
 

PLANNING DEPARTMENT ADMINISTRATIVE PUBLIC HEARING 
SUMMIT COUNTY, UTAH 
July 17, 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. REGULAR AGENDA - 12:00PM 

 1.A. 36 Prospect Avenue – Historic District Design Review – The Applicant Proposes to 
Construct a Basement Addition on a Landmark Historic Structure and a Detached Garage 
and Accessory Building in the Historic Residential - 1 Zoning District. PL-24-06186. 
(A) Public Hearing; (B) Action 

 1.B. PCA-S-98-PCMR-1 (Payday Lift Ski Patrol Hut) – Administrative Conditional Use 
Permit – The Applicant Proposes Replacing the Existing 122-Square-Foot Ski-related 
Accessory Building with a 205-Square-Foot Ski-related Accessory Building Located in the 
Recreation And Open Space Zoning District, Sensitive Land Overlay, and Park City 
Mountain Resort Master Planned Development. PL-25-06535. 
(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.gov at least 24 
hours prior to the meeting. 
 
*Parking is available at no charge for meeting attendees who park in the China Bridge parking 
structure. 
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Planning Department 
Staff Report 
 
Subject: 36 Prospect Avenue 
Application:  PL-24-06186 
Author:  Lillian Zollinger, Planner III 
Date:   July 17, 2025 
Type of Item: Historic District Design Review  
 
Recommendation 
(I) Review the Historic District Design Review (HDDR) for 36 Prospect Avenue to 
construct a detached garage/Accessory Building and basement addition for the 
Landmark Historic Structure, (II) conduct a public hearing, and (III) consider approving 
the 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: Erin Kryszak 

 
Location: 36 Prospect Avenue, a Landmark Historic Structure 

  
Zoning District: Historic Residential - 1 

 
Adjacent Land Uses: Residential 

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

HDDRs.1 
 

 
HDDR              Historic District Design Review 
HR-1     Historic Residential - 1 
LMC              Land Management Code 
ROW    Right-of-Way 
SSCUP   Steep Slope Conditional Use Permit 
 
Terms that are capitalized as proper nouns throughout this staff report are defined in LMC § 15-15-1. 

 
 
 
 
 
 
 
 

 
1 LMC § 15-11-12  
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Summary 
The Applicant proposes to lift the Landmark 
Historic Structure at 36 Prospect Avenue, 
construct a basement addition, and build a 
detached garage/Accessory Building.  
 
Background 
36 Prospect Avenue is a 4,169-square-foot 
Lot in the Historic Residential – 1 (HR-1) 
Zoning District. The Landmark Historic 
Structure was constructed circa 1889. 
 
 

    
 

 

Figure 1: 36 Prospect Avenue viewed from 
Prospect Avenue, image from Google Maps. 

Figure 2: 36 Prospect Avenue highlighted in yellow on an excerpt from the Zoning Map. 
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On September 4, 2024, the Historic Preservation Board approved lifting the Historic 
Structure to construct basement foundation upgrades (Staff Report; Minutes).  
 
Staff has been working with the Applicant to bring the proposal into compliance with 
code. An initial submittal is shown below:  
 

Figure 3: 36 Prospect Avenue from above, image from Applicant. 
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Figure 4: A previous version of the plans submitted by the Applicant.  

 
The proposed detached garage/Accessory Building are shown below:  
 

 
Figure 5: Proposed project. 

On May 28, 2025, the Planning Commission approved a Conditional Use Permit (CUP) 
to construct a basement addition under the existing Building Footprint, which extends 
into the Front and North Side Setback of the Landmark Historic Structure (Staff Report; 
Audio). 
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Figure 6: Excerpt from the elevation plan, showing the proposed basement addition in green, the 

portion of the addition that encroaches into the Side Setback is shown in red. 

 

 
Figure 7: Existing Building Footprint of the Historic Structure. The portion of the Structure that 

encroaches into the Side and Rear Setbacks is shown in red. 

 
On May 28, 2025, the Planning Commission approved a Steep Slope Conditional Use 
Permit for a detached garage/Accessory Building to be built on the site (Staff Report; 
Audio). 
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Figure 8: Rendering showing the proposed rear of the structures, provided by the Applicant.  

 
On June 26, 2025, the Planning Director reviewed the HDDR for 36 Prospect Avenue 
and continued it to July 17, 2025 to allow the Applicant to update their plans to comply 
with the CUP and SSCUP conditions of approval (Staff Report). 
 
Analysis 
See Final Action Letter, Exhibit A for Analysis.  

Notice 
Staff published notice on the City’s website and posted notice to the property on June 
12, 2025. Staff mailed courtesy notice to property owners within 100 feet on June 12, 
2025.2  
 
Public Input 
See Exhibit C. 
 
Alternatives  
The Planning Director may: 

• Approve the HDDR. 

• Deny the HDDR and direct staff to make Findings for the denial. 

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

 
2 LMC § 15-1-21 
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July 17, 2025 
 
Erin Kryszak 
36 Prospect Avenue  
Park City, UT 84060  
 
NOTICE OF PLANNING DEPARTMENT ACTION 
 
Description 
Address: 
 

36 Prospect Avenue 
A Landmark Historic Site 
 

Zoning District: 
 

Historic Residential - 1 

Application: 
 

Historic District Design Review  

Project Number: 
 

PL-24-06186 

Action:  APPROVED WITH CONDITIONS (See Below) 
 

Date of Final Action: 
 

July 17, 2025 
 

Project Summary: The Applicant proposes to construct a basement for a 
Landmark Historic Structure and a detached 
garage/Accessory Building.  

 
Action Taken 
On July 17, 2025, the Planning Director conducted a public hearing and approved the 
Historic District Design Review for 36 Prospect Avenue to construct a basement 
addition to the Landmark Historic Structure and a detached garage/Accessory Building 
according to the following Findings of Fact, Conclusions of Law, and Conditions of 
Approval: 
 
Findings of Fact 

1. On November 29, 2023, the Planning Commission approved the 36 Prospect 

Avenue Plat Amendment to create a 4,169-square-foot Lot for the Landmark 

Historic Site. 

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

3. The Landmark Historic Structure on the site was constructed circa 1889. 

4. On September 4, 2024, the Historic Preservation Board approved the lifting of 

the Historic Structure to construct basement foundation upgrades and the 

restoration of the front façade and windows. 
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5. On May 28, 2025, the Planning Commission approved a Conditional Use Permit 

to construct a basement addition under the existing Building Footprint of the 

Landmark Historic Structure, which extends into the Front and North Side 

Setback. 

6. On May 28, 2025, the Planning Commission approved a Steep Slope Conditional 

Use Permit for the detached garage/Accessory Building to be built to the south of 

the Landmark Historic Structure. 

7. The proposal, as conditioned, to construct a basement and detached 

garage/Accessory Building complies with HR-1 Zoning District 

requirements outlined in LMC Chapter 15-2.2. 

 

Two of the purposes of the HR-1 Zoning District are to: 

• encourage the preservation of Historic Buildings and/or Structures; 

• encourage construction of Historically Compatible Structures that contribute 
to the character and scale of the Historic District and maintain existing 
residential neighborhoods. 

 
The proposed work complies as it is rehabilitation a Historic Structure and is in 
scale within the neighborhood.  
 
LMC § 15-2.2-3 outlines Lot and Site requirements for the HR-1 Zoning District, 
shown in the table below: 

 

 
Requirement 
 

 
Analysis 

Minimum Lot Size –  
1,875 square feet  

Complies: 4,169 square feet 

Maximum Lot Size –  
3,750 square feet 

Existing Non-Complying Site: 4,169 square feet allowed pursuant to 
LMC § 15-2.2-4 wherein, “Landmark Historic Sites that exceed the 
maximum Lot Area … are valid Non-Complying Structures.” 

Minimum Lot Width 
measured 15 feet 
back from the Front 
Lot Line- 25 feet 

Complies: 53 feet  

Maximum Building 
Footprint – 1,649 
square feet 

Complies: 1,276 square feet total 
751 square feet – Landmark Historic Structure 
525 square feet – Detached garage and Accessory Building  
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Front and Rear 
Setbacks for Lots 
from 75 feet up to 
100 feet in depth – 
12/13 feet each 

Complies 
 
13-foot Front Setback –  
Pursuant to LMC 15-2.2-4, “Landmark Historic Sites that do not comply 
with the Building Setbacks… are valid Non-Complying Structures.” The 
Landmark Historic Structure and historic porch extends into the Front 
Setback by four feet, six inches and is an existing Non-Complying 
Structure. The Planning Commission approved a Conditional Use 
Permit that, pursuant to LMC 15-2.2-4(A), allows for the Landmark 
Historic Structure to be raised, and a basement to be built underneath 
the existing Landmark Historic Structure Building Footprint.  
 
The proposed detached garage and Accessory Building is set back 13 
feet, four inches from the front property line. 
 
LMC § 15-2.2-3(G) states the Front Setback must be open and free of 
any Structure except “[f]ences, walls, and retaining walls not more than 
four feet (4') in height,” “[u]ncovered steps leading to the Main Building; 
provided the steps are not more than four feet (4') in height from Final 
Grade, “[s]idewalks and pathways,” and “[d]riveways leading to a 
Garage or approved Parking Area.” 
 
The Applicant proposes one set of uncovered steps, two feet from 
Final Grade, leading to the Landmark Historic Structure, two four-foot 
retaining walls, two pathways, and a driveway to the detached garage 
and Accessory Building.  
 
12-foot Rear Setback –  
There are no proposed Structures in the Rear Setback. The Landmark 
Historic Structure is approximately 42 feet from the rear property line. 
The detached Accessory Building is set back 22 feet, seven inches 
from the rear property line.  
 

Side Setbacks for 
Lots up to 62.5 feet 
in width – 5 foot 
minimum each, 14 
feet total 

Complies 
 
5-foot South Side Setback  
The Landmark Historic Structure is 19 feet from the south property 
line. 
 
LMC § 15-2.2-3(J) states the Side Setback must be open and free of 
any Structure except “[d]etached Accessory Buildings, not more than 
eighteen feet (18') in height . . . located a minimum of five feet (5') 
behind the Front facade of the Main Building, maintaining a minimum 
Side Setback of three feet (3').” 
 
The proposed detached Accessory Building is 18 feet in height, 11 feet 
behind the Front façade of the Main Building, maintains a three-foot 
Side Setback, and is compliant with the Side Setback exception.  
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LMC § 15-2.2-5 outlines the HR-1 Zoning District height requirements, shown in 
the table below: 

 

Zoning 

Requirement 

Analysis 

Building Height- 27 

feet  

 

Complies: 22 feet 
 
The Landmark Historic Structure is proposed to be 22 feet in height 
above Existing Grade.  
 
Pursuant to LMC § 15-2.2-3(J), the maximum Building Height for 
Accessory Buildings in Side Setbacks is 18 feet. The proposed 
Accessory Building is 18 feet in height from Existing Grade and 
compliant.  
 

Maximum interior 

height of 35 feet 

Complies: 24 feet and 1 inch 

 
 
9-foot North Side Setback –  
Pursuant to LMC 15-2.2-4, “Landmark Historic Sites that do not comply 
with the Building Setbacks… are valid Non-Complying Structures.” The 
Landmark Historic Structure and historic porch extends into the Side 
Setback by eight feet, six inches and is an existing Non-Complying 
Structure. The Planning Commission approved a Conditional Use 
Permit that, pursuant to LMC 15-2.2-4(A), allows for Landmark Historic 
Structure to be raised, and a basement built within the existing Building 
Footprint.  
 
LMC § 15-2.2-3(J) states the Side Setback must be open and free of 
any Structure except, “[p]atios, decks, pathways, steps, or similar 
Structures not more than thirty inches (30") in height above Final 
Grade,” and “[f]ences, walls, and retaining walls as permitted in 
Section 15-4-2, Fences and Retaining Walls.” The Applicant proposes 
an at-grade patio and retaining wall below six feet in height that 
encroaches into the Side Setback.  
 
