


Abeut the Pian

The Park City Comprehensive Plan is designed to be a decision-
making tool as well as a master plan for guiding fufure growth and de-
velopment. It provides an officiaily adoptad guide to the future develop-
ment of the community for the use of the Mayor and members of the
City Coundil, the Planning Commission, other concermed governmen-
tal entities, residents, property owners, business people and others in-
terested in the future of Park City. It updates the plan that has been in
effect since 1973. The Comprehensive Plan builds on and ties together
a number of planning projects which have recently been completed, in-
cluding:

The Parks and Recreation Master Plan

Historic District Design Guidelines

The Streets Master Plan

Land Management Code revisions

The Annexation Study Surmnmary Report

The Gutlook for Growth Park City Snvderville Basin:
A Market Perspective

Park City Water Resources Study

Park City Capacity Analysis

Architectural Design Guidelines

Engineering Geology of Park City, Sammit County, Utah

While all of these studies have focused on specific problems and con-
cemns and te varying degrees have had separate followings, they share
a commeon relationship to land use planning in Park City.

The Park City Comprehensive Plan uses not only the technical results
of these studies but also the ideas and criticisms that surfaced in the
development of the city’s plans and studies. These commenis have
been shaped into a series of goals and cbiectives which reflect the di-
rection that the City Council, Planning Commissicn, Historic District
Commission, other boards, citizens, and conscientious development
interests would like to see the town foliow in the coming years. The
goals are the ends the town would jike to aitain, the objectives begin to
detall the means to reach the goals. The goals and objectives are inten-
tionally general in nature in crder to allow the flexibility of several differ-
ent methods of achieving them.

Implementation strategies will be developed, as appropriate, to cutline
specific steps that may be laken to achieve the chiectives. In saime
cases the mplementation sirategies will suggest additional steps that
need to be taken to more clearly define objeciives and/or the steps to
reach the objectives. This document is not intended to cormmit the City
Councl, Planning Commission, or Historic District Comimission to
specific courses of action, but rather to clearly define the end preducis

General Goals

which the city desires to attain.

The means by which the land use patteins described in the Com-
prehensive Plan will be achieved are not certain, There are a variety of
different legal and policy approaches to shaping land development
ranging from the zoning of property, to incentive programs o encour-
age certain uses, o public involvement and acquisition of land o en-
sure that it Is maintained in a certain use in perpetuity.

This plan is organized into eight subject areas, as well as a general sec-
tion addressing items of overall community importance. The map of
the Comprehensive Plan is the focus of this planning effort. It shows the
development character that Park City's leaders wish the town io as-
sume. No atternpt has been made to establish a date by which the plan
area is to be built-out. Rather, the sequencing of developrnent must
oceur logically to efiminate the additional costs to the cornmunity
which accompany leap-frog development. Close coordination and the
implernentation of interlocal agreements with Surmmit County must
occur if the city is to expand in an orderly fashion. Also, qualitative con-
trols must be instituted to ensure that new projects adhere to accepted
standards and pay a reasonable share of their costs.

1t is important to understand the relationship of the Comprehensive
Plan to the Zone District Map. While similar, they are not the sama. The
Comprehensive Plan provides a general direction in terms of land use
the town hopes to achieve over time. It has been deveioped with an eve
toward the future rather than for the purpose of current regulation. On
the other hand, the zoning map represents local regulations as they
exist today. [t is expected that over time the Park City Land Manage-
ment Code, which includes the Zone District Map, will be amended to
help bring about the patterns established by the Gomprehensive Plan.
The Comprehensive Plan needs to be avisionary document which pro-
vides guidance for decision making. It should not only anticipaie the fu-
ture direction of development, but also provide a framework which can
be used to evaluate options and make consistent decisions on situa-
tions which are not anticipated.

This plan reflects a vast amount of citizen participation. In addition to
numerous City Council and Planning Commission discussion ses-
sions, special work sessions were held in the autumn of 1984, These
work sessions were promoted by the local newspaper and public radio
stetion as well as through direct mail information which was sent to ail
Park City area residents and also out-of-town property owners. A ques-
tionnaire which accompanied the mailer was answered and retumed
by 500 people. The citizen comments received during this process as
well as relevant comments from meetings on other planning related
subjects form an integral part of the plan.

Park City is in an enviable position. The town is endowed with a majestic
mountain sefting and a comfortable, sunny climate, Ski facilities and
opportunities for outdoor recreation are matched by a few places in the
wortd. The historic mining buildings proudly recall the town's begin-
ning. Easy access is provided by Salt Lake Iniernational Airport which is
only 45 minutes away via ali-weather freeways.

These attractions bring with them pressures and responsibilittes. The
feanires which draw peaple to Park City are fragile and easly lost.
Chowth brings changes that alter the Park City which we individually
discovered. Without growth few of us would be Park City residents. De-
velopiment has not imposed projects which are widely recoghized as
eyesores. Park City has escaped the spread of irailer parks and mar-
ginal commercial uses which surround many western ski towns.
Mumnerous projects draw worldwide recognition and acclaim. Toursm
offers not only an opportunity to earn a living but also to enjoy 2 ruch
richer variely of cultural, social, and recreational oppertunities than
most small towns. Newcomers have setiled in Park City to enjoy a life-

style which is different from that of the typical urban and subirban
areas.

A close look will show that Park City Is trying very hard to protect its nat-
ural resources and io guide new developrneris to become compatible
neighbors, There is a very strong commitment on the part of the
elected and appointed officials that new development must not only
demonstrate that it is compatible but also must pay its way in terms of
communlty impacts. The city has produced detailed publications to as-
sist developers in understanding what is expected of them,

Park City “Historie District Design Guidelines” provide concise infor-
ration for those who wish to build in the old part of town. Separate
guidelines also exist for the newly developing areas of town. Both of
these documents, as well as recently adopted sign regulations, were
prepared with the generous comments of local citizens and architacts.
The peopie of Park City are very concerned about how their towr looks.
Mew buildings Hften spark lively public dialogue. In Park City, even the
bufidings of national chains such as the Holiday Inn, Burger King and



7-Fleven use natural materials in a way which blends with the commu-

nity.

