One Side)
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2024.07.02

Hranitzky Residence

218 Sandridge Road
Park City, UT 84060

MJG

LH

AE-103

Proposed Floor Plan Level 3

MJG

2022.092

Dennis Hranitzky

SSCUP

Hranitzky Residence

Rev. Date Description

1/4" = 1'-0"
1

Proposed CD Plan Level 3
1/4" = 1'-0"

2
Proposed Reference Plan Level 3

N N

Mark Type Width Height

A Double Hung with Trim 3' - 0" 2' - 0"

B Window-Double_Hung-Marvin-Essential 2' - 0" 4' - 0"

C Fixed with Trim 3' - 0" 4' - 0"

D Window-Double_Hung-Marvin-Essential-MultiW_1
H

6' - 0
1/2"

4' - 11
1/2"

E Window-Double_Hung-Marvin-Essential-MultiW_1
H

5' - 5
1/2"

3' - 11
1/2"

F Window_Casement-1-Wide_Kolbe 2' - 0" 4' - 0"

G Window-Double_Hung-Marvin-Essential 3' - 0" 4' - 0"

H Window-Double_Hung-Marvin-Essential 1' - 6" 4' - 0"

I Fixed with Trim 3' - 0" 2' - 0"

J Window-Double_Hung-Marvin-Clad_Ultimate-Multi
ple_Units

2' - 11
3/8"

4' - 0
3/8"

JJ Fixed 2' - 0" 5' - 0"

K Window-Awning-1Wx1H_Kolbe 5' - 3" 1' - 10"

L Double Hung with Trim 1' - 4" 2' - 0"

M Fixed with Trim 3' - 0" 7' - 0"

N Window_Casement-3-Wide_Kolbe 5' - 4" 2' - 8"

O Fixed with Trim 3' - 0" 3' - 0"

P Window_Casement-1-Wide_Kolbe 2' - 6" 1' - 10"

PP Fixed 2' - 0" 3' - 0"

Q Double Hung with Trim 2' - 9" 4' - 0"

T Double Hung with Trim 3' - 0" 4' - 0"

TT Fixed with Trim 3' - 0" 1' - 6"

Mark Description

Door

Width Height

101a 3' - 0" 7' - 0"

101c 2' - 8" 7' - 0"

103a 2' - 6" 7' - 0"

104a 2' - 8" 7' - 0"

104b 2' - 4" 6' - 8"

104c 2' - 4" 6' - 8"

105a 2' - 6" 7' - 0"

106a Bathroom / Closet 3' - 0" 7' - 0"

107a 2' - 8" 7' - 0"

107b 2' - 8" 7' - 0"

108a 2' - 8" 7' - 0"

108b 2' - 4" 6' - 8"

108c Bathroom / Closet 2' - 6" 7' - 0"

109a 2' - 8" 6' - 8"

110a 3' - 0" 7' - 0"

110c 3' - 0" 6' - 8"

201a Commercial Stile and Rail
Wood French Door

3' - 0" 7' - 0"

201b 6' - 0" 7' - 0"

201c 6' - 0" 7' - 0"

201d 2' - 6" 6' - 8"

201e 2' - 6" 6' - 8"

201f 2' - 6" 6' - 8"

201g 6 Panel Door 2' - 6" 6' - 8"

201h Commercial Stile and Rail
Wood French Door

3' - 0" 7' - 0"

201i 0" 0"

201j 0" 0"

202a 2' - 8" 7' - 0"

203a 2' - 6" 7' - 0"

203b 2' - 4" 6' - 8"

204a 2' - 8" 7' - 0"

205a 2' - 8" 7' - 0"

207a Commercial Stile and Rail
Wood French Door

3' - 0" 7' - 0"

207b 8' - 0" 8' - 0"

301a 2' - 6" 6' - 8"

301b 6' - 0" 7' - 0"

302a Bathroom / Closet 3' - 0" 7' - 0"

303a Bathroom / Closet 3' - 0" 7' - 0"

303c 2' - 6" 7' - 0"

304a Bathroom / Closet 3' - 0" 7' - 0"

Mark
Finish
Description

F.1 Carpet

F.2 Concrete Floor

F.3 Floor Tile

F.4 Wood Floor

F.5 Vinyl Tile

F.6 Wall Tile

0 2' 8'4'0 2' 8'4'
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04

E

F

G

H

03

01

B

07

06

1

A-302

A

D

02

C

2

A-302

1
2

" 
/ 
1
2

"
1

2
" 

/ 
1
2

"

10" / 12"

7" / 12" 7" / 12"

2" / 12"

126' - 3"

125' - 8"

125' - 8"

119' - 11 1/2"

115' - 11"

115' - 11"

116' - 6"

116' - 6"

126' - 3"