The detached Accessory Building is approximately 32 feet from the 
north Side Setback. 
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Figure 6: Interior side elevation plans provided by the Applicant. 

Step-back- 

Required at a 

height of 23 feet for 

10 feet back 

Complies: The existing Landmark Historic Structure is 22 feet above 

Existing Grade and is the maximum height proposed.  

Roof Pitch- 7:12 -

12:12  

Complies: Pursuant to LMC § 15-2.2-5(C), “[t]he roof pitch of a 

Structure’s Contributing Roof Form shall be between seven:twelve 

(7:12) and twelve:twelve (12:12).” The Historic roof form is 12:12. The 

Accessory Building’s roof pitch is 9:12 and compliant.  

Final Grade within 

4 feet of Existing 

Grade 

Complies: The Final Grade is within four feet of Existing Grade.  

 

 
Figure 8: Exterior east side elevation plans provided by the Applicant. 
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Figure 9: Exterior west side elevation plans provided by the Applicant. 

 

 
Figure 10: Exterior north side elevation plans provided by the Applicant. 

 

 
Figure 11: Exterior east side elevation plans provided by the Applicant. 
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8. The proposal to construct a basement and detached garage/Accessory 
Building complies with the criteria outlined in LMC Chapter 15-3, Off-Street 
Parking. 
 
LMC § 15-3-6(A) requires two parking spaces for a SFD. Pursuant to LMC § 15-
2.2-4, “[a]dditions to Historic Buildings and/or Structures are exempt from Off-
Street parking requirements provided the addition does not create a Lockout Unit 
or Accessory Building.” While parking is not required for the Landmark Historic 
Site, the Applicant proposes one garage Parking Space that is 11 feet by 21 feet. 
 

9. The proposal, as conditioned, to construct a basement and detached 
garage/Accessory Building complies with the Regulations for Historic 
Residential Site outlined in LMC § 15-12-2. 

B. Specific Regulations  
1. Site Design Analysis of Proposal 

a) Building Setback and Orientation -  
LMC § 15-13-2(B)(1)(a) states, 
“Maintain the existing front and side 
yard setbacks of Historic Sites. 
Preserve the original location of the 
main entry of the historic structure, if 
extant.” 
  

Complies: The Applicant does not propose 
changes to the Setbacks or orientation of the 
Landmark Historic Structure and proposes to 
rehabilitate the Structure in the same location 
as it exists today.  

b) Topography & Grading -  LMC § 15-
13-2(B)(1)(b) states, “Maintain the 
natural topography and original 
grading of the site when and where 
feasible. Maintain established on-site 
native plantings. During construction, 
protect established vegetation to 
avoid damage. Replace damaged, 
aged, or diseased trees as 
necessary.” 

Complies: The Applicant proposes a basement 
addition within the Building Footprint of the 
existing Landmark Historic Structure, which will 
not create a significant impact on the already-
built area. The proposed detached 
garage/Accessory Building will impact the south 
side Steep Slope of the site, but the Applicant 
does not propose a Structures in the Rear 
Setback, which also contains a Steep Slope. 
The Applicant proposes to remove dead 
vegetation and replace vegetation on site, as 
well as preserve and plant vegetation on the 
rear of the site. 

c) Landscaping & Vegetation - LMC § 
15-13-2(B)(1)(c) states, “During 
construction, protect established 
vegetation to avoid damage. Replace 
damaged, aged, or diseased trees as 
necessary.” 

Complies: The Applicant proposes to remove 
dead vegetation and replace vegetation on site, 
as well as preserve and plant vegetation on the 
rear of the site. 
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d) Retaining Walls – LMC § 15-13-
2(B)(1)(d) states, “New retaining 
walls should be consistent with 
historic retaining walls in design, 
material, scale of materials, as well 
as size and mass of the wall. Simple 
board-formed concrete, stone, and 
other historic materials are 
recommended over concrete block, 
asphalt, or other modern concrete 
treatments.” 

Complies: The Applicant proposes five 
concrete retaining walls and one stone retaining 
wall, all less than four feet in height. Four 
retaining walls are around the Accessory 
Building, and two are around the rear patio.  

g) Parking Area & Driveways – LMC § 
15-13-2(B)(1)(g) states, “Off-street 
parking areas should be located 
within the rear yard and beyond the 
rear wall plane of the primary 
structure. If locating a parking area in 
the rear yard is not physically 
possible, the off-street parking area 
and associated vehicles should be 
visually buffered from adjacent 
properties and the primary public 
right-of-way. Consider providing a 
driveway along the side yard of the 
property where feasible. When 
locating driveways, the existing 
topography of the building site and 
significant site features should be 
minimally impacted. New driveways 
shall not exceed ten (10) feet in 
width.”  

Complies: The Applicant proposes 10-foot-
wide driveway that leads to the detached 
garage/Accessory Building, which is set back 
11 feet from the front of the Landmark Historic 
Structure. The Landmark Historic Structure and 
detached garage/Accessory Building are 
separated by a walkway between the two 
structures.  
 

 
Figure 12: Front rendering provided by the Applicant.  

 
 

h) Paths, Steps, Handrails, & Railings 
(Not Associated with Porches) – LMC 
§ 15-13-2(B)(1)(h), “New hillside 
steps should be visually subordinate 
to the associated historic building or 
structure in materials, size, scale and 
proportion, as well as massing and 
shall complement the historic 
structure in materials, size, scale, and 
proportion, and massing to protect 
the integrity of the historic site.”  

Complies: The Applicant proposes new wood 
and metal steps to lead to the Landmark 
Historic Structures that are limited and 
compatible with the scale of the structure.  

2. Primary Structures 
3.   

Analysis of Proposal 
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a) Exterior Walls – LMC § 15-13-
2(B)(2)(a) states, “Preserve and 
maintain historic exterior materials 
including wood siding (drop siding, 
clapboard, board and batten), frieze 
boards, cornices, moldings, shingles, 
etc., as well as stone and masonry. 
Repair deteriorated or damaged 
historic exterior materials using 
recognized preservation methods 
appropriate to the specific material.” 

See Condition of Approval 20: The existing 
siding is not historic. The Applicant proposes 
restoring the siding to a historically accurate 
wood cladding. All wood materials on the 
Historic Structure shall be painted or stained 
opaque. 

b) Foundation – LMC § 15-13-2(B)(2)(b) 
states, “A new foundation shall not 
raise or lower a historic structure 
generally more than two (2) feet from 
its original floor elevation. 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. 
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.” 

See Conditions of Approval 10, 11, 12, and 
13: The Applicant proposes to raise the Historic 
Structure, build a new basement and concrete 
foundation and rehabilitate the Landmark 
Historic Structure in the same location and at 
the same height.  

c) Doors – LMC § 15-13-2(B)(2)(c) 
states, “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.” 

Complies: None of the existing doors on the 
site are historic. The Applicant proposes 
preserving all existing door openings and to 
install wood doors appropriate to the era of 
construction.    
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d) Windows – LMC § 15-13-2(B)(2)(d) 
states, “Maintain and preserve 
historic window openings, windows, 
window surrounds, and decorative 
window features... replacement 
windows typically shall be of wood 
and shall complement the style of the 
historic structure.” 

Complies: None of the existing windows are 
historic. The Applicant proposes to preserve all 
historic window openings and replace the non-
historic windows with wood windows. The 
Applicant proposes to restore the front façade 
and window openings. 
 

 
Figure 13: 1940s tax photo from the HSI. 

 
Figure 14: Recent photo provided by Applicant 

showing exterior changes.  

 
Figure 15: Proposed front façade, returning the 

window openings to restore the structure to the 

Mature Mining Era.  
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g) Porches – LMC § 15-13-2(B)(2)(g) 
states, “Preserve and maintain a 
historic porch by preserving the 
existing location, form, proportion, 
details, posts, railing, and stairs. 
Repair deteriorated historic elements 
of the porch. Replacement porch 
elements are allowed only when it 
can be shown that the historic 
elements are no longer safe and/or 
serviceable and cannot be repaired to 
a safe and/or serviceable condition. 
Replacement elements shall exactly 
match the historic elements in size, 
dimensions, form, profile, and 
material.” 

Complies: The Applicant proposes to maintain 
the existing porch dimension and to rehabilitate 
dilapidated materials. 
 
  

4. Additions to Primary Structures  Analysis of Proposal  

a. Protection for Historic Structures & 
Sites – LMC § 15-13-2(4)(a) states, 
“Additions should be visually 
subordinate to historic buildings when 
viewed from the primary public right-
of-way. Additions to historic 
structures shall not be placed so as 
to obscure, detract from, or modify 
historic roof forms. Additions to 
historic structures shall not contribute 
significantly to the removal or loss of 
historic material.” 

Complies: The Applicant proposes a basement 
addition that does not impact the Landmark 
Historic Structure’s roof form or exterior walls 
and is visually minimized from the primary 
public right-of-way. 
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c. General Compatibility – LMC § 15-
13-2(4)(c) states, “The addition shall 
be a contemporary interpretation of 
the historic structure’s architecture 
style. The addition shall not be 
designed to contrast starkly with the 
historic structure; an acceptable 
design shall be compatible in mass, 
scale, fenestration patterns, and 
design details. It shall not detract 
from the Historic District’s or 
Structure’s historic character. 
Building Components and materials 
used on additions shall be similar in 
scale and size to those found on the 
historic building. Window shapes, 
patterns and proportions found on the 
historic building should be reflected in 
the new addition.” 

Complies: The Applicant proposes a basement 
addition that follows the Building Footprint of 
the existing Landmark Historic Structure. The 
basement’s windows reflect the 2:1 ratio and 
balance of solid to void. The proposed 
materials will be the same as the Historic 
Structure. 

 
Proposed west elevation. 

 
 

 
 
 

5. Garages  Analysis of Proposal  

a. Scenario 1: Basement Addition 
without a Garage – LMC § 15-13-
2(B)(5)(a) states, “A basement 
addition shall not raise the historic 
structure generally more than two 
feet (2’) from its original floor 
elevation above grade prior to 
construction. The historic site shall 
be returned to original grade 
following construction of a 
foundation. When the original grade 
cannot be achieved, no more than 
two feet (2’) of the new foundation 
shall be visible above final grade on 
the primary and secondary facades. 
The exterior walls on an inline 
basement addition shall not extend 
beyond the exterior wall planes of 
the historic structure’s primary or 
secondary facades.” 
 

See Conditions of Approval 10, 11, 12, and 
13: The Applicant proposes to raise the Historic 
Structure, build a new basement and concrete 
foundation and rehabilitate the Landmark 
Historic Structure in the same location. The 
Applicant proposes a basement addition that 
follows the Building Footprint of the existing 
Landmark Historic Structure.  
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9. New Accessory Buildings – LMC § 
15-13-2(B)(9) states, “New detached 
garages built on sites with historic 
structures should have a maximum 
interior dimension of twelve (12) feet 
in width. Single car wide tandem 
garages are recommended. Side-by-
side parking configurations are 
strongly discouraged; if used, they 
shall be visually minimized when 
viewed from the primary public right-
of-way. Garage doors shall not 
exceed nine (9) feet in width by nine 
(9) feet in height. Glazing on garage 
doors shall be limited to no more 
than 30% of garage door. Roof form, 
exterior materials, and architectural 
detailing of a detached Accessory 
Building shall complement the 
primary structure. Accessory 
structures (such as sheds and 
garages) shall be subordinate in 
scale to the primary historic structure. 
The footprint of the new accessory 
structure shall not exceed 50% of the 
footprint of the historic structure. If 
the footprint exceeds 50% of the 
footprint of the historic structure, the 
scale of the individual modules shall 
be broken up to reflect the mass and 
scale of those seen on the historic 
structure. New accessory structures 
shall follow the regulations for 
Additions to Primary Structures.” 