Since Park City appeals to a wide range of people and offers varying op-
poriunities, people’s expectations of the town vary considerably. Park
City is probably most widely known as a growing destination ski resort.
Associated with the tourist picture of Park City are various groups that
serve the needs of these visitors: the year-round business people who
live and work in Park City, the seasonal workers who come to Park City
for a winter but often stay longer, and residents of outlying areas or Salt
Lake City who commute into Park City for employment.

Another significant group are those people who have chosen Park City
for their home bui have business interests out of town or sometimes
out of state. These people have generally chosen to live in Park City for
the recreational opportunities and unique quality of life offered here.
They enjoy many of the same atiractions as the tourists but have addi-
tional interests. They share some instituiions such as the ski hills, res-
taurants, and supermarket with the tourists and others such as schools,
city services and civic groups with the long-term residents whose
businesses are in Park City. Many of the workers serving these groups
also commute into Park City.

The complexion of the tourist is as varied as that of the residents and
workers, Some fourists have purchased property in Park City and re-
turn year after year. Other people will visit Park City one year and then
try various areas in other states in future years. Park City’s neamess to
Salt L ake City makes it possible for vacationers staying in Salt Lake City
to visit Park City as part of a Utah ski holiday. Day skiers who live along
the Wasatch Front also frequent Park City.

As a communiiy, Park City does not have a sharply focused direction
that favors one group while excluding others. The variety among resi-
dents and tourists contributes to Park City’s ambience, however, it also
complicates the planning process.

Land Use

Overall Goal of Park City:

TO GUIDE DEVELOPMENT AND REDEVELOPMENT IN A MANNER
WHICH WILL ENHANCE THE TOWN'S APPEAL AS A PLACE TO
LIVE, WORK AND VISIT WHILE PRESERVING PARK CITY'S UNIQUE

COMMUNITY CHARACTER.
Objectives:
*Encourage development and activities which will atiract visitors

during all seasons of the year.

*Quide development in a marner which enhances the town’s appeal

to visitors and residents rather than exploiting or desiroying the very

features which have attracted people to Park Gity.

*Increase Park City's appeal and facilities as a center for cultural

events.

*Promeote a family living envirenment for those people who choose
to make Park City their home through the provision of high quality
community services and facilities.

*Preserve and enhance the historic buildings and artifacts and en-

courage respect for the personal histories which contribute to the
identity and special sense of place which forrm an integrat part of Park

City’s appeal.

*Encourage the diversification of economic resources and oppor-

tunities in a manner which complements the visitor appeal of Park

City and enables the development of employment opportunities.

The location of uses and intensity at which various uses are developed
is the most visible element of a comprehensive plan. Park City’s moun-
tainous terrain and heavy snowfall impose natural constraints on the lo-
cation of activities. Development must be undertaken in a careful man-
ner in order not to destroy the natural features which are important to
visitors and residents.

Park City's appeal as a resort area coupled with the limited acreage of
refatively level, easily developed ground has prompted land costs
which are very high as cormpared with similarly sized towns. This has
led to compact development which typically goes up several stories
rather than spreading out over inexpensive ground. Thus, a small
ground area s likely to accommodate a greater square footage of use
in Park City than in other small towns. This holds true for multi-unit resi-
dential as well as commercial uses. This pattern of dense development
has occurred in Park City since its early days when shops and homes
ware tightly clustered close to the mines.

In order to prepare a land use plan which designates sufficient areas of
ground to accommodate anticipated uses, planners and developers
typically rely on guidelines which relate a certain floor area of various
uses to the population of the city. For Park City, this calculation turms
out to be even less reliable than for most cornmunities. At least three
faciors come into play. First, and most obvious, is the influx of skiers
and other visitors who support a variety of shops and services which
could not normeally survive in a small community. Secondly, the prox-

imity to Salt Lake City creates a two-way flow of shopping which in-
cludes Park Citysesidents going to the Salt Lake valley to shop for items
which might normally be purchased locally in a more isolated town.
Also, Salt Lake residents come to Park City for goods or entertainment.
Lastly, Park City serves as a shopping center for the rural areas in the
eastern part of the state. Thirdly, another factor which complicates the
determination of appropriate land areas for various uses is the high
cost of land.

Non-residential uges typically fall in the range of 35 to 123 square feet
of area per capita . This range includes refall, office, wholesale, indus-
trial, public and quasi public uses.

Currently in Park City, roughly 1 million square feet of commercial floor
area is existing. According to the capacity analysis prepared by the
planning staff in March, 1984, there is over 3 million square feet of
commercially-zoned vacant land in Park City which could provide a
maximumn of 5.6 million square feet of additional commercial floor
area. Therefore, within the current city limits as presently zoned, a total
of 6.6 million square feet of commercial floor area could be built
Beyond city limits, the Summit County Planning Office reports that ap-
provals exist for commercial floor area at Kimball Junction of over

1 Arthur Gallian and Simon Eisner, The Urban Pattern: City Plan-
ning and Design, (New York: Van Nostrand, 1983).



700,000 square feet. In addition, another 68 acres of ground between
Silver Springs Subdivision and Silver Creek Junciion has commercial
Zoning.

According to the 1984 Chamber of Commerce/Visitors Bureau
“Sourcebook,” Park City has a permanent population of 3,500 people.
“The Informant,” also produced by the Chamber, indicates that on the
average winter day roughly 5,000 skiers stay ovemight in Park City.
Therefore, during the winter season the town is providing services for
8,500 people. Since the town currently has 1 million square feet of
comnmercial floor area, 118 square feet of commercial area per person
is being provided.