125' - 5"

120' - 5 1/4"

124' - 1 1/2"
128' - 3"

124' - 1 1/2"

118' - 11"

122' - 6 1/4"

RL

RL

RL

RL

RL

122' - 3 3/4"

120' - 7 1/4"

124' - 1 1/2"

116' - 2 1/2"

10" / 12"10" / 12"

128' - 3"

116' - 7" 116' - 7"

2

R.12

R.12

R.9

R.10M

R.10

R.11

R.10

R.12M

R.10M

125' - 5"

General Notes - Roof

1. Ice & Water Shield (CCW-403 or Owner Approved Equal) 
under All Asphalt Shingle Roofing.  Do not Install within 3'-0" of 
any Ridge.  Vent - Use 15# Felt (Lapped over Ice & Water 
Shield) in these Areas.  Double Layer of Underlayment 
Required on All 3:12 Roofs.

2. Ice & Water Shield (CCW-300Ht, or Owner Approved Equal) 
under All Standing-Seam Roofs.  Do not Install within 3'0" of 
any Ridge.  Vent-Use 15# Felt (Lapped over Ice & Water 
Shield) in these Areas.  Double Layer of Underlayment on All 
3:12 Roofs

3. The Net Free Ventilating Area shall not be less than 1/150 of 
the Area of Space Ventilated (50% of Required Ventilation at 
Ridge & 50% at Soffit).

4. Non Vented Roof for Cathedral Ceilings, See Sections and 
Insulation Requirements for R-49 Roof.

5. Final Colors & Materials to be Approved by Architect Prior to 
Commencement of Work.

6. Chimney, See Details.  Field Coordinate Direct Vent 
Fireplace Flue.

7. All Vents, Flues & Exahaust Pipes Penerating Roof should 
be Ganged Together and Located in Chimney (where Possible, 
Coord. With Architect).

8.  See Electrical Roof Plan for Heat Cable Locations and 
Requirements.

Keynotes - Roof

Line of Building Below

Chimney

Prefinished Metal Downspout, Coord. w/Arch.

Prefinished Metal Gutter, Coord. w/Arch.

Rigid Ridge Vent Under Asphalt Shingles

Ridge Line

Downspout

Roof Drain

Overflow Roof Drain

Exhaust Fan

Makeup Air Unit

Roof Slope

Heat Cable

Legend - Roof Materials

Standing Seam Metal Roof, See 
Specifications

TPO Roof Membrane

1

2

3

4

5

RL

DS

RD

ORD

EF

MAU

10" / 12"

Floor/Roof Types

R.12 Roof - Generic 12" 

R.11 Roof - 11" Roof Deck

F.10LR Floor - 2x10 Plywood & Level Rock / RC & GWB - L502 1hr 11 
1/2

F.10C Floor - 2x10 Plywood & Carpet / GWB - L501 1hr 11 3/8 STC 39

F.6 Floor - 6" Steel Joists, Concrete & Steel Deck / RC & GWB GA -
FC - 1145 1hr 10 1/2"

F.4 Floor - 4" Concrete Slab

R.10 Roof - 10" Roof Deck

R.10M Roof - 10" Metal Roof

R.9 Roof - Generic 9" 

R.12M Roof - 12" Membrane Roof
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2024.07.02

Hranitzky Residence

218 Sandridge Road
Park City, UT 84060

MJG

LH

AE-104

Proposed Roof Plan

MJG

2022.092

Dennis Hranitzky

SSCUP

Hranitzky Residence

Rev. Date Description

1/4" = 1'-0"
1

Proposed CD Plan Roof

N0 2' 8'4'

Mark
Finish
Description

F.1 Carpet

F.2 Concrete Floor

F.3 Floor Tile

F.4 Wood Floor

F.5 Vinyl Tile

F.6 Wall Tile
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Level 2
108' - 0"

Roof
119' - 1"

Level 3
116' - 6"

Level 2.5
112' - 0"

EF B AD

Siding to Match Existing

C

3

A-302

TT TT

T

A L L A

207b

C
L
 o

f 
M

o
u
n
t

8
'-
0
"

C
L
 o

f 
M

o
u
n
t

8
'-
0
 1

/4
"

HS HSHS

HS

SS

SS

SS

VS

7

A-801

8

A-801

PP PP PP

JJ JJ JJ

8'-0".