Complies: The Applicant proposes a detached 
garage and Accessory Building. The garage 
has an interior dimension of 12 feet in width. 
The proposed garage door is seven feet tall by 
eight feet wide. 
 
As outlined in LMC § 15-13-2(4), Additions to 
Primary Structures, the proposed detached 
garage/Accessory Building follows similar 
window patterns and solid to void ratios. The 
proposed structure complements the Historic 
Structure in roof pitch and reflects a historic 
Accessory Structure with the proposed 
unfinished wood siding.  

 
The Historic Structure has a 751-square-foot 
Building Footprint. The detached 
garage/Accessory Building has a 525-square-
foot Building Footprint. The Accessory 
Building, as viewed from Prospect Avenue, 
has a module of about 1/3 the width of the 
Historic Structure.  

 
10. The Development Review Committee reviewed the proposal on April 15, 2025, 

and confirmed the proposal complies with required standards.   
11. Staff published notice on the City’s website and posted notice to the property on 

June 12, 2025. Staff mailed courtesy notice to property owners within 100 feet 
and posted notice to the property on June 12, 2025.  
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12. On June 26, 2025, the Planning Director reviewed the HDDR for 36 Prospect 
Avenue and continued it to July 17, 2025 to allow the Applicant to update their 
plans to comply with the CUP and SSCUP conditions of approval. 
 

Conclusions of Law 
1. The proposal complies with the LMC requirements in Chapter 15-2.2 Historic 

Residential - 1 (HR-1) Zoning District. 

2. The proposal complies with the LMC requirements in Chapter 15-3 Off-Street 

Parking.  

3. The proposal complies with the LMC requirements in Section 15-13-2 

Regulations For Historic Residential Sites.  

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

with the plans reviewed July 17, 2025, by the Planning Department. 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 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. 

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

making any changes to the approved plans.   

4. 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. 

5. Residential fire sprinklers are required for all new construction on this lot, per 

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 with 

State and Federal law.  

7. 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. 
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8. City approval of a Construction Mitigation Plan (CMP) is a condition precedent to 

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

the method of protecting adjacent structures during construction.  

9. 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.  

10. The new foundation shall not raise or lower the Landmark Historic Structure from 

its original floor elevation.  

11. The Landmark Historic Site shall be returned to original grade following 

construction of the foundation. When the original grade cannot be achieved, 

generally no more than six inches of the new foundation shall be visible above 

final grade on the primary and secondary facades. 

12. The site shall be regraded so that all water drains away from the Landmark 

Historic Structure. Stormwater runoff must be retained on site in accordance with 

Municipal Code of Park City Section 13-5-3 Long-Term Storm Water 

Management.  

13. A plinth or trim board at the base of the Landmark Historic Structure shall be 

added to visually anchor the Landmark Historic Structure to the new foundation. 

14. The wood facade for the Historic Structure shall have an opaque rather than 

transparent finish. 

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

degrees 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. 

16. The Applicant shall obtain an Encroachment Agreement for driveway access with 

the Engineering Department for the heated driveway.  

17. The existing impervious surfaces in the front yard of the Landmark Historic Site 

are required to be landscaped. The front yard landscape plan shall not include 

additional impervious surfaces than what is outlined on the plans reviewed on 

June 26, 2025. On site parking is restricted to the detached garage. Landscaping 

of the Ignition Zones and Home Hardening must comply with the Park City 

Wildland Urban Interface Code. 
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18. Access and Snow Shed Agreements must be obtained and completed by the 

Homeowner and the applicable neighboring properties prior to Building Permit 

submittal. The Applicant must obtain Encroachment or Access Agreements with 

any applicable neighboring properties prior to Building Permit submittal for 

shoring or other structures required for the proposed construction.  

19. The detached garage/Accessory Building may only be used incidentally to the 

Single-Family Dwelling Use and shall not be used as an Accessory Apartment, 

Dwelling Unit, or rented separately from the primary residence.  

20. A geotechnical soils report indicating site stability and temporary shoring and 

drainage must be submitted and approved prior to the Building Permit issuance.  

21. A representative of the geotechnical engineer shall observe footing excavations 

prior to structural fill or concrete placement and provide an excavation 

observation letter.  

22. Exterior wall fire resistance rating and separation distance is required to comply 

with Table R302.1(1) of the 2021 IRC. 

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, Planner III 
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I, CHAD A. ANDERSON, DO HEREBY CERTIFY THAT I AM A PROFESSIONAL LAND SURVEYOR AND THAT I HOLD
CERTIFICATE NO. 7736336, AS PRESCRIBED UNDER THE LAWS OF THE STATE OF UTAH. I HEREBY CERTIFY THAT
I HAVE MADE A SURVEY OF THE HEREON DESCRIBED PARCEL AND THAT THIS PLAT IS A TRUE AND CORRECT
REPRESENTATION OF  SAID SURVEY.

PARCEL 1:

LOTS 1 AND 2 AND THE NORTHERLY 5 FEET OF LOT 3, BLOCK 18; PARK CITY SURVEY OF BUILDING LOTS;
ACCORDING TO THE OFFICIAL PLAT THEREOF ON FILE AND OF RECORD INTHE SUMMIT COUNTY RECORERS
OFFICE.

PARCEL 2:

BEGINNING AT A POINT WHICH IS NORTH 89°57'00" EAST 36.84 FEET FROM THE SOUTHWEST CORNER OF LOT 9,
BLOCK 19, PARK CITY SURVEY AMENDED PLAT; ACCORDING TO THE OFFICIAL PLAT THEREOF, ON FILE AND OF
RECORD INT HE SUMMIT COUNTY RECORDERS OFFICE; SAID POINT IS ALSO BEING ON THE SOUTH  LINE OF SAID
LOT 9; THENCE LEAVING SAID SOUTH LINE NORTH 21°40' WEST 2.79 FEET; THENCE SOUTH 89°31'10" EAST 29.07
FEET; THENCE SOUTH 00°28'50" WEST 2.52 FEET TO A POINT ON THE SOUTH LINE OF SAID LOT 9; THENCE
SOUTH 89°57'00" WEST ALONG SAID SOUTH LINE 29.03 FEET TO THE POINT OF BEGINNING.

 SURVEYOR'S CERTIFICATE 

 DESCRIPTION 

BASIS OF BEARINGS: N43°53'48"W MEASURED BETWEEN FOUND MONUMENTS ON THE NORTHEAST SIDE OF
SURVEYED LOT AS SHOWN HEREON.

 BASIS OF BEARINGS 

THE PURPOSE OF THIS SURVEY IS TO PROVIDE TOPOGRAPHIC INFORMATION TO AID IN THE DESIGN OF A NEW
RESIDENCE. SURVEY WAS PERFORMED IN OCTOBER OF 2023. I WAS HIRED BY KLIMA ARCHITECTS TO SURVEY THE
SOUTHERLY 10' OF THE PROPERTY AND THE NORTHERLY PORTION OF THE NEIGHBORS PROPERTY.  THE
MAJORITY OF THIS SURVEY WAS PERFORMED BY ALLIANCE ENGINEERING AND THEIR SURVEY WAS PROVIDED TO
ME BY MY CLIENT.
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I, CHAD A. ANDERSON, DO HEREBY CERTIFY THAT I AM A PROFESSIONAL LAND SURVEYOR AND THAT I HOLD
CERTIFICATE NO. 7736336, AS PRESCRIBED UNDER THE LAWS OF THE STATE OF UTAH. I HEREBY CERTIFY THAT
I HAVE MADE A SURVEY OF THE HEREON DESCRIBED PARCEL AND THAT THIS PLAT IS A TRUE AND CORRECT
REPRESENTATION OF  SAID SURVEY.

PARCEL 1:

LOTS 1 AND 2 AND THE NORTHERLY 5 FEET OF LOT 3, BLOCK 18; PARK CITY SURVEY OF BUILDING LOTS;
ACCORDING TO THE OFFICIAL PLAT THEREOF ON FILE AND OF RECORD INTHE SUMMIT COUNTY RECORERS
OFFICE.

PARCEL 2:

BEGINNING AT A POINT WHICH IS NORTH 89°57'00" EAST 36.84 FEET FROM THE SOUTHWEST CORNER OF LOT 9,
BLOCK 19, PARK CITY SURVEY AMENDED PLAT; ACCORDING TO THE OFFICIAL PLAT THEREOF, ON FILE AND OF
RECORD INT HE SUMMIT COUNTY RECORDERS OFFICE; SAID POINT IS ALSO BEING ON THE SOUTH  LINE OF SAID
LOT 9; THENCE LEAVING SAID SOUTH LINE NORTH 21°40' WEST 2.79 FEET; THENCE SOUTH 89°31'10" EAST 29.07
FEET; THENCE SOUTH 00°28'50" WEST 2.52 FEET TO A POINT ON THE SOUTH LINE OF SAID LOT 9; THENCE
SOUTH 89°57'00" WEST ALONG SAID SOUTH LINE 29.03 FEET TO THE POINT OF BEGINNING.

 SURVEYOR'S CERTIFICATE 

 DESCRIPTION 

BASIS OF BEARINGS: N43°53'48"W MEASURED BETWEEN FOUND MONUMENTS ON THE NORTHEAST SIDE OF
SURVEYED LOT AS SHOWN HEREON.

 BASIS OF BEARINGS 

THE PURPOSE OF THIS SURVEY IS TO PROVIDE TOPOGRAPHIC INFORMATION TO AID IN THE DESIGN OF A NEW
RESIDENCE. SURVEY WAS PERFORMED IN OCTOBER OF 2023. I WAS HIRED BY KLIMA ARCHITECTS TO SURVEY THE
SOUTHERLY 10' OF THE PROPERTY AND THE NORTHERLY PORTION OF THE NEIGHBORS PROPERTY.  THE
MAJORITY OF THIS SURVEY WAS PERFORMED BY ALLIANCE ENGINEERING AND THEIR SURVEY WAS PROVIDED TO
ME BY MY CLIENT.
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EXISTING TREE NOTES

PURPOSE: THESE NOTES ARE INTENDED TO GUIDE GENERAL CONTRACTOR AND SUB-CONTRACTORS CREWS IN THE PRUNING AND REMOVAL OF
EXISTING TREES AND BE IN  COMPLIANCE WITH LOCAL STANDARDS.

C.   GENERAL STANDARDS FOR TREE PRUNING

1. ALL TREE MAINTENANCE WORK ON PROPERTY GROUNDS SHALL BE PERFORMED IN ACCORDANCE WITH THE LATEST REVISIONS OF ANSI
A300 AND ANSI Z133.1 STANDARDS AND AS FURTHER DETAILED IN THE  BEST MANAGEMENT PRACTICES TREE PRUNING BOOKLET.

2. ALL TREE PRUNING TO BE COMPLETED BY A LICENSED ARBORIST IN THE STATE OF THE PROJECT.
3. HANGING LIMBS AND BRANCH GROWTH SHALL BE MAINTAINED 13 FEET ABOVE STREETS AND 8 FEET ABOVE SIDEWALKS OR PER LOCAL

CODE.
4. AUTHORITY TO PRUNE TREES DOES NOT INCLUDE THE CUTTING BACK OF SOUND, HEALTHY TREE BRANCHES IN EXCESS OF 6 INCHES

OUTSIDE DIAMETER, UNLESS SPECIFICALLY DIRECTED BY THE OWNER OR CITY FORESTER.
5. TREE BRANCHES SHALL BE REMOVED AND CONTROLLED IN SUCH A MANNER AS NOT TO CAUSE DAMAGE TO OTHER PARTS OF THE TREE,

OTHER PLANTS, AND PROPERTY.
6. CLEAN-UP BRANCHES, LOGS OR ANY OTHER DEBRIS RESULTING FROM A TREE PRUNING OR REMOVAL SHALL BE PROMPTLY AND PROPERLY

ACCOMPLISHED. THE WORK AREA SHALL BE KEPT SAFE AT ALL TIMES UNTIL THE CLEAN-UP OPERATION IS COMPLETED. UNDER NO
CONDITION SHALL THE ACCUMULATION OF BRUSH, BRANCHES, LOGS, OR OTHER DEBRIS BE ALLOWED UPON PROPERTY IN SUCH A MANNER
AS TO CAUSE A PUBLIC HAZARD.