The Economic Research Associates Study conducted in 1981 predicts
by the year 2000 there could be 27,200 people living in the Park City
area, including the Snyderville Basin. These residents are included in
these calculations since it is assumed that they will use Park City for a
part of their commercial needs. The ERA Study also estimates that by
the year 2000 the town will have 18,660 overnight guests per night dur-
ing the ski season. Therefore, by the year 2000, the city will need to
accommodate 27,200 people plus 18,660 skiers for a total of 45,860
people. Again, the capacity analysis specifies that the city’s current zon-
ing will allow for a total of 6.6 million square feet of commercial floor
area to be provided. As a result, by the year 2000 the town will have the
capacity to provide 144 square feet of commercial floor area per per-
son. Thatis 17% higher than the maximum amount recommended on
the chart provided in The Urban Pattern: City Planning and De-
sign. This does not include the commercial areas already approved
near Silver Springs and Kimball Junction.

These figures, while not precise, indicate it is not necessary for Park City
fo create additional areas to accomrmodate more commercial uses.
The Park City area presently has zoned commercial ground sufficient
to accommodate substantial increases in permanent population and
visitor needs. Creation of additional commercial areas would only slow
the infill of existing commercial centers.

Goal:

ESTABLISH ALAND USE PLAN THAT WILL ALLOW THE RANGE OF
USES WHICH ARE DESIRED TO EXIST IN PARK CITY TO BE LO-
CATED IN A MANNER THAT PROMOTES EASY ACCESS BUT
MINIMIZES CONFLICTS BETWEEN DISSIMILAR ACTIVITIES.

Objectives:
Residential

*Clearly delineate areas of town which will be used for permanent
single family residences. All subdivisions designed exclusively to
accommodate detached single family homes are shown in a plan
area which has been drafted so they may exclude nightly tentals.
New single family subdivisions may be zoned for permanent single
family use, if the developer elects, during the original review process
before lots are sold. The City Council will entertain the rezoning of
existing single family subdivisions from their existing zone to the new
single family zone upon receipt of a request by a rnajority of the own-

Development Beyond Present City Boundaries

ers of property in the subdivisicon.

*Delineate areas of town which are or will be used predominantly for
visitors. Visitor accommodations should be located in close proxim-
ity to amenities such a ski runs and golf courses. Nightly rentals
should be approved in these areas based on compliance with set
criteria including access by a paved street, code complying off-sireet
parking, limitations on driveway grade, and standards for snow re-
moval, trash collection, maintenance and noise.

*Delineate buffer areas which would allow a mix of permanent resi-
dents, visitors and in some instances, carefully controlled comnmer-
cial uses.

Commercial

*Encourage the infill of existing commercially zoned property, espe-
cially on Main Street and in the General Commercial district, before
rezoning additional land.

*Retfail uses—Encourage the clustering of retail uses in centers
which minimize the use of automobiles and facilitate pedestrian and
transit access. Prohibit inappropriate strip comrnercial develoment.
Strip commercial refers to a pattern of development, generally one
lot or parcel deep, atiracted to a major road which creates numerous
access points to the road. Building usually “happens” on an uncoor-
dinated lot-by-lot basis, yielding a row of business which cause con-
gestion and decrease the safety and capacity of the road. The lack of
planning generally resulis in a situation which forces shoppers to
drive along the highway from business to business rather than being
able to park in a central location. Clustered development promotes
more convenient and safer access, coordinated signage and land-
scaped buffers. Spot zoning on parcels should be eliminated.

*Commercial uses—Provide areas of town for the development of
aesthetically pleasing and non-polluting research, warehousing,
light manufacturing, and wholesaling activities.

*Service commercial—Provide areas of town where necessary ser-
vices such as auto repair, contractor’s storage yards, utility facilities
and maintenance operations may be conducted without causing
conflicts with other land uses.

Natural Features

*Open space—Preserve and enhance natural features such as
stream corridors, ridgelines, wetlands, scenic views and the linkages
between them.

*Entryways—Enhance the entry experience to Park City by preserv-
ing of highway buffers, protecting ridgelines, and carefully monitor-
ing development.

*Environmental Quality—Determine appropriate measures to in-
sure the long-term quality of the air, water, natural vegetation and
wildlife.

Substantial new developrment has cccurred in unincorperated Summit
County beyond city imits. New construction serves the needs of recre-
ation users, commuters with jobs in the Salt Lake Valley, and people
working in the Park City area. Residents of the Snyderville Basin have
Park City mailing addresses, are part of the Park City School and Fire
Protection Districts, and generally consider themselves to be members
of the Park City “community” even though they are not assessed Park
City property taxes.

Increasing development in the Snyderville Basin beyond city limits has
notable impacts on the residents of Park City. Residents in these outly-

ing areas currently use Park City's library, golf courses and the park and
recreation facilities on a similar basis as the taxpayers who fund them.
The tweniy-four hour public protection of Park City is also extended in
emergencies. The higher service costs of providing sewer, fire and
school busing to scattered county development are subsidized by the
users in more efficiently served city areas. Additional development
along State Highway 224 has the potential of making access to Park
City rnore difficult and less pleasing aesthetically.

In April of 1982, Park City adopted an Annexation Policy Declaration. It
establishes a set of policies that are applied to properties being consid-



ered for annexation. It also contains an Annexation Policy Declaration
Boundary that depicis graphically the areas where annexation is de-
sired prior o the occurrence of urban development, and a second area
int which the City is willing to consider annexations upcn analysis of the
impacis,

The Annexation Policy Declaration is adopted, by reference, as a part of
this Comprehensive Plan.

Several key findings emerged from the study that are important to an
understanding of annexations and helped to shape Park City’s Annexa-
tion Pelicy. These include:

*Revenues exceed costs of new growth within the present (1882}
boundaries of Park City where visitor units, with their lower demand
for services, predominate. Existing and proposed commercial de-
velopment in the City with associated sales tax revenues and rela-
tively high assessed valuation helps to accentuate this patiern.

*Developrents that are primarily residential. all show a negative
long-term financial picture for Park City; that is, their operating costs
will exceed annual revenues. This finding is particularly evident in de-
velopments that have large amounts of permanent residents with
high demands for municipal services.