8
'-
0
"

Metal Roof  to Match Existing

Transitional Element 
to be Metal Panel

Vertical Wood Siding

Existing Historic Windows on 
Primary Facade to Remain in Situ
Will update to match if needed for 

operation or thermal efficiency

Extent of Historic Primary Facade

Level 2
108' - 0"

Roof
119' - 1"

Level 3
116' - 6"

Level 1
100' - 0"

2

A-301

0405 03 0102

N

204b

F
E

H

E

HS

HS

SS

CF

HS

General Notes - Elevations

1. See Electrical for Exterior Lighting.

2. Height of Chimney, Mechanical Features are Approximate Coordinate Actual Heights with 
Architect.

3. Final Colors & Materials to be Approved by Architect Prior to Commencement of Work.

4. All Exposed Roof Penetration shall be 'Ganged' Together & Located in Chimney Structure 
(Coordinate with Architect if not Posssible).

Datum Reference

Architectural Elevation 100' - 0"  =  USGS  7153'  (Final Site Plan)

Note: USGS Aligns with Approved Final Site Plan Elevations.  There is a +4'-6" Difference as 
Referenced in the Alliance Engineering Field Survey.

Arch. 100'-0" = 7153 (Final Site Plan) = xxxx (Civil Engineering)

Keynotes - Elevations

Wood Timber Column (Doug-Fir) See Struct.

Wood Timber Truss (Doug-Fir), See Struct.

Wood Timber Beam (Doug-Fir), See Struct.

Pre-Finished Metal Clad Wood Window

2x6 Stained Cedar Wood Trim

Natural Stone Cap

42" Cedar Wood/Metal Railling

2x8 Stained Cedar Wood Door / Window Trim

2x6 Staind Cedar Wood Door / Window Trim

6x6 Angled Kicker Brace (Doug-Fir) Coord W/Arch

2x10 Stained Cedar Wood Trim

Dashed Line Here Represents Foundations Below Grade

36" Metal Railling

2

3

4

5

6

7

8

9

10

11

12

13

1

Horizontal Siding

Vertical Siding

Standing Seam Metal Roof

Concrete Foundation

Curtain Wall

HS

VS

SS

CF

CW
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2024.07.02

Hranitzky Residence

218 Sandridge Road
Park City, UT 84060

MJG

LH

A-202

Proposed Elevations North /
East

MJG

2022.092

Dennis Hranitzky

SSCUP

Hranitzky Residence

Rev. Date Description

1/4" = 1'-0"
2

Proposed Elevation East

1/4" = 1'-0"
1

Proposed Elevation North

0 2' 8'4'

0 2' 8'4'
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Level 2
108' - 0"

Roof
119' - 1"

Level 3
116' - 6"

Level 1
100' - 0"

2

A-301

Level 2.5
112' - 0"

04 050301

New Entrance and 
Circulation Core

02

C

TT

TT
O

HS

VS

SS

CF

HS
VSHS

Level 2
108' - 0"

Roof
119' - 1"

Level 3
116' - 6"

Level 1
100' - 0"

E FBA D

New Entrance and Circulation Core 
on Tertiary/Rear facade

Siding to Match Existing

New Metal Roof to Match Existing

12
" /

 1
2"

C3

A-302

GH H

B G G G

301b M
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TT TT
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1
1
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D
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M
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6
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HS

VS

SS

CW

VS

HS

HS

SS

SS

HS

HS HS

Exterior Chimney to be 
Preserved & Maintained

I

T

CW

DD

G G G

Vertical Wood Siding

Vertical Wood Siding

General Notes - Elevations

1. See Electrical for Exterior Lighting.

2. Height of Chimney, Mechanical Features are Approximate Coordinate Actual Heights with 
Architect.

3. Final Colors & Materials to be Approved by Architect Prior to Commencement of Work.

4. All Exposed Roof Penetration shall be 'Ganged' Together & Located in Chimney Structure 
(Coordinate with Architect if not Posssible).

Datum Reference

Architectural Elevation 100' - 0"  =  USGS  7153'  (Final Site Plan)

Note: USGS Aligns with Approved Final Site Plan Elevations.  There is a +4'-6" Difference as 
Referenced in the Alliance Engineering Field Survey.

Arch. 100'-0" = 7153 (Final Site Plan) = xxxx (Civil Engineering)

Keynotes - Elevations

Wood Timber Column (Doug-Fir) See Struct.

Wood Timber Truss (Doug-Fir), See Struct.

Wood Timber Beam (Doug-Fir), See Struct.