7. THE USE OF CLIMBING SPURS OR GAFFS SHALL BE PERMITTED ONLY IN THE CASE OF TREE REMOVAL OR IN AERIAL RESCUE EMERGENCIES.
8. UNDER NO CONDITIONS SHALL IT BE CONSIDERED PROPER TO LEAVE SEVERED OR PARTIALLY CUT LIMBS IN A TREE AFTER THE WORKERS

LEAVE THE SCENE OF OPERATIONS.
9. ALL TREES TO BE REMOVED SHALL BE TAGGED FOR OWNERS APPROVAL PRIOR TO REMOVING.

D.   TREES SHALL BE REMOVED IF:

1. THE TREE INTERFERES WITH OR CREATES A PUBLIC NUISANCE OR HAZARD TO PEDESTRIANS OR VEHICULAR TRAFFIC OR IS CONSIDERED A
PUBLIC NUISANCE BY THE CITY FORESTER.

2. THE TREE IS SIGNIFICANTLY DAMAGED OR DISEASED.
3. THE TREE IS SPECIFIED TO BE REMOVED ON THIS PLAN.
4. THE OWNER REQUESTS REMOVAL OF TREE. IN THIS CASE THE LANDSCAPE ARCHITECT SHALL BE NOTIFIED SO AS TO REVISE THE

PROPOSED PLANTING PLAN TO MEET CITY/COUNTY REQUIREMENTS FOR TREE REPLACEMENT.

E.   STUMP REMOVAL REQUIREMENTS AND STANDARDS

1. PERSONS PERFORMING STUMP REMOVAL DUTIES SHALL HAVE THE IMMEDIATE AREA INVESTIGATED FOR UTILITY LINES FROM
BLUESTAKES/DIG-LINE AS NECESSARY AND WEAR ALL REQUIRED SAFETY EYE AND EAR PROTECTION.

2. ALL REMOVAL OF TAGGED TREES SHALL BE DONE IN A MANNER SO THAT THE REMAINING STUMP WILL BE AT LEAST 8 INCHES BELOW
GROUND LEVEL UNLESS OTHERWISE DIRECTED BY OWNER.

3. EXCAVATIONS RESULTING FROM A TREE OR SHRUB REMOVAL MUST BE PROMPTLY FILLED IN TO NORMAL GROUND LEVEL WITH TOPSOIL
APPROVED BY OWNER OR FILL MATERIAL DEPENDING ON LOCATION.  THE TOPSOIL/FILL MATERIAL SHALL BE PROPERLY SETTLED AND BE
FREE OF DEBRIS.

EXISTING AND NEW LANDSCAPE AREA
SYMBOL SITE MATERIAL

TREE PROTECTION AND PRESERVATION
INTRODUCTION: THIS IS INTENDED TO GUIDE THE GENERAL CONTRACTOR AND SUB-CONTRACTORS CREWS AND OWNER IN THE PROTECTION

OF TREES LOCATED ON PROJECT SITE, AND SHALL BE IN COMPLIANCE WITH FOLLOWING SPECIFICATIONS. ALL PEOPLE THAT WORK
AROUND TREES ARE RESPONSIBLE TO PROTECT THE TREES FROM UNNECESSARY INJURY THAT WOULD DECREASE THEIR VALUE.  TREE
ROOTS OFTEN SPREAD 2-3 TIMES WIDER THAN THE DRIP-LINE OF THE CANOPY AND 90% OF A TREE'S ROOTS ARE FOUND IN THE TOP 2
FEET OF SOIL.  THESE FACTS ILLUSTRATE WHY IT IS SO IMPORTANT TO USE CARE WHEN WORKING NEAR EXISTING TREES.

A. TREE PROTECTION GUIDELINES FOR CONSTRUCTION SITES

PRIOR TO INITIATION OF DEMOLITION AND CONSTRUCTION WORK THAT WILL AFFECT TREES ON PROPERTY, THE FOLLOWING TREE
PROTECTION PLAN SHOULD BE IMPLEMENTED, WHICH PROVIDES FOR THE FOLLOWING INFORMATION:

1. TREE PROTECTION PRACTICES MAY INCLUDE, BUT ARE NOT LIMITED TO: PRUNING BRANCHES AND ROOTS, TEMPORARILY FENCING OFF
AREA AROUND THE ROOTING ZONE, WRAPPING TRUNKS TO PREVENT WOUNDS, SPREADING WOOD CHIPS OR GRAVEL TO REDUCE SOIL
COMPACTION, ENSURING PROPER TREE IRRIGATION IS PROVIDED THROUGHOUT THE TERM OF THE PROJECT, AND ADDING
WELL-COMPOSTED ORGANIC MATTER TO THE TREE'S GROWING LOCATION FOLLOWING CONSTRUCTION.

2. TREE PLANTING WORK SHALL BE DONE IN ACCORDANCE WITH LATEST LOCAL CODES, IE: BEST MANAGEMENT PRACTICES (BMP), ANSI
Z133.1, AND ANSI A300.  DIRECTIONS PROVIDED IN AUTHORIZING PERMITS SHALL BE FOLLOWED.

3. ANY TREE TO REMAIN THAT IS IRREPARABLY DAMAGED DUE TO CONSTRUCTION ACTIVITIES SHALL BE  REMUNERATED AT COST TO
CONTRACTOR RESPONSIBLE FOR DAMAGES.  THE VALUE OF ALL TREES TO REMAIN SHALL BE ESTABLISHED  IN WRITING AND AGREED
UPON BY ALL PARTIES INVOLVED PRIOR TO CONSTRUCTION ACTIVITIES.

4. ANY TREES TO REMAIN ON-SITE AND ON ADJACENT PROPERTIES THAT ARE DAMAGED DUE TO CONSTRUCTION ACTIVITIES THAT ARE
REPLACEABLE SHALL BE REPLACED WITH TREE OF SAME SPECIES, CALIPER SIZE AND SIMILAR SHAPE AT THE EXPENSE OF CONTRACTOR
RESPONSIBLE FOR DAMAGE.

5. TREES BEING PRESERVED DURING ALL CONSTRUCTION ACTIVITIES SHALL HAVE A TREE PROTECTION ZONE (TPZ), WHICH IS NO LESS THAN
THE WIDTH OF THE DRIP LINE OF THE TREES CANOPY, CLEARLY MARKED WITH A CONTINUOUS CHAIN LINK PROTECTIVE FENCE, OR OWNER
APPROVED EQUAL, PRIOR TO ANY DEMOLITION, CLEARING, TRENCHING OR TUNNELING PROJECTS COMMENCEMENT.

6. HEAVY EQUIPMENT SHALL NOT BE ALLOWED INSIDE THE TREE PROTECTION ZONE.  ALL HEAVY EXCAVATIONS SHALL BE MADE BY
EQUIPMENT FROM OUTSIDE OF THIS ZONE.

7. BUILDING MATERIAL, TOPSOIL, CHEMICALS, OR FILL SHALL NOT BE STOCKPILED IN THE TREE PROTECTION ZONE OR IN THE DRIP-LINE OF
ANY TREE THAT IS SCHEDULED FOR PRESERVATION.

8. PRIOR TO CONSTRUCTION, THE TREE PROTECTION ZONE WILL BE DESIGNATED BY PLAN AND IN COORDINATION WITH  BLUE STAKES,
OWNER, LANDSCAPE ARCHITECT AND/OR CITY URBAN FORESTER.  THE SIZE AND SHAPE OF THE ZONE WILL DEPEND ON THE TREE SPECIES
SENSITIVITY TO IMPACT, THE HEALTH AND AGE OF THE TREE, AND ROOT AND CROWN CONFORMATION AND DEVELOPMENT CONSTRAINTS.

9. TRENCHING SHOULD BE PERFORMED IN ACCORDANCE WITH THE STANDARDS LISTED ABOVE.  WHEN LARGE SCAFFOLD ROOTS ARE
ENCOUNTERED WHILE TRENCHING, HAND DIGGING AND BRIDGING OF THE ROOTS SHALL BE DONE.  IN SITUATIONS WHERE A ROOT HAS
BEEN DAMAGED, A CLEAN CUT SHALL BE MADE ON THE ROOT AT THE EDGE OF THE TRENCH CLOSEST TO THE TREE TRUNK.

10. TUNNELING OR BORING SHOULD BE DONE WHENEVER WORK MUST BE DONE WITHIN THE TREE PROTECTION ZONE.  TUNNELING OR BORING
IN THE TREE PROTECTION ZONE MUST BE AT LEAST 2 FEET DEEP.

11. EXCAVATION INVOLVING ROOT CUTS SHOULD BE DONE RAPIDLY. CUTS ON TREE ROOTS SHALL BE SMOOTH AND CLEAN.  THE TRENCH
SHOULD BE BACKFILLED AS QUICKLY AS POSSIBLE TO PREVENT THE EXPOSED ROOTS FROM DRYING OUT AND THE TREE SHOULD BE
WATERED IMMEDIATELY.  IF TREES ARE TO REMAIN EXPOSED FOR MORE THAN FOUR TO SIX HOURS, THEY MUST BE COVERED WITH
BURLAP AND KEPT MOIST AT ALL TIMES.

12. FOR TREES WITH A TRUNK DIAMETER IN EXCESS OF SIX INCHES, TUNNELING OR BORING SHOULD REPLACE TRENCHING ACCORDING TO
THE FOLLOWING MINIMUM DISTANCES FROM THE FACE OF THE TREE TRUNK IN ANY DIRECTION.

13. THE BOOKLET "TRENCHING AND TUNNELING NEAR TREES" THAT IS  PRODUCED BY THE NATIONAL ARBOR DAY FOUNDATION SHALL BE USED
AS A GUIDE FOR ALL CONSTRUCTION AND EXCAVATION WORK AROUND TREES.  THIS BOOKLET MAY BE OBTAINED BY CONTACTING THE
NATIONAL ARBOR DAY FOUNDATION.

14. TREE CARE CONTRACTOR PROVIDING SERVICES SHOULD BE CURRENTLY LICENSED TO DO BUSINESS IN THE STATE OF THE PROJECT,
INSURED AGAINST PERSONAL INJURY AND PROPERTY DAMAGE, AND CERTIFIED AS AN ARBORIST WITH THE INTERNATIONAL SOCIETY OF
ARBORICULTURE. PRIOR TO BEGINNING WORK ON TREE(S) THE TREE CARE CONTRACTOR SHALL CONTACT THE CITY'S URBAN FORESTRY
DIVISION TO RECEIVE AN AUTHORIZING PERMIT IF REQUIRED.

15. TREES SHALL NOT BE USED TO SUPPORT ANY SCAFFOLDING, SIGNS, TEMPORARY UTILITY, OR ANY OTHER DEVICE.  SIDEWALKS AND
PAVING LEVELS SHOULD BE CONTOURED WHENEVER POSSIBLE TO AVOID ROOT CUTTING.  IF DAMAGE OCCURS TO A PROTECTED TREE,
IMMEDIATE CONTACT SHALL BE MADE WITH THE CITY FORESTER IN ORDER THAT WOUNDS CAN BE TREATED.

16. NO ELEVATION OR GRADE CHANGES CAN BE MADE AROUND THE DRIP ZONE OF THE TREES UNLESS WRITTEN APPROVAL IS GIVEN BY THE
OWNER, LANDSCAPE ARCHITECT AND RECEPTION OF A ELEVATION/GRADE CHANGE PLAN.