*When annexations occur, jt js imperative from a financial
standpoint that they occur before development takes place. De-
velopment fees (including impact, water, building permits, etc.) are
an important source of revenue to Park City and are designed o
offset the costs of new development. If the City annexes develop-
ment after it has taken place and without the receipt of certain of
these fees, it is faced with providing services at a level consistent with
the rest of the City, but without an adequate revenue source to do so.

The Park City Comprehensive Plan specifically addresses the lands
shown on the Annexation Policy Declaration Map as areas where the
City would like to eniertain petitions for annexation. In addition o incor-
porating, by reference, the Annexation Policy Declaration and alerting
property owners ko the fact that it applies to their properties, it also con-
fains a map showing these areas and what the planned land uses are.
This component of the Park City Comprehensive Plan is therefore de-
signed to serve residents already in Park City by alerting them to the

Population and Housing

longer range plans for peripheral areas. Similarly, residents in areas
outside the City but where Park City has identified a desire to annex,
ritay regard this part of the Comprehensive Plan as a staterment of pol-
icy toward their lands.

Goal:

COORDINATE WITH THE SOMMIT COUNTY GOVERNMENT TO AS-
SURE THAT DEVELOPMENT BEYOND PRESENT CITY LIMITS, BAT
IN THE AREA WHICH I3 RELATED GEOGRAPHICALLY AND
ECONCMICALLY TO PARK CITY, OCCURS N A MANNER WHICH IS
COMPATIBLE WATH THE CHARACTER OF THE COMMUNITY.

Objectives:

*Improve communication between Summit County and Park City to
assure that development occurs in an orderly manner emphasizing
the following:

—Prevent shrip commercial development along the highway
corridors entering Park City.

—Assure that new developments provide internal circulation in
order to rinimize additional access points to Highway . 224 and
4. 248 s that smooth traffic flow is promoted.

—Encourage new developrment to provide landscaped buffering
which maintains a pleasant entry to Park Cify and also separates
new development from highway impacts.

*Promote the creation of area-wide plans to assure that develop-
ment occurs in a manner which will be economicai to serve and visu-
ally appealing.

*Coordinate with property owners to explore ways in which the City
could participate with land owners 1o protect and enhance Park
City's enfry corridors.

*Coordinate with the County Govermment and School Districtin joint
planning efforis, especially in area-wide population and economic
projections.

POPULATION PROJECTION

in May, 1981, the consulting firm of Economic Research Associates
(E.R.A.) of San Francisco prepared a market study and population pro-
jection for both Park City and the Snyderville Basin. These projections
were explained at a series of public meetings where local residents
were given an opportunity to question and comment on the methods
and findings of the consultants. The population projections prepared
by E.R.A. are lower than those previously used in Park City, in part be-
cause they were based upon careful consideration of what the local
market could support in terms of residents and visitors ability to purch-
ase of occupy, rather than upon the sum total of what developers have
had approved or say they will build. Nevertheless, although projected
growtfi may not measure up to the continued boom town expectation
of somie, it is still significant, and the levels of development that are pro-
jected have important implications for planning in Park City and the
Snydervilie Basin. An update to this study is planned for late 1985.

The E.RA. Market Perspective forms part of the basis for this plan, and
it is included in this plan by reference. A list of significant findings and a
table summarizing key population data are shown below:

—The Park City/Snyderville Basin study area is projected to have a
full-time resident population of 15,800 by 1980 and 27,200 by 2000.

—Residential construction will increase from 500 units per year in
ihe early 1980's to 710 units per year in the late 1990's.

—Second home construction is expected to account for approxi-
mately 40% of all residential construction, but its share is expected to
gradually decline over a period of time.

—Primary housing constructicn will become more important as this
area gradually becomes more of a suburb t¢ the Satt Lake Metropoli-
fan Area.

—Most of the second home construction will be in Park City or near
the ParkWest Resorl, and most of the primary housing construction
will Be in the Snyderville Basin away from peak period congestion
and price premiums near ski lifis.

—The rate of industrial development is expected to be modest, and
industrial employment growth is not expected to have a major im-
pact on residential development in the area.

—~Oiland gas exploration and developrnent in {tah’s Overthrust Belt
is not expected to have a major impact on study area growth.



PARK CITY
ANNEXATION AREAS PLAN

MAP KEY

Forest Estate Residential

Agricultural/Holding

Low Density Residential

Service Commercial

Scenic Open Space
Significant Skylines O

Frontag e Protection Zone umunmn




|

—~Accentuated by the development of Deer Valley Resort, skiing and
other visitor related activities will remain of primary importance to
the local econormy.

—Peak day population during the ski season is expected to reach
45,000 in 1990 and 63,000 in 2000.

—With the addition of Deer Valley Resort, total skier days for the area
Is expected to top 1,000,000 by 1990 and 2,000,000 by 2000.

—While most of the new retail development is expected to rernain in
Park City, the commercial property at Kimball Junction is expected

R

o become a 100,000 to 130,000 square foot community center by
1990, expanding to a 300,000 to 350,000 square foot subregional
center by 2000,

—Because of the historic charm and intimate scale of the buildings
along Main Street, this area will continue to attract restaurarits, cafés,
pubs and specialty shops catering to skiers and other visitors.

—Demolition of the historic buildings along Main Street for more in-
tensive reuse would weaken Park City's ability to attract tourist retail
trade over time, particularly during the non-ski season.

Estimated Peak Day Population in Park City and Snyderville Basin

Resident.

Population

(Mid-point Peak Non-Skier Total

Estimate) = DaySkiers1/ Visitors 2/ Visitors
1981/1982 7,600 10,800 1,300 12,100
1985/1986 11,200 17,500 2,100 19,600
1990/1991 15,800 22,500 2,700 25,200
1995/1996 21,100 25,400 3,000 28,400
1999/2000 27,200 27,800 3,300 31,100

1/ Estimated froim season skier days.
2/ Twelve percent of skiers.

3/ Forty percent of all visitors.

