
 

PLANNING DEPARTMENT ADMINISTRATIVE PUBLIC HEARING 
SUMMIT COUNTY, UTAH 
October 23, 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. 954 Woodside Avenue – Modification of Approval – The Applicant Requests to 
Remove Condition of Approval 18 Regarding the Review Process of a Proposed Rooftop 
Spa. PL-25-06697 
(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: 954 Woodside Avenue 
Application:  PL-25-06697 
Author:  Nan Larsen, Senior Planner 
Date:   October 23, 2025 
Type of Item: Modification  
 
Recommendation 
(I) Review the requested modification to remove Condition of Approval (COA) 18 to a 
Historic District Design Review (HDDR) to update the review process for a proposed 
rooftop spa, (II) conduct a public hearing, and (III) consider approving the modification 
based on the Findings of Fact, Conclusions of Law, and Conditions of Approval outlined 
in Draft Final Action Letter.  
 
Description 
Applicant: Matthew Keiser 
  

 

Location: 954 Woodside Avenue 
  

 

Zoning District: Historic Residential – 1  
 

 

Adjacent Land Uses: Residential 
  

 

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

 

 
COA  Condition of Approval 
HDDR  Historic District Design Review 
HR-1  Historic Residential – 1  
LMC  Land Management Code 
SFD  Single-Family Dwelling 
 
Terms that are capitalized as proper nouns throughout this staff report are defined in LMC § 15-15-1. 
 
Background 
On August 22, 2023, the City Council approved the 958 Woodside Avenue Plat 
Amendment (Ordinance No. 2023-39) to create two Lots for the construction of two new 
Single-Family Dwellings (SFDs) – one at 958 Woodside Avenue and one at 954 
Woodside Avenue. 954 Woodside Avenue is 2,812.5 square feet and Lot 2 of the 958 
Woodside Avenue Plat Amendment.  
 
On February 18, 2025, the Applicant submitted an HDDR for a SFD at 954 Woodside 

 
1 LMC § 15-11.12(D) 
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Avenue.  
 
On May 1, 2025, Planning staff found the proposed SFD complied with the LMC as 
conditioned and approved the HDDR at an Administrative Public Hearing. (Exhibit C, 
Minutes). As part of the SFD project, the Applicant proposed the construction of an 11-
foot by 16-foot rooftop spa towards the rear of the roofline (Exhibit D). Condition of 
Approval 18 required Planning Commission approval of a Conditional Use Permit for the 
proposed rooftop pool (Exhibit C).  
 
On September 19, 2025, the Applicant petitioned for a modification to remove this 
Condition of Approval. As outlined below, the requested modification is based upon the 
changed conditions of the proposed rooftop spa. The Applicant’s initial proposal 
included a 192-square-foot rooftop spa, but the Applicant has since provided updated 
information that the water surface area is not to exceed 128 square feet and a depth of 
3 feet 11 inches” (Exhibit B).   
 
Analysis 
(I) A hot tub is an Accessory Use in the HR-1 Zoning District, subject to 
compliance with screening, noise, and size restrictions.  
 
LMC § 15-2.2-2 establishes Allowed and Conditional Uses in the HR-1 Zoning District. 
A hot tub is an Accessory Use and permitted.  
 
Pursuant to LMC Chapter 15-2.2, a hot tub is permitted within the Building Pad area 
with sufficient Screening. LMC § 15-15-1 defines Screening as visually and/or audibly 
shielding or obscuring a Structure or Use from adjacent Property by Fencing, walls, or 
densely planted vegetation.  
 
The Applicant proposes a rooftop spa similar to a hot tub with a water surface area of 
128 square feet and 3 feet 11 inches depth. Conditions of Approval require the 
Applicant to Screen the rooftop spa, comply with the noise ordinance, and limit the size.  
  
Department Review 
The Planning and Executive Departments reviewed this report.  
 
Notice 
Staff posted notice to the property and mailed courtesy notice to property owners within 
300 feet on October 9, 2025.2  
 
Public Input 
Staff did not receive any public input at the time this report was published.  
 
Alternatives  
The Planning Director may: 

 Approve the HDDR Modification. 
 

2 LMC § 15-1-21 
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 Deny the HDDR Modification and direct staff to make Findings for the denial. 
 Request additional information and continue the discussion to date uncertain.  

 
Exhibits 
A: Draft Final Action 
B: Applicant Modification of Approval Submittal 
C: HDDR Staff Report & Notice of Planning Director Action 
D: Applicant HDDR Submittal 
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Planning Department  

 
 
October 23, 2025 
 
Matthew Keiser 
954 Woodside Avenue 
Park City, UT 84060 
 
NOTICE OF PLANNING DIRECTOR ACTION 
 
Description 
Address: 
 

954 Woodside Avenue 

Zoning District: 
 

Historic Residential -1  

Application: 
 

Modification of Approval  

Project Number: 
 

PL-25-06697 

Action:  APPROVED 
 

Date of Final Action: 
 

October 23, 2025 

Project Summary: The Applicant requests a modification to the approved Historic 
District Design Review to remove Condition of Approval 18 
regarding the review process for the proposed spa.  
 

Action Taken 
On October 23, 2025, the Planning Director conducted a public hearing and approved 
the Modification to a Historic District Design Review (HDDR) approval according to the 
following findings of fact, conclusions of law, and conditions of approval:  
 
Findings of Fact 

1. On August 22, 2023, the City Council approved the 958 Woodside Avenue Plat 
Amendment to create two Lots for the construction of two new Single-Family 
Dwellings (SFDs). 

2. 954 Woodside Avenue is Lot 2 of the 958 Woodside Avenue Plat Amendment, a 
2,812.5-square-foot Lot in the Historic Residential – 1 (HR-1) Zoning District. 

3. On February 18, 2025, the Applicant submitted an HDDR application for a SFD 
at 954 Woodside Avenue.  
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Planning Department  

 
 

4. On May 1, 2025, an HDDR was reviewed and found to comply with the LMC, 
according to the Findings of Fact, Conclusions of Law, and Conditions of 
Approval, by the Planning Director at an administrative public hearing. 

5. At that time, the Applicant proposed a 192-square-foot rooftop spa. As a result, 
Condition of Approval 18 required the Applicant to obtain a Conditional Use 
Permit from the Planning Commission due to the large size of the spa, which 
would be more like a pool, a Private Recreation Facility. 

6. On September 19, 2025, the Applicant petitioned for a modification to remove 
this Condition of Approval and updated the information submitted to show the 
water surface area proposed for a rooftop spa does not exceed 128 square feet 
or 3 feet 11 inches in depth and is more like a hot tub than pool. 

Conclusions of Law 
1. The proposed modification complies with the requirements of LMC Chapter 15-2 

and Chapter 15-13.  

Conditions of Approval 
1. The rooftop spa must:  

a. Be Screened in accordance with LMC § 15-2.2-3 and § 15-15-1. 
b. Comply with noise restrictions in Municipal Code of Park City Chapter 6-3.  
c. Not exceeding 3 feet 11 inches in depth or 128-square-feet of water 

surface. 

If you have questions or concerns regarding this Final Action Letter, please call 435-
640-0558 or email nannette.larsen@parkcity.gov    
 
Sincerely, 
 
 
 
Rebecca Ward, 
Planning Director 

 
CC: Nannette Larsen, Senior Planner  
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