17. EXCEPTIONS TO THE ABOVE GUIDELINES SHALL BE REVIEWED AND APPROVED BY THE OWNER PRIOR TO IMPLEMENTATION.
18. TREES SHALL BE WATERED ACCORDING TO THE FOLLOWING GUIDELINES:

a. ESTABLISHED TREES NEED DEEP WATERING ONCE A WEEK WITH LOW PRESSURE TO ENSURE THAT THE GROUND IS SOAKED TO A
DEPTH OF AT LEAST 12 INCHES.

b. YOUNG OR NEWLY PLANTED TREES NEED TO BE WATERED EVERY 3-4 DAYS.
c. TO KEEP WATER FROM EVAPORATING FROM THE SOIL AROUND THE TREE, APPLY AT LEAST TWO OR MORE INCHES OF ORGANIC

MULCH (WOOD CHIPS OR MULCH) AROUND THE BASE OF THE TREES UNLESS OTHERWISE DIRECTED BY OWNER OR LANDSCAPE
ARCHITECT.

B. UNDERGROUND UTILITY WORK

1. TRENCHING SHOULD BE PERFORMED IN A MANNER AND LOCATION LEAST DAMAGING TO TREE ROOTS.
2. TUNNELING OR BORING SHOULD BE DONE WHENEVER POSSIBLE WHERE LARGE SCAFFOLD ROOTS ARE ENCOUNTERED, HAND DIGGING

AND BRIDGING OF ROOTS SHALL BE DONE.

3. ANY CUTTING OF TREE ROOTS, OTHER THAN WHEN IN THE PROCESS OF TREE REMOVAL, SHALL GIVE DUE CONSIDERATION TO FUTURE
WELFARE OF THE TREE.  PROPER ACTION SHALL BE TAKEN SO AS TO PROTECT, PRESERVE, OR CORRECT THE ROOT PROBLEM.

4. THE "TRENCHING AND TUNNELING NEAR TREES" BOOK BY THE NATIONAL ARBOR DAY FOUNDATION SHALL BE USED AS A GUIDE FOR ALL
CONSTRUCTION AND EXCAVATION WORK AROUND PROTECTED TREES. 

5. EXCAVATION INVOLVING ROOT CUTS SHOULD BE DONE RAPIDLY. CUTS ON TREE ROOTS SHALL BE SMOOTH, AND CLEAN. BACKFILL BEFORE
THE ROOTS HAVE A CHANCE TO DRY OUT, AND WATER TREE IMMEDIATELY. IF TREE ROOTS ARE TO REMAIN EXPOSED FOR ANY EXTENDED
PERIOD OF TIME, THEY MUST BE COVERED WITH BURLAP AND KEPT MOIST AT ALL TIMES.
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SURVEY CONTROL NOTE:
THE CONTRACTOR OR SURVEYOR PERFORMING THE CONSTRUCTION
SURVEYING SHALL BE RESPONSIBLE TO PROVIDE CONSTRUCTION LAYOUT
PER THE APPROVED PLANS ONLY.  THE SURVEYOR SHALL ALSO BE
RESPONSIBLE FOR VERIFYING HORIZONTAL CONTROL FROM THE SURVEY
MONUMENTS AND FOR VERIFYING ANY ADDITIONAL CONTROL POINTS
SHOWN ON THE SURVEY OR IMPROVEMENTS PLANS OR ON ELECTRONIC
DATA PROVIDED BY BENCHMARK ENGINEERING AND LAND SURVEYING.
THE SURVEYOR SHALL ALSO USE THE BENCHMARKS AS SHOWN ON THE
PLAN, AND VERIFY THEM AGAINST NO LESS THAN THREE EXISTING HARD
IMPROVEMENT ELEVATIONS INCLUDED ON THESE PLANS OR ON
ELECTRONIC DATA PROVIDED BY BENCHMARK ENGINEERING AND LAND
SURVEYING.  IF ANY DISCREPANCIES ARE ENCOUNTERED, THE SURVEYOR
SHALL IMMEDIATELY NOTIFY THE ENGINEER AND RESOLVE THE
DISCREPANCIES BEFORE PROCEEDING WITH ANY CONSTRUCTION
SURVEYING.  IT IS ALSO THE RESPONSIBILITY OF THE SURVEYOR TO VERIFY
ANY ELECTRONIC DATA WITH THE APPROVED STAMPED AND SIGNED
PLANS AND NOTIFY THE ENGINEER WITH ANY DISCREPANCIES.

CGD.01
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NOTE:
PRIOR TO FABRICATION OR CONSTRUCTION, BEGIN AT THE LOW END OF ALL GRAVITY
UTILITY LINES AND VERIFY THE INVERT ELEVATION OF THE POINT OF CONNECTION.
NOTIFY ENGINEER FOR REDESIGN IF CONNECTION POINT IS HIGHER THAN SHOWN OR
IF ANY UTILITY CONFLICTS OCCUR. GRAVITY CONNECTIONS MUST BE DONE PRIOR TO
BUILDING FOOTINGS AND ROUGH PLUMBING ARE CONSTRUCTED.

NOTE:
SAWCUT WIDTH, LOCATIONS AND TIE-IN ELEVATIONS TO
EXISTING GRADE ARE APPROXIMATE. CONTRACTOR TO FIELD
VERIFY LOCATION, EXTENT OF SAWCUTTING, AND TIE-IN
SLOPES TO EXISTING GRADE PRIOR TO CONSTRUCTION. IT IS
THE INTENT ON THESE PLANS THAT ALL PAVEMENT SHALL TIE
INTO EXISTING GRADE PER SLOPES LISTED ON CGN.01 NOTE 70.
SEE NOTES 66, 70, 82, & 83 ON CGN.01 FOR FURTHER DETAIL.

EXISTING UTILITIES NOTE:
EXISTING UTILITIES HAVE BEEN NOTED TO THE BEST OF ENGINEERS KNOWLEDGE,
HOWEVER IT IS THE OWNER'S AND CONTRACTOR'S RESPONSIBILITY TO LOCATE
UTILITIES IN FIELD. POTHOLE TO IDENTIFY ANY CONFLICTS BEFORE ANY PIPE
INSTALLATION. NOTIFY ENGINEER IF DISCREPANCIES OR CONFLICTS EXIST PRIOR
TO CONTINUING ANY CONSTRUCTION.

1 inch =     ft.
( IN FEET )
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NOTE:
ALL WORK WITHIN PUBLIC ROADS TO BE DONE IN STRICT
ACCORDANCE WITH PARK CITY STANDARDS AND
SPECIFICATIONS

OWNER/DEVELOPER: 
ERIN CROZIER
(505)-230-9280
ecrozier@tierrarealty.com
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NOTES:
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THIRD (1/3) THE HEIGHT OF THE WALL.
2. IN SANDY OR SILTY SOILS A FILTER FABRIC SHALL

BE PLACED BEHIND THE ROCK FACED SLOPE.
3. ROCK MUST BE ANGULAR AND FITTED TOGETHER

TO INTERACT WITH ADJACENT ROCKS.
4. A MINIMUM SETBACK OF FOUR (4) FEET FROM

BUILDING OR STRUCTURES SHALL BE MAINTAINED
ABOVE OR BELOW THE ROCK FACED SLOPE.

5. ROCK PROTECTED SLOPES EXCEEDING 4' IN
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AND SUBMITTED AND APPROVED BY THE CITY.
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1

Lillian Zollinger

From:

Sent: Thursday, June 26, 2025 12:47 PM

To: Lillian Zollinger

Subject: [External] PL-24-06186

Warning: Replies to this message will go to . If you are unsure this is correct please contact 

the helpdesk. 

 

[CAUTION] This is an external email. 

Hello, 
 
I participated in today's conference call.  I expressed 2 concerns: 
 
-Under Specific Regulations 1 d) What will the retaining wall between my property (44 Prospect) and 
36 Prospect be made from? 
-Conditions of Approval #8.  I would like to review the "language regarding the method of protecting 
structures during construction". 
 
My concern is ground movement during construction.  Ground movement and settlement could result 
in damage to my home, up to and including slipping down the hill. 
 
Will my concerns be addressed? 
 
Len Pearson 
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I’m writing in opposition to the proposed changes to 36 Prospect.  

From a code perspective, although the staff report concluded that the property is exempt from 

parking requirements, it erroneously states the following: 

“(III) The proposal to construct an addition and detached garage and Accessory Building complies 

with the criteria outlined in LMC Chapter 15-3, Off-Street Parking. 

LMC § 15-3-6(A) requires two parking spaces for a SFD. Pursuant to LMC § 15-2.2-4, 

“[a]dditions to Historic Buildings and/or Structures are exempt from Off-Street parking 

requirements provided the addition does not create a Lockout Unit or Accessory Building [sic*].” 

While parking is not required for the Landmark Historic Site, the Applicant proposes one garage 

Parking Space that is 11 feet by 21 feet.” 

 

*This is a typo. LMC § 15-2.2-4 says Accessory Apartment, not Accessory Building. The full code: 

 

 

15-2.2-4 Existing Historic Buildings And/or Structures 

Significant and Landmark Historic Sites that exceed the maximum Lot Area, and Historic Buildings 

and/or Structures that do not comply with Building Footprint, Building Height, Building Setbacks, 

Off-Street parking, and driveway location standards are valid Non-Complying Structures. Additions 

must comply with Building Setbacks, Building Footprint, driveway location standards and Building 

Height. Additions to Historic Buildings and/or Structures are exempt from Off-Street parking 

requirements provided the addition does not create a Lockout Unit or Accessory Apartment. 

All Conditional Uses proposed on the Site, excluding Development on a Steep Slope, shall comply 

with parking requirements of Chapter 15-3. 

 

15-3-6 Parking Ratio Requirements For Specific Land Use Categories 

RESIDENTIAL USES. Off-Street parking shall be provided for each land Use as listed in this section, 

in the Parking Ratio Requirements tables. When applying the tables, the parking requirements 

stated for each Use, or combination of Uses, applies to each Dwelling Unit within the Structure. 

Specific Uses, and the related parking ratio requirements are also shown below: Also refer to 15-15 

Definitions for clarification of Uses. 

1. CALCULATION OF SPACES. If a project incorporates two Uses, the Use requiring higher number 

of Parking Spaces shall govern. Whenever the calculation results in a fractional number, the 

number of spaces required must be rounded up to the next whole number. 

 

Accessory Apartment: 1 per bedroom 

Lockout Unit: 1 per bedroom 

Single Family Dwelling: 2 per Dwelling Unit 

Secondary Living Quarters: 1 per bedroom in addition to requirements for primary residence 

Guest House: 1 per Unit 
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Though the Conditional Use Permit clarifies that they cannot build an Accessory Apartment, Exhibit 

B still shows an apartment layout with bedroom, kitchen, and bathroom on pages 11 and 12, and it 

is labeled “Accessory Apartment” on page 8 (see below). Parking on Prospect Avenue has always 

been a challenge – the road is extremely steep and only wide enough for one car to drive at a time. 

Many properties have inadequate parking and tenants must jockey for the public parking spots. I 

don’t see driveway distance on the documents, but all descriptions of the driveway suggest it’s too 

short to tandem park. I am supportive of the applicant’s attempt to provide an accessory apartment 

that, if legal, would be required by code to host long-term renters only -- although the house as it 

currently stands has more bedrooms than the proposed renovation with accessory apartment, so 

I’m more supportive of keeping it closer to its current state. Nonetheless, by my understanding, the 

proposed addition does not meet the parking requirements. 36 Prospect currently has off-street 

parallel parking for two vehicles in front of the house. 

 

 

  
 

It is also confusing to me that the Setback requirement would not apply to the basement addition. 

The existing structure is Valid Non-Compliant, but as stated above: “Additions must comply with 

Building Setbacks, Building Footprint, driveway location standards and Building Height.” The 

existing structure may be exempt, but the basement addition is not. 