4/ Sixty percent of all visitors,

Day Overnight  Non-Resident ~ Peak Day
Visitors 3/ Visitors4/  Employees5/ Population 6/
4,840 7,260 1,780 21,480 '
7,840 11,760 2,820 33,620
10,080 15,120 3,710 44710
11,360 17,040 4360 53,860
12,440 18,660 5,010 63,310

5/ .08 times resident population plus .1 times day visitors plus .2 times overnight visitors for total employment; 70 percent assumed to be non-

residents.
6/ Resident population plus total visitors and non-resident employees.

Source: Economics Research Associates

An update of the market study and population projections is now
planned. The makeup of Park City presents challenges to traditional
means of measuring population. Most obvious is the fact that on many
nights of the year the number of hotel and condominium guests greatly
excseds the number of people in the permanent population, Planning
Department estirnates place the 1984 permanent population at ap-
proximately 4,500. The Chamber of Commerce/Visitors and Conven-
tion Bureau estimates that guest accommodations exist for approxi-
mately 10,000 people. Peak day skier capacity for Park City, Deer Vallay
and ParkWest Resorts totals approximately 16,000.

Goal:

TO PROVIDE AN EXCEPTIONAL RESIDENTIAL LIVING SITUATION
FOR THOSE PEOPLE WHO CHOOSE TO MAKE PARK CITY THEIR
HOME, AND TO PROVIDE DECENT HOUSING FOR SEASOMAL
AND SERVICE WORKERS.

Objectives:

*Support the efforts of the Housing Authority in developing ordi-
nance requirements which will insure that new developments con-
ribute to meeting the employee housing needs which they create.

*Complete a Housing Element as a supplement to provide addi-
tional information for future comprehensive planning and as a re-
source to assist the Housing Authority in evaluating housing pro-

grams. The report should provide information regarding the hous-
ing types which are presently avajlable in Park City both for sale and
for rent. It should evaluate the basic condition of the housing stock.
The relationship of housing availability and price within commuting
distance should be examined, Household characteristics will need to
be researched to understand the demand for various types of units.
For example, do single residents band together and rent single fam-
ily homes in groups because that is their preferred living arrange-
ment or because other affordable options are not readily available?
Neighborhoods should be analyzed to determine where various
housing types may be mosi suitably located to initiate or reinforce
desired changes.

*Improve the delineation of land uses to prevent conflicts caused by
incompatible uses in close proximity without adequate buffering.

*Seek to establish a more permanent population base through the
diversification of the town’s economy.

*Formulate programs to retain existing housing stock and provide l
for infill development.

*Encourage clustered developrment.

*Develop a method for more closely monitoring the population of
Park City and the surrounding area.



Community Design

Park Cily is a community of residents, out-oftown property owners,
and visitors, all of whom are concerned with preserving and enhancing
the town's built and natural environments. As a community dependent
on the tourism industry, the atimosphere and aesthetic features of the
community take on an economic value. Architectural Design
Guidelines have been adopted for the Historic District and also the
newer areas of town. City initiated projects including new construction,
rehabilifation of existing buildings, signing and lighting, and landscap-
ing are undertaken with careful attention to design.

Goal:

Encourage the use of materials, designs and nomenclature which have
local meaning and which harmonize with Park City’s built and natural
environment.

Objectives:
*Protect the character of the Historic District by the careful applica-
tion of the Historic District Design Guidelines and through the de-
velopment of incentive prograrms to encourage rehabilitation of his-

toric structures.

*Maintain consistent standards for public fixtures such as street
signs, light fixtures and site furnishings and, in order to create a unify-

Circulation

ing theme for the town.

*Create atiractive and functional buffers between land uses with po-
tentlal conflicts.

*Continue to carefully control signage in order to avoid a garish,
overly competitive visual environment.

*Carefully apply adopted architectural guidelines to prominent new
buildings and remodels.

*Refine standards and programs for the enhancement of Park City's
natural setting, including standards for revegetation and programs
for-street tree planting.

*Encourage new development to blend with the existing environ-
ment. Projects should be designed to fit on a given site, rather than a
site being altered to accommadate a project.

*Create a handbook which will serve to guide development through
the use of sensitive construction standards, so that the existing char-
acter of a site can be retained through the development process.

*Atternpt to minimize community disruption due to development
through the application of good construction practices.

The streets in the Historic District of Park City were designed prior to the
advent of the auternobile, While the steep slopes and dense pattern of
building limit the feasible options for their improvement, the relatively
compact layout of present facilities allows the provision of bus service
at a reasonable cost The inconveniences and safety factors associated
with snow country driving and parking make transit service especially
atiractive to winter visitors as well as some permanent residents, The
ability for visitors to stay in Park City without the need for an automobile
is an importani marketing attraction for Park City.

The convincing facts which support the need for transit facilities do not
eliminate the need for a safe and convenient street system. Although
studies have not been undertaken, itis believed that amuch higher per-
centage of summer visitors will use private automebiles because sum-
mer attractions are not concentrated like the ski slopes. As long as in-
tense building activity continues in Park City, construciion traffic will be
very noticeable. The heavy loads associated with construction vehicles
and buses dictate that streets be designed and installed to higher stan-
dards than would normally be required elsewhere.

Goal:

TO PROVIDE A SAFE AND CONVENIENT CIRCULATION SYSTEM
WHICH MINIMIZES THE IMPACT OF AND NEED FOR PRIVATE AU-
TOMOBILES, ESPECIALLY BY VISITORS.

Objectives:

*Coniinue the improvement of the transit system so that riding the
bus becomes an even more attraciive alternative to driving private
autormnobiles. This should include the regular replacement of vehi-
cles and also construction of associated features such as shelters,
signage and the distribution of promotional material,

*Encourage a paitern: of development which facilitates first walking,
then transit use by visitors, and which minimizes and simplifies the
vehicle frips necessary by permanent residents.

*Encourage improvement of inter-city transit service, especially to
the Salt Lake City Airport.

*Improve the delineation of streets so that non-essential traffic is
naturally diverted away from tesidential neighborhoods.