Pre-Finished Metal Clad Wood Window

2x6 Stained Cedar Wood Trim

Natural Stone Cap

42" Cedar Wood/Metal Railling

2x8 Stained Cedar Wood Door / Window Trim

2x6 Staind Cedar Wood Door / Window Trim

6x6 Angled Kicker Brace (Doug-Fir) Coord W/Arch

2x10 Stained Cedar Wood Trim

Dashed Line Here Represents Foundations Below Grade

36" Metal Railling

2

3

4

5

6

7

8

9

10

11

12

13

1

Horizontal Siding

Vertical Siding

Standing Seam Metal Roof

Concrete Foundation

Curtain Wall
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218 Sandridge Road
Park City, UT 84060
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A-203
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West

MJG

2022.092

Dennis Hranitzky

SSCUP

Hranitzky Residence

Rev. Date Description

1/4" = 1'-0"
1

Proposed Elevation South

1/4" = 1'-0"
2

Proposed Elevation West

0 2' 8'4'

0 2' 8'4'
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To be set upon recordation of plat
5/8" rebar w/cap "ALLTERRA
UTAH"
(Unless noted otherwise)

Found Monument (As-Noted)

Found Street Monument (As-Noted)

LEGEND

PROFESSIONAL LAND SURVEYING
AND CONSULTING

435-640-4200
463 SCENIC HEIGHTS ROAD, FRANCIS, UTAH  84036

LOCATED IN THE SOUTHEAST QUARTER OF SECTION 16,
TOWNSHIP 2 SOUTH, RANGE 4 EAST, SALT LAKE BASE AND MERIDIAN

218 SANDRIDGE AVENUE PLAT AMENDMENT
AMENDING A PORTION OF LOTS 20, 21, 22 & 23, BLOCK 72, PARK CITY AMENDED SURVEY

OWNER'S DEDICATION AND CONSENT TO RECORD

KNOW ALL BY THESE PRESENTS that the undersigned is the owner of the above described tract of land, and hereby causes the same to be
combined into a lot and rights-of-way as set forth to be hereafter known as 218 SANDRIDGE AVENUE PLAT AMENDMENT and do hereby dedicate to
the public all rights-of-way shown on this plat as intended for public use.

         In witness whereof, the undersigned set his/her hand this __________ day of ____________________, 2024.

By: ________________________________________
DENNIS H. HRANITZKY, OWNER

ACKNOWLEDGEMENT

STATE OF  _______________                 )

:ss.

COUNTY OF ______________                )

     On this _____ day of ____________________, 2024, DENNIS H. HRANITZKY personally appeared before me, whose identity is personally known
to me or proven on the basis of satisfactory evidence.

Notary Public

_________________________
Printed Name

Residing in: ________________

My commission expires:_______________

Commission No._____________________

NOTES

1. This plat amendment is subject to the Conditions of Approval in Ordinance ___________.

2. See Record of Survey S-10675 performed by Alliance Engineering, recorded September 10, 2021 on file and of record in
the Office of the Summit County Recorder.

SURVEYOR'S CERTIFICATE

I, Charles Galati, do hereby certify that I am a Professional Land Surveyor in the State of Utah and that I hold license number
7248891 in accordance with Title 58, Chapter 22, Professional Engineers and Professional Land Surveyors Licensing Act, I further
certify that I have completed a survey and have referenced a record of survey map of the existing property boundaries in accordance
with Section 17-23-17 and have verified the boundary locations and have placed monuments as represented on the plat. I do further
certify that by authority of the owners, I have subdivided said property into a single lot with rights-of way, hereafter to be known as
218 SANDRIDGE AVENUE PLAT AMENDMENT.

LEGAL DESCRIPTION

PARCEL 1
BEGINNING AT A POINT DUE SOUTH 210.37 FEET AND DUE EAST 327.83 FEET FROM THE NORTHEAST CORNER OF LOT 16,
BLOCK 12, PARK CITY SURVEY PARK CITY UTAH, AND THENCE RUNNING NORTH 26°56'04" EAST 7.71 FEET ALONG THE SOUTH
EASTERLY HAND RAILING OF AN EXISTING WOODEN STAIRWAY; THENCE NORTH 43°45'13" EAST 13.27 FEET; THENCE NORTH
56°52'21" EAST 52.88 FEET TO THE WESTERLY EDGE OF SAND RIDGE ROAD; THENCE SOUTH 16°59'50” EAST 28.65 FEET; THENCE
SOUTH 05°02'33” EAST 34.13 FEET; THENCE SOUTH 07°17'37" WEST 45.44 FEET; THENCE NORTH 85°50'10” WEST 21.5 FEET TO AN
EXISTING FENCE CORNER; THENCE NORTH 85°50'10” WEST 39.39 FEET; THENCE NORTH 01°51'09” WEST 56.72 FEET ALONG THE
TOP OF AN EXISTING ROCK RETAINING WALL TO THE POINT OF BEGINNING.