 

The Barrett House has remained virtually unchanged for 136+ years, which is remarkable and an 

increasingly rare quality in Park City. It has been kept in livable condition and rented to members of 

the community for decades, going back at least four owners, including the current owner. It is a 

Landmark Historic Site, and we have countless checks and balances in the LMC and Municipal Code 

that give the ability to protect this. During the Historic Preservation Board hearing, there was a 

debate as to whether a rear structure was the historic outbuilding present on Sanborn documents, 

or a modern addition. The applicant argued that it was clearly not of historic significance because 
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the studs, insulation, siding, and roofing were new. Won’t this be exactly the case after renovating 

the main house? After replacing the siding, roof, windows, internal layout, height, foundation, and 

so on, I’m not sure how it will be argued that it is still a Landmark property.  

I apologize if I’ve misunderstood any aspects of the code or the purview of the board. Thank you for 

considering my comments. 
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Planning Department 
Staff Report 
 
Subject: PCA-S-98-PCMR-1  

Payday Ski Patrol Hut 
Application:  PL-25-06535 
Author:  Jaron Ehlers, Planner I 
Date:   July 17, 2025 
Type of Item: Administrative Conditional Use Permit 
 
Recommendation 
(I) Review the proposed Administrative Conditional Use Permit (ACUP) for a 
replacement Ski-related Accessory Building – Payday Ski Patrol Hut, (II) conduct a 
public hearing, and (III) consider approving the ACUP based on the Findings of Fact, 
Conclusions of Law, and Conditions of Approval outlined in the Draft Final Action Letter 
(Exhibit A).  
 
Description 
Applicant: VR CPCP Holdings Inc. 

Donald Frobey, Applicant Representative 
 

Location: PCA-S-98-PCMR-1, Top of the Payday Lift 
 

Zoning District: Recreation And Open Space, Sensitive Land Overlay 
 

Adjacent Land Uses: Ski Resort 
 

Reason for Review: The Planning Director reviews and takes Final Action on 
ACUPs.1 

 
ACUP  Administrative Conditional Use Permit 
LMC  Land Management Code 
MPD  Master Planned Development 
PCMR  Park City Mountain Resort 
ROS  Recreation and Open Space 
SLO  Sensitive Land Overlay 
 
Terms that are capitalized as proper nouns throughout this staff report are defined in LMC § 15-15-1. 

 
Summary 
The Applicant proposes to replace an existing 122-square-foot Ski-related Accessory 
Building with a 205-square-foot prefabricated Building near the top of the Payday Lift on 
metes-and-bounds parcel PCA-S-98-PCMR-1. The existing and proposed use is for the 
Payday Ski Patrol Hut at Park City Mountain Resort (PCMR) in the Recreation and 

 
1 LMC § 15-1-8(E) 
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2 
 

Open Space (ROS) Zoning District and Sensitive Land Overlay (SLO), within the PCMR 
Master Planned Development (MPD).  

 
Figure 1: Payday Lift and the Ski Patrol Hut circled in red within the greater area of PCMR. Image taken from Summit 

County Parcel Viewer. 

 
Figure 2: Image taken from Summit County Parcel Viewer with Planning Staff edit showing the location of the 
Structure compared to Payday Lift. 
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Figure 3: Rendering of proposed Structure provided by Applicant (Attachment 1). 

Background 
The Payday Ski Patrol Hut and the adjacent Payday Lift are on land originally 
incorporated with the City in 1884. Much of the surrounding area in PCMR was later 
annexed.  
 
In July of 1997, the City issued a Building Permit for the relocation of the Payday Lift to 
where it is currently. In 1997 the location was zoned Estate. “Ski-related Accessory 
Buildings” were not defined in the 1997 Land Management Code (LMC) and Accessory 
Buildings were an Allowed Use. The Sensitive Land Overlay (SLO) was regulated in 
each Zone and through the Master Planned Development code, requiring review when 
a Conditional Use in the Estate Zone.  
 
On July 21, 1998, a Development Agreement was recorded with Summit County that 
outlined the PCMR MPD that applied to the areas within City limits. Development 
Agreement Section 1.F identifies “Mountain Patrol” as a “Resort Accessory Use” and 
states Mountain Patrol Resort Accessory Uses do not count towards Unit Equivalents or 
maximum square-footages that are assigned to specific parcels (Exhibit D, p. 4).  
 
On February 1, 2007, the City Council adopted Ordinance No. 07-10 to annex 2,800 
acres of PCMR, zoned the area Recreation and Open Space (ROS), rezoned properties 
already within the City Limits, adopted the existing PCMR MPD, and amended the 
Flagstaff Development Agreement (Exhibit C). The Payday Lift and Payday Lift Ski 
Patrol Hut are within an area rezoned from Estate to ROS.  
 
Analysis 
(I) The proposal to replace a Ski-related Accessory Building (Payday Lift Ski 
Patrol Hut) complies with the Recreation and Open Space District requirements 
outlined in Land Management Code Chapter 15-2.7. 

Page 55 of 207



4 
 

 
A Ski-related Accessory Building less than 600 square feet requires an ACUP in the 
ROS Zoning District.2 The proposed Payday Ski Patrol Hut is 205 square feet and 
therefore requires an ACUP. On May 13, 2025, the Applicant filed an ACUP application 
to replace the existing Payday Lift Ski Patrol Hut. On June 30, 2025, Planning Staff 
deemed the application complete.  
 
LMC § 15-2.7-3 establishes all Setbacks for the ROS Zoning District to be 25 feet. The 
Payday Ski Patrol Hut complies and is approximately 430 feet from the nearest parcel 
line. 
 
LMC § 15-2.7-4 establishes the ROS Zone Height to be 28 feet above Existing Grade. 
The proposed Payday Ski Patrol Hut complies and is 15 feet 7 inches above Existing 
Grade, slightly more than 12 feet below the Zone Height.  
 
(II) The proposal to replace a Ski-related Accessory Building complies, as 
conditioned, with the Sensitive Land Overlay requirements outlined in Land 
Management Code Chapter 15-2.21.  
 
Ski Area Construction and Expansion within the SLO is governed by LMC § 15-2.21-7. 
The Applicant must submit a plan detailing the location, alignment, and scope of the 
proposed project for a Planning Director determination on whether the project will have 
significant visual and environmental impacts.3  
 
The Applicant must prepare a mitigation plan that modifies the project to mitigate the 
environmental and visual impact of the project. To the Maximum Extent Feasible,4 the 
design must preserve the natural character of the Sensitive Lands and the mitigation 
plan must address re-vegetation of disturbed areas and temporary and permanent 
erosion control measures.  
 
LMC § 15-2.21-3(A)(4) establishes that Ridge Line Areas are depicted on a map, linked 
here: Sensitive Land Overlay and Ridge Line Area Map. The existing Payday Ski Patrol 
Hut is within a Ridge Line Area and is proposed to be replaced in the same location.  
 

 
2 LMC § 15-2.7-2(B)(5) 
3 LMC § 15-2.21-7(B) 
4 LMC § 15-15-1 defines Maximum Extent Feasible as “The maximum mitigation where no prudent, 
practical and feasible alternative exists to completely mitigate the adverse impact. Economic 
considerations may be taken into account but shall not be the overriding factor in determining ‘Maximum 
Extent Feasible’”. 
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Figure 4: Ridge Lines are shown in yellow. Staff added a red circle showing the approximate location of the Ski-
related Accessory Building. 

Images of the existing Payday Ski Patrol Hut submitted by the Applicant show that the 
Structure can be seen from the southeast in the Empire Pass area. 
 

 
Figure 5: The existing ski patrol hut. Empire Pass can be seen in the background. Photo provided by Applicant 
(Exhibit B). 
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The existing Payday Ski Patrol Hut is 14 feet 8 inches in Height from Existing Grade 
and the proposed replacement is approximately one foot taller at 15 feet 7 inches from 
Existing Grade. To mitigate visibility, staff recommends Condition of Approval 4 
requiring a landscape plan to be submitted with vegetation that will fully screen the 
Payday Ski Patrol Hut from the southeast in all seasons and Condition of Approval 5 
requiring the replacement to be installed no higher than 14 feet 8 inches from Existing 
Grade.  
 

 
Figure 6: Google Street View image from Royal Street with the location of Payday Lift shown by the red circle.
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Figure 7: Photo taken by Staff from the Mid-Mountain with location of Payday Lift shown in red. 
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Figure 8: Photo taken by Staff from the Mid-Mountain with location of Payday Lift shown in red 

 
Vegetation that screens the Payday Ski Patrol Hut already exists on the east, west, and 
south-west sides and from the north it is screened both by the Ridge Line Area and the 
Payday Lift Station. Condition of Approval 4 requires the Applicant to maintain this 
vegetation. 
 
(III) The proposal, as conditioned, complies with the Conditional Use Permit 
criteria outlined in Land Management Code Section 15-1-10(E).  
 
There are certain Uses that, because of unique characteristics or potential impacts on 
the municipality, surrounding neighbors, or adjacent land Uses, may not be Compatible 
in some Areas or may be Compatible only if certain conditions are required that mitigate 
or eliminate the detrimental impacts.  
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The Planning Director shall approve a Conditional Use if reasonable conditions are 
proposed, or can be imposed, to mitigate the reasonably anticipated detrimental effects 
of the proposed Use in accordance with applicable standards. The Planning Director 
may deny the Conditional Use if the proposed Use cannot be substantially mitigated by 
the proposal or imposition of reasonable conditions to achieve compliance with 
applicable standards.5  

 
1. Size and location of the Site: No unmitigated impacts  

 
The proposed Payday Ski Patrol Hut is in the same location as the existing Structure 
near the top station of the Payday Lift, allowing ski patrollers access to much of the 
mountain. Replacing the Payday Ski Patrol Hut in the same location mitigates further 
site disturbance in the area to Significant Vegetation, Slopes, or Ridge Line Areas.  
 

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

 
The proposed Payday Ski Patrol Hut will provide an improved amenity for the ski 
patrollers. The Park City Transportation Impact Study Guidelines require a 
transportation impact study when a proposed development or redevelopment will 
generate 25 or more net new vehicle trips during the weekday AM or PM peak hour. 
The replacement Payday Ski Patrol Hut will not generate additional trips and a 
transportation impact study is therefore not required. 
 

3. Utility capacity, including Storm Water run-off: No unmitigated impacts 
 
The only utility servicing the existing and proposed Structure is electricity. Upgrades are 
not required.  
  

4. Emergency vehicle Access: No unmitigated impacts 
 
As the location will not change, the methods of access by emergency services will not 
change either. The Development Review Committee reviewed the proposal on May 20, 
2025, and confirmed it meets their standards.  
 

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

LMC § 15-3-6 does not impose a parking requirement for Ski-related Accessory 
Buildings.  
 

6. Internal vehicular and pedestrian circulation system: No unmitigated impacts 
 
The proposed location is not accessible to passenger vehicles. The location of the 
Payday Ski Patrol Hut does not impact the existing Bonanza Access and Payday ski 
runs.  

 
5 LMC § 15-1-10 
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7. Fencing, Screening, and landscaping to separate the Use from adjoining 

Uses: Condition of Approval Recommended 
 
No fencing is proposed with this Application.  
 
To mitigate the impacts to Ridge Line views, staff recommends Condition of Approval 4 
requiring vegetation to be planted to ensure that the proposed Structure is fully 
screened from the southeast in all seasons. 
 
No other Landscaping is proposed with this application.  
 

8. Building mass, bulk, and orientation, and the location of Buildings on the 
Site; including orientation to Buildings on adjoining Lots: No unmitigated 
impacts 
 

The proposed Structure is in the same location as the existing Structure and the 83-
square-foot addition is minimal.  
 

9. Usable Open Space: No unmitigated impacts 
 
The proposed addition of 83 square feet to the Payday Ski Patrol Hut results in an 
insignificant reduction in PCMR’s over 2,800 acres of Open Space.  
 

10. Signs and lighting: Condition of Approval recommended 
 

The Applicant proposes to reuse the existing Sign on the replacement Payday Ski 
Patrol Hut.  
 