*Develop sufficient numbers of parking spaces in well located facili-
ties, such as Swede Alley, which make it convenient for people to
park their cars once and walk or use transit to reach secondary desti-
nations.

*Provide walking trails and sidewalks which allow the safe and pleas-
ant year-round movement of people without cars.

*Develop hiking, bicycling, equestrian and cross-country ski trails for
recreational as well as fransportation needs.

*Implement a systematic plan based on the pavement analysis and
Streets Master Plan for the maintenance and improvement of exist-
ing streets. i

*Develop and adopt an official street improvement map which will
establish surveyed street rights-of-way in order to protect necessary
right-of-way from future encroachments which would be difficult
and costly to deal with.

*Continue and refine special review procedures such as the Fron-
tage Protection Zone provisions to control muliiple access points
along main thoroughfares.

*Continue land use and zoning reguiations which will prevent strip
commercial development and the functional and aesthetic prob-
lems which accompany it.

*Carefully review new development proposals to insure that ade-
quate access is available or constructed as necessary.

*Coordinate with the (ltah Department of Transportation so that



highway impravernents complement the development patterns and
natural features of Park City.

*Encourage better internal circulation within the General Commer-
cial areas to reduce congestion along Kearns Boulevard and 1224,

*Rernain abreast of plans for the “Interconnect” proposal which

Parks and Recreation

would link Park City ski areas with other Wasatch Front resorts in
order to insure that the system would be designed in amanner which
would be most beneficial to Park City.

*Develop methods of handling construction traffic and parking
which minimize the adverse impacts, such as noise, vibration, dust
and congestion, on residents, visitors and public improvements.

In 1982, a Parks and Recreation Master Plan for Park City was com-
pleted. The planning process was characterized by very active citizeny
involvement. While the economy of Park City is based largely on pro-
viding recreation activities to visitors, residents are very interested in the
range of recreation opportunities available for themselves.

The Parks and Recreation Master Plan and the Park City Recreation Ad-
visory Board have identified several needs including:

—Better playing fields for turf team sports.
—sable green space within the town.

—Bicycle, equestrian and hiking frail networks which connect major
parts of the town to one another and to the surrounding countryside,

—Jmproved indoor recreation facilities including the improvement
of the existing facilities as well as providing additional facilities, espe-
cially for swimming.

—Providing both indoor and outdoor space for special events of var-
ious sizes.

Given the current recreation program, it is not anticipated that addi-

tional land needs to be acquired to implement the plan. However, as

new areas are annexed and as the population grows, the plan will re-
quire updating to accommodate the recreation needs of the expanding
community, In these areas, the city should consider adopting specific
land dedicatiorn criteria as a part of overall development exactions.

Residents of the city have identified City Park as the focus for organized
outdoor recreational activities in the city. The improvernent of this par-
cel has been identified as the top priority by various recreation groups.

The location of indoor recreation facilities at the Memorial Building is
less than ideal. The Recreation Department staff has difficulty manag-
ing events in several locations at one time. A new facility in City Park is
expected to enharice the Recreation Department’s operation,

There is a considerable need to develop a comprehensive pedestrian
systern throughout the city. Many parts of town offer limited parking fa-
cilities and have access problems especially during periods of heavy
snowfall. Many visitors come to Park City without automobiles. Resi-
dents and visitors both desire to access the natural areas surrounding
the city.

The following is a list of high priority parks and recreation projects:

City Park—The north end has taken priority over the south end de-
velopment. However, with the opening of Deer Valley Drive (the Belt
Route), it is anticipated that the high visibility of the park will create
mare pressure for the improvement of the south end.

Prospector Park—This site has had a long history of disturbance.
Because of its unsightliness and its high visibility as the eastern gate-
way to Park City, the improvemnent of this parcel is an important
priority. The city has been working with the Bureau of Land Manage-
ment and adjacent property owners io acquire additional property
and to develop a master plan for the parcel.

Trails—During the Parks and Recreation Master Plan public input
process, the importance of developing a comprehensive network of
trails was as important to the community as the development of City
Park, Since that time, the basic structure of that systern has been
identified and several segments of that basic structure have been im-
plemented. Because of the linear nature of trails and the fact that
they may cross several privately owned parcels of land, the coordina-
tion involved in locating the trail, obtaining easements, coordinating
locations for future phases, and assuring that the trail is constructed
properly, all combine to make a difficult management problem.

City-wide Landscaping—As private development proposals are
reviewed, landscape designs and actual consfruction are required.
Once installed, the success or failure and the maintenance of the
landscape is the owner’s responsibility. Because of the many tourists
who visit Park City and the interest within the community for promot-
ing a year-round resort, there is strong community support for at-
tractive, well-maintained landscapes throughout the town, especially
along entry corridors, parks and community focal points. Currently
there is no specific organization or public body which acts as spokes-
person for landscape maintenance, management of our natural
forests, or development of landscaping.

While there are typically a number of revenue-producing methods

- available to municipalities to finance parks and recreation develop-

ment, it appears that the most promising for Park City are bonds issued
through a special service (i.e., recreation) district and perhaps guaran-
teed by another financially secure public or private entity. Impact fees
arxl general fund allocations are other funding possibilities.

Goal:

TO PROVIDE A WIDE RANGE OF RECREATIONAL OPPOR-
TUMNITIES FOR PERMANENT RESIDENTS AND VISITORS OF ALL
AGES IN AN AESTHETICALLY PLEASING ENVIRONMENT.

Objeciives:
“Iimplement the Parks and Recreation Master Plan.

*Develop with the School Districi joint use of facilities, complemen-
tary programming, and preservation of the Carl Winter's Middle
School playing field.

*Develop funding strategies and design plans for the improvement
of park parcels particularly along transportation corridors, entry-
ways, and community focal points. Complete proto-type designs for
the improvernent of stairway parcels, neighborhood parks and for
sidewalk installatiorn.

“Develop a master plan and priorities for a city-wide beautification
prograrm.