LESS AND EXCEPTING THEREFROM ANY PORTION LYING WITHIN THE FOLLOWING DESCRIBED PARCEL OF LAND:

BEGINNING AT A POINT DUE SOUTH 210.37 FEET AND DUE EAST 327.83 FEET FROM THE NORTHEAST CORNER OF LOT 16,
BLOCK 12, PARK CITY SURVEY AND RUNNING THENCE NORTH 26°56'04”, EAST ALONG THE SOUTHEASTERLY HAND RAILING
OF AN EXISTING WOODEN STAIRWAY (7.71 FEET); THENCE NORTH 43°45'13" EAST 13.27 FEET; THENCE NORTH 56°52'21” EAST
52.88 FEET TO THE WESTERLY EDGE OF SANDRIDGE AVENUE; THENCE SOUTH 16°59'50” EAST 28.65 FEET; THENCE SOUTH
5°02'33” EAST 29 FEET MORE OR LESS TO THE SOUTHERLY LOT LINE OF LOT 21, BLOCK 72, PARK CITY SURVEY; THENCE EAST
4 FEET MORE OR LESS TO THE SOUTHEAST CORNER OF SAID LOT 21; THENCE NORTH 5°47' WEST 52.2 FEET; THENCE NORTH
19°43' WEST 18 FEET MORE OR LESS, TO A POINT 26 FEET NORTH OF SOUTHERLY LOT LINE OF LOT 20, BLOCK 72; THENCE
WESTERLY 17 FEET MORE OR LESS, ALONG THE NORTHERLY PROPERTY LINE TO THE INTERSECTION WITH THE WESTERLY
PROPERTY LINE OF A PARCEL CONVEYED TO TRINIDAD M. JARAMILLO AND RECORDED IN BOOK M-229, PAGE 126-C IN THE
OFFICIAL RECORDS OF THE SUMMIT COUNTY RECORDER'S OFFICE; THENCE SOUTH 28° EAST 11 FEET MORE OR LESS, TO THE
SOUTHEAST CORNER OF SAID JARAMILLO PROPERTY; THENCE SOUTH 53° WEST ALONG A WOODEN STAIRWAY 63 FEET;
THENCE SOUTH 39°03' WEST 6 FEET MORE OR LESS TO A PROPERTY LINE; THENCE SOUTH 13°35'30” EAST 23 FEET MORE OR
LESS, THENCE NORTH 1°51'09” NORTH 18 FEET MORE OR LESS TO THE POINT OF BEGINNING.

PARCEL 2
THE EAST HALF OF LOT 22, BLOCK 72, MILLSITE PARK CITY LESS THE FOLLOWING DESCRIBED PARCEL: A PART OF TRACT
BEGINNING AT A POINT DUE SOUTH 210.37  FEET AND DUE EAST 327.83 FEET FROM THE NORTHEAST CORNER OF LOT 16,
BLOCK 12, PARK CITY SURVEY; AND THENCE RUNNING NORTH 26°56'04" EAST ALONG THE SOUTH EASTERLY HAND RAILING
OF AN EXISTING WOODEN STAIRWAY; THENCE NORTH 43°45'13” EAST 13.27 FEET; THENCE NORTH 56°52'21" EAST 52.88 FEET TO
THE WESTERLY EDGE OF SAND RIDGE ROAD; THENCE SOUTH 16°59'50” EAST 28.65 FEET; THENCE SOUTH 5°02'33” EAST 34.13
FEET; THENCE SOUTH 7°17'37" WEST 45.44 FEET: THENCE NORTH 85°50'10” WEST 21.5 FEET TO AN EXISTING FENCE CORNER;
THENCE NORTH 85°50'10” WEST 39.39 FEET; THENCE NORTH 1°51'09" WEST 56.72 FEET ALONG THE TOP OF AN EXISTING ROCK
RETAINING WALL TO THE POINT OF BEGINNING.
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Planning Department  

 

 

August 14, 2024 
 
Molly Guinan 
Elliott Workgroup 
 
CC: Dennis Hranitzky 
 
NOTICE OF PLANNING COMMISSION ACTION 
 
Description 
Address: 
 

218 Sandridge Road 
Significant Historic Site 
 

Zoning District: 
 

Historic Residential – 1 
 

Application: 
 

Steep Slope Conditional Use Permit to construct a 556-
square-foot detached Accessory Building. 
 

Project Number: 
 

PL-24-06059 

Action:  APPROVED WITH CONDITIONS (See Below) 
 

Date of Final Action: 
 

August 14, 2024 

Project Summary: The Applicant proposes constructing a 556-square-foot 
detached Accessory Building for a single-car garage and 
lower-level storage area. 
 

 
 
Action Taken 
On August 14, 2024, the Planning Commission conducted a public hearing and 
approved the Steep Slope Conditional Use Permit for a detached Accessory Building at 
218 Sandridge Road, a Significant Historic Site, according to the following findings of 
fact, conclusions of law, and conditions of approval:  
 
Findings of Fact 

1. 218 Sandridge Road, also known as the Ingrid Parsons House, is a Significant 

Historic Site on Park City’s Historic Sites Inventory in the Historic Residential – 1 

Zoning District. 