The Applicant proposes that the three-sided enclosed deck will have lighting recessed 
into the roof overhang. The lighting sources will be confined to the roof of the deck. 
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Figure 7: Rendering provided by the Applicant with the green dot added by the Applicant to show the location of one 

of the light sources. Another light source is located on the other side of the deck roof. 

Staff recommends Condition of Approval 6, which requires all outdoor lighting be down-
directed and Fully Shielded, with bulbs 3,000 degrees Kelvin or less. 
 

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

 
The proposed Structure is of a smaller scale than the Payday Lift and is of a similar 
design – white with red trim.  
 

12. Noise, vibration, odors, steam, or other mechanical factors that might 
affect people and Property Off-Site: Conditions of Approval recommended 

 
The Applicant must comply with the City’s noise regulations in Municipal Code of Park 
City (MCPC) Chapter 6-3.  
 

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

 
The methods of delivery and pickup will not change with the proposed Structure. 
 

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

 
The ownership of the proposed Structure will not change.  
 

15. Within and adjoining the Site, Environmentally Sensitive Lands, Physical 
Mine Hazards, Historic Mine Waste and Park City Soils Ordinance, Steep 
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Slopes, and appropriateness of the proposed Structure to the existing 
topography of the Site: Condition of Approval recommended 

 
The proposed Payday Ski Patrol Hut is proposed to be installed where the existing 
Structure stands. It is not within the Park City Soils Ordinance Boundary, there are no 
known Physical Mine Hazards or Historic Mine Waste, and the Structure is not 
proposed to be installed on a Steep Slope. Conditions of Approval require screening.  
 

16. Reviewed for consistency with the goals and objectives of the Park City 
General Plan; however, such review for consistency shall not alone be 
binding: No unmitigated impacts 

 
Objective 9A of the General Plan is to “maintain local recreation opportunities with high 
quality of service, exceptional facilities, and a variety of options.”6 The proposal will 
allow for an upgrade to a ski patrol facility. 
 
(IV) The Development Review Committee reviewed the proposal on May 20, 2025, 
and confirmed it meets their standards.7  
  
Department Review 
The Planning Department and Executive 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 July 3, 2025. Staff mailed courtesy notice to adjacent 
property owners on July 3, 2025.8  
 
Public Input 
Staff did not receive any public input at the time this report was published.  
 
Alternatives  
The Planning Director may: 

• Approve the ACUP for the Ski-related Accessory Building. 

• Deny the ACUP for the Ski-related Accessory Building and direct staff to make 
Findings for the denial. 

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

 
6 2014 General Plan Volume 1, Sense of Community, pg. 78. 
7 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). 
8 LMC § 15-1-21 
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 Attachment 1: Proposed Plans 
B: Site Photos 
C: Ordinance No. 07-10 
D: 1998 PCMR MPD Development Agreement 
 
 
 
 

Page 65 of 207



 
Planning Department  

 

 

 

July 17, 2025 
 
VR CPC Holdings Inc. 
 
CC: Donald Frobey, Applicant Representative 
 
NOTICE OF PLANNING DEPARTMENT ACTION 
 
Description 
Address: 
 

PCA-S-98-PCMR-1 
 

Zoning District: 
 

Recreation Open Space 
Sensitive Land Overlay 
 

Application: 
 

Administrative Conditional Use Permit 

Project Number: 
 

PL-25-06535 

Action:  APPROVED WITH CONDITIONS (See Below) 
 

Date of Final Action: 
 

July 17, 2025 

Project Summary: The Applicant Proposes to Replace the Existing 122-Square-
Foot Ski-related Accessory Building with a 205-Square-Foot 
Ski-related Accessory Building. 
 

 
Action Taken 
On July 17, 2025, the Planning Director conducted a public hearing and approved the 
Administrative Conditional Use Permit (ACUP) for the Payday Ski Patrol Hut according 
to the following Findings of Fact, Conclusions of Law, and Conditions of Approval: 
 
Findings of Fact 

1. The Applicant proposes to replace an existing 122-square-foot Ski-related 

Accessory Building with a 205-square-foot prefabricated Building near the top of 

the Payday Lift on metes-and-bounds parcel PCA-S-98-PCMR-1.  

2. The existing and proposed use is for the Payday Ski Patrol Hut at Park City 

Mountain Resort (PCMR) in the Recreation and Open Space (ROS) Zoning 

District and Sensitive Land Overlay (SLO), within the PCMR Master Planned 

Development (MPD). 
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3. The Payday Ski Patrol Hut and the adjacent Payday Lift are on land originally 

incorporated with the City in 1884. Much of the surrounding area in PCMR was 

later annexed. 

4. In July of 1997, the City issued a Building Permit for the relocation of the Payday 

Ski Patrol Hut to where it is currently. 

5. In 1997 the location was zoned Estate. 

6. “Ski-related Accessory Buildings” were not defined in the March 1997 LMC. 

Accessory Buildings were an Allowed Use. 

7. The SLO was regulated in each Zone it applied and through the MPD code. It 

only applied to Conditional Uses in the Estate Zone. 

8. On July 21, 1998, a Development Agreement was recorded with Summit County 

that outlined the PCMR MPD that applied to the areas within City limits. 

Development Agreement Section 1.F identifies “Mountain Patrol” as a “Resort 

Accessory Use” and states Mountain Patrol Resort Accessory Uses do not count 

towards Unit Equivalents or maximum square-footages that are assigned to 

specific parcels. 

9. On February 1, 2007, the City Council adopted Ordinance No. 07-10 to annex 

2,800 acres of PCMR, zoned the area Recreation and Open Space (ROS), 

rezoned properties already within the City Limits, adopted the existing PCMR 

MPD, and amended the Flagstaff Development Agreement. The Payday Lift and 

Payday Lift Ski Patrol Hut are within an area rezoned from Estate to ROS. 

10. On May 13, 2025, the Applicant filed an Administrative Conditional Use Permit 

(ACUP) application to replace the existing ski patrol hut. 

11. The Development Review Committee reviewed the proposal on May 20, 2025, 

and confirmed it meets their standards. 

12. On June 30, 2025, Planning Staff deemed the Application complete. 

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

and posted notice to the property on July 3, 2025. Staff mailed courtesy notice to 

adjacent property owners on July 3, 2025. 

14. The proposal complies with Land Management Code (LMC) Chapter 15-2.5 

Recreation and Open Space District. 

a. A Ski-related Accessory Building less than 600 square feet, requires an 

ACUP in the ROS Zoning District. The proposed Payday Ski Patrol Hut is 

205 square feet and therefore requires an ACUP. 
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b. LMC § 15-2.7-3 establishes all Setbacks for the ROS Zoning District are 

25 feet. The Structure is approximately 430 feet from the nearest parcel 

line. 

c. LMC § 15-2.7-4 establishes the ROS Zone Height to be 28 feet above 

Existing Grade. The proposed Payday Ski Patrol Hut is 15 feet 7 inches 

above Existing Grade, slightly more than 12 feet below the Zone Height. 

15. The proposal complies, as conditioned, with LMC Chapter 15-2.21 Sensitive 

Land Overlay. 

a. Ski Area Construction and Expansion within the SLO is governed by LMC 

§ 15-2.21-7. The Applicant must submit a plan detailing the location, 

alignment, and scope of the proposed project for a Planning Director 

determination on whether the project will have significant visual and 

environmental impacts. 

b. The Applicant must prepare a mitigation plan that modifies the project to 

mitigate the environmental and visual impact of the project. To the 

Maximum Extent Feasible, the design must preserve the natural character 

of the Sensitive Lands and the mitigation plan must address re-vegetation 

of disturbed areas and temporary and permanent erosion control 

measures. 

c. LMC § 15-2.21-3(A)(4) establishes that Ridge Line Areas are depicted on 

a map. 

d. The existing Payday Ski Patrol Hut is within a Ridge Line Area and is 

proposed to be replaced in the same location . 

e. Images of the existing Payday Ski Patrol Hut submitted by the Applicant 

show that the Structure can be seen from the southeast in the Empire 

Pass area. 

f. The existing Payday Ski Patrol Hut is 14 feet 8 inches in Height from 

Existing Grade and the proposed replacement is approximately one foot 

taller at 15 feet 7 inches from Existing Grade. To mitigate visibility, staff 

recommends a Condition of Approval requiring a landscape plan to be 

submitted with vegetation that will fully screen the Payday Ski Patrol Hut 

from the southeast and a Condition of Approval requiring the replacement 

to be installed no higher than 14 feet 8 inches from Existing Grade. 

g. Vegetation that screens the Payday Ski Patrol Hut already exists on the 

east, west, and south-west sides and from the north it is screened both by 

the Ridge Line Area and the Payday Lift Station. 
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16. The proposal, as conditioned, complies with the Conditional Use Permit criteria 

outlined in LMC § 15-1-10(E).  

a. Size and location of the Site  

i. The proposed Payday Ski Patrol Hut is in the same location as the 

existing Structure near the top station of the Payday Lift, allowing 

ski patrollers access to much of the mountain.  

ii. Replacing the Payday Ski Patrol Hut in the same location mitigates 

further site disturbance in the area to Significant Vegetation, 

Slopes, or Ridge Line Areas. 

b. Traffic considerations  

i. The proposed Payday Ski Patrol Hut will provide an improved 

amenity for the ski patrollers.  

ii. The Park City Transportation Impact Study Guidelines require a 

transportation impact study when a proposed development or 

redevelopment will generate 25 or more net new vehicle trips 

during the weekday AM or PM peak hour. 

iii. The location is not accessed by a road nor is a road proposed as 

part of this application. This means no trips will be generated and a 

transportation impact study is not required. 

c. Utility capacity 

i. The only utility servicing the existing and proposed Structure is 

electricity. Upgrades are not required.  

d. Emergency vehicle access 

i. As the location will not change, the methods of access by 

emergency services will not change either.  

ii. The Development Review Committee reviewed the proposal on 

May 20, 2025, and confirmed it meets their standards.  

e. Off-Street parking  

i. LMC § 15-3-6 does not impose a parking requirement for Ski-

related Accessory Buildings.  

f. Internal vehicular and pedestrian circulation system 

i. The proposed location is not accessible to passenger vehicles.  

ii. The location of the Payday Ski Patrol Hut will not shift into the 

existing Bonanza Access and Payday ski runs. 

g. Fencing, Screening, and landscaping 

i. No fencing is proposed.  
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ii. To mitigate the impacts to Ridge Line views, staff recommends 

requiring vegetation to be planted to ensure that the proposed 

Structure is fully screened from the southeast. 

iii. No other Landscaping is proposed with this application. 

h. Building mass, bulk, and orientation 

i. The proposed Structure is in the same location as the existing 

Structure and the 83-square-foot addition is minimal.  

i. Useable Open Space 

i. The proposed addition of 83 square feet to the Ski-related 

Accessory Building results in an insignificant reduction in PCMR’s 

over 2,800 acres of Open Space.  

j. Signs and lighting 

i. The Applicant proposes to reuse the existing Sign on the existing 

Structure.  

ii. The Applicant proposes that the three-sided enclosed deck will 

have lighting recessed into the roof. The lighting sources will be 

confined to the roof of the deck.  

iii. Staff recommends requiring all outdoor lighting be down-directed 

and fully shielded, with bulbs 3000 degrees Kelvin or less. 

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

scale, style, design, and architectural detailing 

i. The proposed Structure is of a smaller scale than the Payday Lift 

and is of a similar design – white with red trim.  

l. Noise, vibration, odors, steam, or other mechanical factors 

i. The Applicant must comply with the City’s noise regulations in 

Municipal Code of Park City (MCPC) Chapter 6-3.  