*Update the Parks and Recreation Master Plan to include the area
within the annexation boundaries.

*Work with adjacent public entities and private land owners to devel-
op a comprehensive parks and trails system.
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*Work with varicus governing bodies and the éubiic to determine
how and where to relocate the Mernorial Building facilities.

*Complete the development of Prospector/Red Maple Park as a

visually pleasing entry to the cily and a neighborhood and muitiple
use bark.

Natural Resources

*Provide pleasingly landscaped eniry carridors and focal locations
around the ciiy.

*Explore various options to belter respond to the general communi-
ty interest in city-wide landscaping and maintenance concerns.

Park City's spectacular mountain setting is an imponiant element in the
town's appeal to visitors and residents. Itis important thet development
be accomplished in a manner which complements the aesthetic fea-
tures of the existing landscape as well as conforming to sound en-
gineeting praciices. The extremes of weather possibie in Park Ciy
make it imperative that new construction be planned in a manner
which considers natural “tests” such as avalanches, floods, heavy
snowiall, high water tables, steep slopes and intense sunfight,

The Utah Geologic and Mineral Survey completed a report enfitled
“Engineering Geology of Park City, Summit County, Uiah” in June of
1684, The purpose of the report is to provide general information on
geologic conditions and hazards in Park City for use in making plan-
ning decisions. The report discusses areas with the potential for natural
probiems such as flood plains and steep hillsides as weli as mine re-
lated hazards such as open shafis and adits, increased loading on
slopes due to waste piles, contamination of soil and water by toxic ele-
ments in old mill tailings. and subsidence resulting from collapse of
abandoned underground workings. Persons coniemplating building
should check the report iiself,

Goal:

PRESERVE AND ENHANCE THE NATURAL FEATURES SUCH AS:
RIDGELINES, HILLSIDES, MEADOWS, STREAMS, FLOOD PLAINS
AND SIGNIFICANT VEGETATION, WHICH FORM THE SENSITIVE,
ALPINE ENVIRGNMENT THAT MAKES PARK CITY SO APPEALING.
Objectives:

*Protect ridges from development which would be visible on the
skyline frormn prominernt areas of Park City.

public Services and Facilities

*Protect strearn corridors and their associated wetlands and flood
plains as natural areas, usable open space, and for trail linkage.
Maintain and enhance open streams rather than burying streams in
culverts. Promote restoration of altered stream corricdors whenever
possible.

*Protect significant natural vegetation and encourage new planting
to be designed to blend into the natural landscape. Site new build-
ings so that existing trees are retained and minimize disturbance of
exisiing vegetation during construction.

*Insure that new development blends with, raiher than dominates,

the natural landscape.

*Guide hillside development so that new construction and as-
sociated grading is completed In & manner which is aesthetically
pleasing as well as conforming to sound engineering practices.

*Preserve the eniry experience to Park Cliy including the natural
stream channels, progression of hillsides, and open agricuitural vis-
tas.

*Determine how to best deal with mine waste malerials to avoid any
possible health or construction hazards.

*Develop & Sensitive Lands Ordinance which wilt guide develop-
ment in sensitive areas.

*Minimize distuption of sites through the implementation of site ser-
sitive construction practices.

In areas of rapid urban development, care must be exercised s that the
rate of development does not exceed the capacities of the entiiies
which provide basic services. The sophisticated and well-traveled clien-
tele who visit Park City and many residents of the town, after moving
here from highly developed areas, expect that a full range of urhan ser-
vices will be provided. Park City Municipal Corporation provides street
maintenance and snow plowing, bus service, police protection, water
delivery, storm water drainage, library and recreation programs, plan-
ning and building services, and general administration. The following
services are provided by private arganizations ar special service dis-
tricts; fire protection, sewerage disposal, ambulance service, tele-
phone, gas; electricity, and cable television. Education i$ provided by
the Park City Schooi Bisirict,

Goal:

INSURE THAT PUBLIC SERVICES, UTILITIES AND FACILITIES ARE.
ADEQUATE TQ PRCOVIDE A HIGH LEVEL OF SERVICE TO THE

PRESEMNT AND ANTICIPATED RESIDENTS OF PARK CITY.
Objeciives:

*Build closer working relationships between the various ertities pro-
viding services In the Park City area to insure that their service
capabiliies match Park City's growth expectations. A full range of
services including education and health should be considered.

*Coordinate with service entities to develop long range plans for the
sequencing of development so that development is not allowed to
create a leap-frog patchwork which is inefficient and expensive to
SEIVICE,

*Continue to involve interested and affected agencies in the Staff Re-
view Process for the evaluaiion of current planning projects. Maintain
the present philosophy that impact fees insure that development
“pay their way.”



*Coordinate with Summit County officials to insure that growth
around Park City occurs in a manner which allows the phased exten-
sion of services so that the creation of overlapping service districts
and inefficient service delivery systems is avoided.

*Develop and/or refine long range plans for those seivices which are
provided by the city government.

*{ndertake a systematic program to bring public improvements to a
functional and attractive condition.

*Refine the development review process so that the availability of
services is considered for permitted uses as well as discretionary
proposals.