Docusign Envelope ID: 24B08C9F-3485-49A3-AE68-557467DE1FCD
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2. On June 26, 2024, the Planning Commission approved a Plat Amendment to 

create a 5,612-square-foot Lot for the Significant Historic Site. 

3. According to the Historic Site Form, the Significant Historic Structure was 

constructed circa 1889 during the Mature Mining Era (1894 – 1930). 

Modifications have been made to the Significant Historic Structure over the years 

and it is not considered eligible for listing on the National Register of Historic 

Places, but it retains its essential historic form and local designation. 

4. The Applicant proposes:  

a. A two-story 556-square-foot detached Accessory Building with a single-car 
garage and lower-level storage area.  

b. A two-story 334-square-foot entrance foyer and transitional element for 
the Significant Historic Structure to provide vertical circulation for the 
Single-Family Dwelling. 

c. New living space at the lower and upper levels (no changes proposed to 
the main entry level).  

5. The scope of the Planning Commission’s review regards the SSCUP for the two-

story 556-square-foot detached Accessory Building with a single-car garage and 

lower-level storage area. The entrance foyer and transitional element, and new 

living spaces at the lower and upper levels do not impact Steep Slope areas. 

6. On February 7, 2024, the Historic Preservation Board approved Material 

Deconstruction for the removal of 48 square feet of the 1940s roof on the rear 

façade to restore the 1907 roofline and removal of 64 square feet of the rear 

1889 roof form to accommodate the proposed rehabilitation and additions. 

7. The Historic Design District Review application is pending recordation of the Plat 

Amendment and Planning Commission approval of the SSCUP. 

8. Historic Residential – 1 Zoning District Requirements: 

a. Use: Single-Family Dwellings are an allowed use in the Historic 

Residential – 1 (HR-1) Zoning District. 

b. Maximum Building Footprint: The Maximum Building Footprint is 

established by Lot size according to the following formula: MAXIMUM FP 

= (A/2) x 0.9A/1875 (where FP = maximum Building Footprint and A= Lot 

Area).  

c. The Lot is 5,612 square feet. The Maximum Building Footprint allowed for 

a Lot of this size is 2,048 Square Feet. 

d. The existing Building Footprint is 1,406 square feet. The proposed 

Building Footprint, including the detached Accessory Building, is 2,045 

Square Feet, an increase of 639 square feet. 
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e. Lot Width: The minimum Lot Width is 25 feet. The Lot is 103 feet wide. 

f. Maximum Lot Size: The maximum Lot Area for a Single-Family Dwelling 

is 3,750 square feet. LMC § 15-2.2-4 exempts Historic Sites from the 

maximum Lot Area. The 5,612-square-foot Lot for the Significant Historic 

Site was created through a plat amendment, approved by the Planning 

Commission on June 26, 2024. 

g. Front and Rear Setbacks: For Lots less than 75 feet in depth, the Front 

and Rear Setbacks are 10 feet each. The Lot depth is less than 75 feet, 

and 10-foot Front and Rear Setbacks are required. The detached 

Accessory Building is set back 31 feet from the rear property line. The 

proposed detached Accessory Building is set back over 19 feet from 

Sandridge Road and exceeds the 10-foot Front Setback requirement. 

h. Building Height: LMC § 15-2.2-5 establishes a maximum Building Height 

of 27 feet from Existing Grade. According to the Applicant’s roof-over-

topography exhibit, while much of the Significant Historic Structure is 

below the Zoning District Building Height, the highest point of the existing 

Significant Historic Structure at the rear of the property is 27 feet from 

Existing Grade. The proposed rear addition, entry foyer, and transitional 

element are below the 27-foot Zoning District Height. Detached Accessory 

Buildings may not exceed 18 feet in Building Height from Existing Grade. 

The proposed detached Accessory Building does not exceed 16 feet in 

Building Height from Existing Grade. 

i. Interior Building Height: LMC § 15-2.2-5(A) establishes a maximum 

interior height of 35 feet. The existing structure has a maximum interior 

height of 25 feet and the addition has a maximum interior height of 25 feet. 

j. Parking: LMC § 15-3-6(A) requires two parking spaces for a Single-

Family Dwelling. Currently, vehicles park on a gravel area north of the 

Significant Historic Structure. While LMC § 15-2.2-4 exempts Historic 

Sites from parking requirements, the proposed detached Accessory 

Building includes a single-car garage and provides parking on the 

driveway for a second vehicle. 