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

Screening of trash and recycling pickup Areas 

i. The methods of delivery and pickup will not change with the 

proposed Structure.  

n. Expected ownership  

i. The ownership of the proposed Structure will not change.  

o. Within and adjoining the Site, Environmentally Sensitive Lands, Physical 

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

Slopes, and appropriateness of the proposed Structure to the existing 

topography of the Site 
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i. The proposed Payday Ski Patrol Hut is proposed to be installed 

where the existing Structure stands. 

ii. It is not within the Park City Soils Ordinance Boundary, there are no 

known Physical Mine Hazards or Historic Mine Waste, and the 

Structure is not proposed to be installed on a Steep Slope .  

iii. Conditions of Approval require screening due to its location within a 

Ridge Line Area. 

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

General Plan 

i. Objective 9A of the General Plan is to “maintain local recreation 

opportunities with high quality of service, exceptional facilities, and 

a variety of options.” The proposal will allow for an upgrade to a ski 

patrol facility. 

Conclusions of Law 
1. The proposal complies with LMC Chapter 15-2.7 Recreation And Open Space 

District, Chapter 15-2.21 Sensitive Land Overlay, and Section 15-1-10(E) 

Conditional Use Permits.  

2. The Use will be compatible with surrounding Structures in use, scale, mass, and 

circulation.  

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

careful planning.  

Conditions of Approval 
1. Any changes, modifications, or deviations from the approved plans that have not 

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

order.  

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

making any changes to the approved plans.  

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

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

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

4. Vegetation complying with the City’s waterwise landscaping and wildland-urban 

interface requirements must be planted by the Applicant to fully screen the 

proposed Building from the southeast in all seasons. Existing vegetation 

screening the Ski-related Accessory Building must be maintained. 
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5. The proposed Building must be installed so that is no higher than 14 feet 8 

inches from Existing Grade.  

6. 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. 

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

Rebecca Ward 
Planning Director 

 
CC: Jaron Ehlers 
 
Attachment 1: Approved Plans 
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BOTTOM TREATED FOR EXTERIOR 
EXPOSURE, RE: SYSTEMS BUILT MFR

ROOF RAFTER, RE: STRUCT.

R-24 MIN. BATT INSULATION, RE: SPEC.

ICE AND WATER ROOF SHIELD, RE: SPEC.

STANDING SEAM ROOF

7/16" INTERIOR PLYWOOD

R-25 MIN. CLOSED-CELL INSULATION, RE: SPEC.

WOODTONE CEMENT BOARD 
VERTICAL SIDING, RE: SPEC

RAINSCREEN SYSTEM, RE: SPEC.

2X6 WOOD FRAMED WALL

R-21 MIN. UNFACED BATT 
INSULATION, RE: SPEC.

7/16" INTERIOR PLYWOOD 

R-5 MIN. FOIL FACED POLYISO 
INSULATION FULLY TAPED AT 
ALL SEAMS, RE: SPEC.

7/16" OSB SHEATHING

PARTITION NOTES:

1. STUD SPACING IS 16 INCHES ON CENTER MAX. U.N.O. 
2. REFER TO THE ARCHITECTURAL FLOOR PLANS FOR PARTITION TYPE 

INDICATORS.  
3. REFER TO (G SERIES SHEETS) FOR FIRE RATING LOCATIONS.  PARTITIONS 

MUST CONFORM TO TESTED, RATED ASSEMBLIES WHEN THEY ARE 
INDICATED TO BE RATED ON THE ARCHITECTURAL CODE PLANS.  WHEN 
NO RATING IS INDICATED, CONSTRUCT THE PARTITION PER THE 
INDICATED TYPE AS A NON-RATED ASSEMBLY.  

4. LABEL FIRE AND SMOKE WALLS AS FOLLOWS:   LABEL BOTH SIDES; LABEL 
ALL SECTIONS; USE 4" HIGH STENCILS;  USE FLUORESCENT ORANGE 
PAINT; LOCATE ABOUT 12" ABOVE THE FINISHED CEILING; SPACE STENCILS 
10 FEET OC MAX; SPECIFIC LABELS TO READ "1HR", "2HR", "1HR SMOKE", 
"2HR SMOKE", "SMOKE", ETC AS IDENTIFIED IN THE LIFE SAFETY PLANS.  

5. PROVIDE STENCIL WITH THE LABEL "SOUND" AS DESCRIBED IN NOTE 3 ON 
ALL SOUND RATED WALLS IDENTIFIED BY A "S" SUFFIX AND THAT GO TO 
STRUCTURE.  

6. PROVIDE FIRE STOP & SMOKE STOP SYSTEMS PER SPECIFICATION AT ALL 
PENETRATIONS & OPENINGS (INCLUDING THE PERIMETER) THROUGH FIRE 
RATED WALLS.  

7. SEAL ALL PENETRATIONS & OPENINGS (INCLUDING THE PERIMETER) PER 
SPECIFICATIONS IN ALL SOUND RATED WALLS INDICATED BY A  "S" SUFFIX.  

8. THE PARTITION TYPES INDICATE THE BASIC WALL CONSTRUCTION ONLY.  
REFER TO ALL OF THE CONSTRUCTION DOCUMENTS FOR OTHER 
REQUIREMENTS INCLUDING: MECHANICAL, ELECTRICAL, PLUMBING, 
BLOCKING & BACKING, WALL BASE, WALL FINISH, AND RECESSED & 
SURFACE MOUNTED EQUIPMENT.   

9. PROVIDE TESTED, RATED ASSEMBLIES AT THE TOP OF ALL PARTITIONS 
INDICATED TO BE FIRE OR SMOKE RATED THAT EXTEND TO THE BOTTOM 
OF STRUCTURE OR DECK ABOVE.  ALL ASSEMBLIES SHALL BE TESTED BY 
UNDERWRITERS LABORATORY OR OTHER TESTING FACILITY ACCEPTABLE 
TO THE AUTHORITY HAVING JURISDICTION.  PROVIDE A FIRE AND SMOKE 
RATING CONSISTENT WITH THE PARTITION. 

A

4 3/8"

DESCRIPTIONWIDTH SUFFIX

S SOUND3 1/2" WD. STUDTYPE A1

BOT. OF JOIST,
RE: STRUCTURE FOR 

SPECIFIC CONDITIONS

7/16"
3 1/2"

7/16"

4 3/8"

6 3/8" 5 1/2" WD. STUDTYPE A2

NON-RATED

T THERMAL

7/16" PLYWD CEILINGS 
TYPICALLY OCCUR AT 
BOTTOM OF JOISTS 
RE: RCP'S TYP.

FULL-HEIGHT 
SOUND BATTS AT 
"S" SUFFIX

7/16" PLYWD EACH 
SIDE OF SCHED. 

WD. STUDS. TYP.

WOODTONE CEMENT BOARD 
VERTICAL SIDING, RE: SPEC

RAINSCREEN SYSTEM, RE: SPEC.

2X6 WOOD FRAMED WALL

R-5 MIN. FOIL FACED POLYISO 
INSULATION FULLY TAPED AT 
ALL SEAMS, RE: SPEC.

7/16" OSB SHEATHING

DRIP-THROUGH EXTERIOR METAL GRATE 
FLOOR OR EXTERIOR DECK FINISH, RE: SPEC.

FLOOR JOIST, RE: STRUCT. - TREATED FOR 
EXTERIOR EXPOSURE, RE: SYSTEMS BUILT MFR.
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1 1/2" = 1'-0"3
RS-1 STANDING SEAM ROOF - R-30 MIN.

1 1/2" = 1'-0"4
WS1 - VERT WOOD SIDING - R13+7.5 MIN.

1 1/2" = 1'-0"5
WS2 - VERT WOOD SIDING - EXT. ONLY

1 1/2" = 1'-0"2
F-2 - TYP FLOOR ASSEMBLY AT EXTERIOR
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FIXED
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FLAT SLAB DOOR
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FLAT SLAB DOOR
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1/4" = 1'-0"1
SKI PATROL HUT - NORTH ELEVATION

1/4" = 1'-0"2
SKI PATROL HUT - EAST ELEVATION

1/4" = 1'-0"3
SKI PATROL HUT - SOUTH ELEVATION

1/4" = 1'-0"4
SKI PATROL HUT - WEST ELEVATION

1/4" = 1'-0"6
SKI PATROL HUT E/W SECTION

1/4" = 1'-0"5
SKI PATROL HUT N/S SECTION

1/4" = 1'-0"7
FOUNDATION PLAN

1/4" = 1'-0"8
FIRST FLOOR PLAN

1/4" = 1'-0"9
ROOF PLAN

Door Schedule

Type Mark Width Height Operation Door Material

01 3' - 0" 7' - 0" SWING MTL

Window Schedule

Type Mark Width Height Sill Height Operation

W1 3' - 0" 4' - 0" 3' - 0" CASEMENT
WITH TRIM

W2 2' - 0" 3' - 0" 3' - 0" FIXED

No. Description Date

NOTE: WINDOWS TO HAVE MAX. U-VALUE OF 0.34

NOTE: DOORS TO HAVE MAX. U-VALUE OF 0.37
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WS-1 EXT. WALL ASSEMBLY, RE: G0.02

F-1 FLOOR ASSEMBLY, RE: G0.02

1" x 4" BASE TRIM, RE: FINISH SCHEDULE

RIM BOARD, RE: STRUCT.

1x FINISH HORIZONTAL TRIM AT BASE, RE: SPEC.

CONCRETE FOUNDATION, RE: STRUCT.

1x FINISH HORIZONTAL TRIM, ALIGN BOTTOM OF 
TRIM WITH WINDOW/DOOR HEADERS (7' - 0")

RS-1 ROOF ASSEMBLY, RE:G0.02

2-STEP FASCIA BOARD

CONTINUOUS ICE AND WATER 
SHIELD OVER ROOF RIDGE

STANDING SEAM RIDGE TRANSITION, RE: SPEC.

RE: STRUCT. FOR DEPTH OF FOUNDATION 
SYSTEM INTO GRADE

ROOF RIDGE BEAM, RE: STRUCT.
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1' - 0" - FASCIA TO

DRIP-EDGE FLASHING

LEVEL 01

0' - 0"

ROOF BASE

8' - 0"

DRIP-EDGE FLASHING

SITE APPLIED SHEATHING AND INSULATION OVER SILL PLATE. LEAVE 
BOTTOM OF WEATHER BARRIER LOOSE TO ALLOW FOR POSITIVE 
LAPPING OVER DRIP-EDGE FLASHING

CLOSED CELL INSULATION CLOSURE AT 
ROOF EDGE, RE: SPEC.

2

BLOCKING AT ROOF EDGE, RE: STRUCT.
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WALL BEYOND
WS-2, RE: G0.02

RE: STRUCT. FOR DEPTH OF FOUNDATION 
SYSTEM INTO GRADE

RE: STRUCT. FOR DEPTH OF FOUNDATION 
SYSTEM INTO GRADE

SONOTUBE FOUNDATION, RE: STRUCT.

F-2 FLOOR ASSEMBLY, RE: G0.02

F-1 FLOOR ASSEMBLY, RE; G0.02

WS-1 EXT. WALL ASSEMBLY, RE: G0.02

RS-1 ROOF ASSEMBLY, RE: G0.02

2-STEP FASCIA WITH VENTILATION, RE: SPEC.

COR-A-VENT SPACER, RE: SPEC.

~3" HEIGHT DIFFERENCE BETWEEN FINISH 
SURFACE AT EXTERIOR AND INTERIOR

1x FINISH HORIZONTAL TRIM, ALIGN BOTTOM OF 
TRIM WITH WINDOW/DOOR HEADER (7' - 0")
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ROOF EDGE, RE: SPEC.

CONCRETE FOUNDATION, RE: STRUCT.

DRIP EDGE FLASHING AT 
BOTTOM OF THERMAL 
ENCLOSURE

CONNECTION TO SONOTUBE FOUNDATION, RE: STRUCT.

TREATED GLULAM BEAM AT DECK EDGE OR WRAP BEAM IN 
WEATHER BARRIER AND SIDING TO MATCH EXTERIOR

NOTE: TOP OF SONOTUBE SITS APPROXIMATELY 2" 
ABOVE TOP OF STEM WALL, RE: STRUCT.
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