9. Steep Slope Conditional Use Permit Criteria  

a. Location of Development: Development is located and designed to 

reduce visual and environmental impacts of the Structure. The Accessory 

Building will serve as a retaining structure for this Steep Slope area within 

the site and the existing retaining walls are proposed to be removed. 
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b. Visual Analysis: The Applicant must provide the Planning Department 

with a visual analysis of the project from key Vantage Points: to determine 

potential impacts of the proposed Access, and Building mass and design; 

and to identify the potential for Screening, Slope stabilization, erosion 

mitigation, vegetation protection, and other design opportunities. The 

Visual Analysis provided by the Applicant shows that from Sandridge 

Road, the detached Accessory Building is smaller in massing and scale 

compared to the Significant Historic Structure. The detached Accessory 

Building steps down the slope and will be minimally visible due to 

Significant Vegetation at the rear of the site and the visibility of the site 

from cross-canyon views. 

c. Access: Access points and driveways must be designed to minimize 

Grading of the natural topography and to reduce overall Building scale. 

Shared Driveways and Parking Areas, and side Access to garages are 

strongly encouraged, where feasible. The Detached Accessory Building is 

proposed to be in part in an area already disturbed with retaining walls on 

site to create a single-car garage to provide on-site parking. A gravel area 

to the north of the Significant Historic Structure currently used for parking 

for the site must be revegetated and landscaped in compliance with LMC 

Section 15-5-5(N). 

d. Terracing: The detached Accessory Building is proposed to retain the 

Steep Slope and existing retaining walls will be removed. Natural Grade is 

required to be restored alongside the detached Accessory Building. Final 

Grade shall be within four feet of Existing Grade. 

e. Building Location: Buildings, Access, and infrastructure must be located 

to minimize cut and fill that would alter the perceived natural topography of 

the Site. The Site design and Building Footprint must coordinate with 

adjacent properties to maximize opportunities for open Areas and 

preservation of natural vegetation, to minimize driveway and Parking 

Areas, and to provide variation of the Front Yard. The location of the 

detached Accessory Building is partially disturbed with substantial 

retaining walls. The detached Accessory Building will retain the Steep 

Slope and reduce the retaining walls. The existing gravel parking area to 

the north of the Significant Historic Structure shall be revegetated in 

accordance with the requirements of LMC Section 15-15(N) Landscaping 

prior to issuance of a Certificate of Occupancy to restore landscaping in 
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the front yard and to shift parking to the detached Accessory Building and 

driveway. 

f. Building Form and Scale: where Building masses orient against the Lot’s 

existing contours, the Structures must be stepped with the Grade and 

broken into a series of individual smaller components that are Compatible 

with the District. Low profile Buildings that orient with existing contours are 

strongly encouraged. The garage must be subordinate in design to the 

main Building. In order to decrease the perceived bulk of the Main 

Building, the Planning Commission may require a garage separate from 

the main Structure or no garage. LMC Section 15-13-2(B)(9) New 

Accessory Buildings – Regulations for Historic Residential Sites, requires: 

i. New detached garages to have a maximum interior dimension of 

twelve feet in width. The proposal complies. 

ii. Single-car wide tandem garages are recommended. The Applicant 

proposes a single-car garage with tandem parking in the driveway. 

iii. Garage doors shall not exceed nine feet in width by nine feet in 

height. The proposed garage door is less than the maximum 

allowed dimensions. 

iv. Accessory Buildings may not exceed 50% of the footprint of the 

Historic Structure. The footprint of the Historic Structure is 1,406 

square feet. The footprint of the detached Accessory Building is 

278 square feet, and therefore complies. The detached Accessory 

Building is subordinate to the existing structure. 

v. Accessory Buildings must be compatible with the character area. 

Sandridge Road is a distinct character area with historic Accessory 

Buildings along Sandridge Road. 

g. Setbacks: The Planning Commission may require an increase in one or 

more Setbacks to minimize the creation of a “wall effect” along the Street 

front and/or the Rear Lot Line. The Setback variation will be a function of 

the Site constraints, proposed Building scale, and Setbacks on adjacent 

Structures. The proposed façade along Sandridge Road is varied. The 

detached Accessory Building provides architectural variation to the 

Significant Historic Structure, and is set back behind the Historic Structure, 

preventing a Wall Effect. 

h. Dwelling Volume: The maximum volume of any Structure is a function of 

the Lot size, Building Height, Setbacks, and provisions set forth in this 
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Chapter. The Planning Commission may further limit the volume of a 

proposed Structure to minimize its visual mass and/or to mitigate 

differences in scale between a proposed Structure and existing Structures. 

i. Building Height: The Zone Height in the HR-1 District is twenty-seven 

feet (27'). The Planning Commission may require a reduction in Building 

Height for all, or portions, of a proposed Structure to minimize its visual 

mass and/or to mitigate differences in scale between a proposed Structure 

and the Historic character of the neighborhood's existing residential 

Structures. While detached Accessory Buildings may be 18 feet in 

Building Height from Existing Grade, the detached Accessory Building is 

ten feet in height when viewed from Sandridge Road and is sixteen feet in 

height from Existing Grade at its highest point, when viewed from the rear 

of the property. 

10. Development Review Committee: The Committee reviewed the proposal on 

October 3, 2023, and May 7, 2024, and recommends Conditions of Approval 5-

15.  

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

Notice website and posted notice to the property on July 23, 2024. Staff mailed 

courtesy notice to property owners within 300 feet on July 23, 2024. The Park 

Record published courtesy notice on July 31, 2024. 

Conclusions of Law 
1. The detached Accessory Building, as conditioned below, complies with LMC 

Chapter 15-2.2 Historic Residential -1 Zoning District and Section 15-2.2-6 

Development on Steep Slopes. 

Conditions of Approval 
1. Final building plans and construction details for the detached Accessory Building 

shall reflect compliance with the plans approved August 14, 2024, by the 

Planning Commission with an allowance for compliance with the Historic District 

Design Review. Any changes, modifications, or deviations from the approved 

design that have not been approved in advance by the Planning and Building 

Departments may result in a stop work order.    

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

making any changes to the approved plans. Any changes, modifications, or 

deviations from the approved scope of work shall be submitted in writing for 
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review and approval/denial in accordance with the applicable standards by the 

Planning Director or designee prior to construction. 

3. The Applicant shall receive approval of a Historic District Design Review Permit 

prior to Building Permit submittal. 

4. If the Applicant does not obtain a complete building permit within one year of the 

date of this approval, this Steep Slope Conditional Use Permit approval will 

expire unless the Applicant submits a written extension request to the Planning 

Department prior to the expiration date and the Planning Director approves an 

extension. 

5. Residential fire sprinklers are required for all new or renovation construction on 

this lot, pursuant to the requirements of the Chief Building Official. 

6. The property is located outside the Park City Landscaping and Maintenance of 

Soil Cover Ordinance (Soils Ordinance) and therefore not regulated by the City 

for mine related impacts. If the property owner does encounter mine waste or 

mine waste impacted soils they must handle the material in accordance to State 

and Federal law. 

7. Any areas disturbed during construction surrounding the proposed work shall be 

brought back to its original state. 

8. All exterior lighting shall be down directed and fully shielded with bulbs 3,000 

degrees Kelvin or less and shall comply with the City’s Dark Sky Code in LMC 

Section 15-5-5(J). Final lighting details must be reviewed and approved by 

Planning Staff prior to installation. 

9. Landscaping shall be water-efficient with drought tolerant plants and water-wise 

landscaping compliant with LMC Section 15-5-5(N) Landscaping. 

10. The driveway may not exceed 10 feet in width. 

11. Prior to submitting a building permit, the Application shall submit a plan 

demonstrating how they will provide the temporary shoring needed during 

construction, subject to City Engineer approval. 

12. The Applicant shall submit a geotechnical report and design of the temporary 

shoring and final slope stability prior at the time of building permit submittal, 

subject to City Engineer approval. 

13. The Applicant shall provide soil stabilization details documenting how the 

disturbed area will be restored and stabilized, to be approved by the City 

Engineer with the submittal of a building permit. 
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14. City Engineer review and approval of all lot grading, utility installations, public 

improvements and drainage plans for compliance with City standards is a 

condition precedent to building permit issuance. 

15. The Engineering Department requires the submittal of a storm drainage analysis. 

The storm drainage study must include the calculations showing the required 

storm drainage volume storage to match the pre and post development 

conditions for a 100-year 24-hour event. 

16. The Applicant shall replace the Significant Vegetation impacted by the 

construction of the detached Accessory Building in like and kind in a location to 

be approved by the Planning Department in compliance with the Wildland Urban 

Interface and Waterwise Landscaping regulations at the time of building permit 

review. The Significant Vegetation replacement shall be planted and inspected 

prior to issuance of a Certificate of Occupancy.  

17. Significant Vegetation at the rear of the site shall be protected and shall screen 

the detached Accessory Building when viewed from Swede Alley. 

18. Natural Grade shall be restored alongside the detached Accessory Building. 

Final Grade shall be within four feet of Existing Grade. 

19. The existing gravel parking area to the north of the Significant Historic Structure 

shall be revegetated in accordance with the requirements of LMC Section 15-5-

5(N) Landscaping prior to issuance of a Certificate of Occupancy and parking 

shall be restricted to the detached Accessory Building garage and its adjacent 

driveway. 

20. Rooftop Uses and/or a Rooftop Deck for the Accessory Building are prohibited.  

 
If you have questions or concerns regarding this Final Action Letter, please call 435-
615-5060 or email planning@parkcity.org. 
 
Sincerely, 
 
 
 

Sarah Hall, Planning Commission Chair 
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