park City Comprehensive Plan Legend

Range of
Maximurn Typically Policy
Gross Translates Changestobe
Densities Into These Consideredin
Land Use (Ewellings Zoning Implementing
Designations Description of Purpose Per Acre) Categories the Plan
RESIDENTIAL
Resort High Areas with direct pedestrian access to ski mouniain development 30-32 RC Ordinance Change
Density where high density residential and mixed use commercial projects Map Change
Residential will be permitted. The district is intended to provide opportunities
for hotel and condominium development in very close proximity to
recreational amenities. Commercial development is permitted in this
area by special review, only where itis secondary to residential use.
Pedestrian access and visitor circulation are a signficant consideration
in this district.
HighDensity  Centrallylocated areas near encugh to commercial and recreation 30-32 RC Ordinance Change
Residential development and publiciransportation to encourage pedestrian RM Map Change
movement. High density redevelopment or development of relatively
small parcels under separate ownership is anticipated. Cormpatibility
of architectural treatment, scale, landscaping and visitor amenities are
particularly important to the success of these areas.
Medium/High A transiiition area between the Historic District and the Deer Valley 15-23 new zone Ordinance Change
Density Resort. Performance standards will allow increased density as part of
Residential the Master Planned Development process for projects which
participate in limiting access to adjacent streets. Assemblage of small
to medium sized parcels is anticipated in order to qualify for
density bonuses.
Historical Encompasses the area of Park City's designated residential historic 23 HR-1
Residential ~  district and the immediately surrounding residential areas which are R-1
identified by their pattern of small rectangular lots and turn-of-the-
century homes. In-fill development on vacant sites and those with
dilapidated buildings, and restoration of historic buildings is expected
and encouraged with attention to scale, rhythrm and materials of the
original streetscapes. Contemporary architecture is highly
encouraged provided that it blends with the historic fabric of the area.
Historic Includes single family owner occupied homes in areas of the historic 12 HRL Zone Change
Residential/ district where the character of development has tended toward larger Map Change
LowDensity  Iots, generally because of steep terrain and constrained access.
Medium Density Areas on major roads where a mix of uses could complement the 5-8 RDM Ordinance Change
Residential/ entry experience to Park City, Base zoning should encourage clustering RDM-MPD
Mixed Use of residential units with limits on scale and density. Ordinance flexibility
should allow the consideration, as a discretionary review, of
commercial master plannad developments including such uses
as office and research parks and hotels with convention facilities.
Retail uses should be limited to “in lobby” facilities for hotel guests.
Medium Density To encourage clustering of residential development in the newer areas 5-8 RD-MPD Ordinance Change
Residential of Park City, while providing limits on both density and scale of RDM Map Change
buildings.
LowDensity  Areas where owner occupied single family and low density clustered 3 RD Map Change
Residential homes will occur. Clustered development containing mudti family

structures may be encouraged in order {o preserve or enhance natural
features of the landscape.
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Land Use
Designaticns

Single Farnily
Residential

Estate
Residential

Forest Esiate
Residential

Agricubtural/
Holding

COMMERCIAL -
Community
Commercial

Historic
Commercial

Description of Purpose

Areas where owner occupied single family detached homes will
predominate. Single family zoning will be applied upon the request of a
majority of property owners in a neighborhood.

Established in recognition of the distinct natural setting of Park City
and the range of environmenial considerations that should be
addressed on sensitive lands, especially developable hillsides and
wetlands. Transfers of density from these areas is highly encouraged,
however, itis recognized that limited residential developrnent may
occur consistent with regulations foundin the Land Management
Code. The striping on the map in this classification indicates where
development is expected to be clustered unless the developer of the
property demaonstrates that another focation can minirnize fiscal or
environmental impacis on the community. Estate areas are generally
defined on the basis of topography or geological/geophysical
considerations. Typically, designations include slopes over 25%.

Areas where development is discouraged but not precluded, typically
because of steep slopes exceeding 35% grade. Development will be
carefully evaluated in order to minimize adverse impacts. Inncvative
concepts which solve problems normally associated with development
in steep areas will be considered. All areas of the Forest Estate area

are considered to be significant visual sources, and a proposed

hillside development will be carefully reviewed. Recreation amenities
such as ski facilities, equestrian activities and hiking trails are
encouraged.

This district is an interim land use designation given in expectation
that ultimately this area may be a logical location for residential
development, but at the present time, the continued preservation of
agricubtural use is desired. Individual annexations will be evaluated
on a case-by-case basis and the ability of Park City to serve these
areas will be considered in determining the appropriateness of
annexations. The actual development plans for these lands will be
reviewed to ensure that approvals are phased to occur with a complete
range of utilities and services. Master Planned Developments are
encouraged as a means of best fitting development to the

natural features of the terrain.

This district represents the community business center of Park City
with arange of goods and services intended to serve the full-time
resident population as well as visitors. Automobile circulation

and parking are prime considerations in the siting and orienting

of commercial uses in this district. However, once shoppers are

out of their automobiles, the goalis to provide a range of shopping
alternatives that do not require driving from place to place. To the
extent that non-retail dominated uses are approved in this area,
building scale reductions are desirable.

Alarge portion of the historic business area of Park City has been
named to the National Register of Historic Places. An important
goalinthis disirict is the preservation of the historical character of
Park City. Design review encourages preservation and restoration of
the original structures and construction of contemporary new
buildings which respectthe scale, thythim and materxials of the district.
Mixed use developments will be encouraged as a means of spurring
round-the-clock activity. Specialty shops, restaurants and nighttime
entertainment are expected in addition to hotels and offices.

Access to the cornmercial establishments will be primarily on foot
with parking designed in centralized locations around the district.
Vehicular and service functions are encouraged in Swede Alley,
Development fronting Main Street should not require vehicular access
that would preclude the elimination of vehicles from the street at
some future time,
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Range of

Maximum Typically
Gross Translates
Densities Into These
(Dwellings Zoning
Per Acre) Categories
3 new zone
1 unitper E
3acres
1 unit per new zone
40 acres County AG-1
Interim 1 unit/ AG-1
40 acres
Developed 3-5 RD
units/acre
RD-MPD
{Unspecified  Revised GC
Unspecified HCB

Policy
Changestobe
Considered in
Implementing

the Plan

Ordinance Change
Map Change

Map Change

Ordinance Change
Map Change

New Zone

Annexation/
Map Change

Ordinance Change
Map Change



Land Use
Designations

Historic
Transitional

Bervice
Commercial

OPENSPACE,
Community
Open Space

Significant
Skylines

Range of
Magimum Typically
Gross Translates
Densities Into These
- (Dwellings Zoning
Description of Purpose Per Acre) Categories

This area is designed to provide a gradualtransition between the 23 HTOand
Historic Commercial area and the surrounding Historic Residential (including new zone
Districi. The vertical relief of the natural terrain or stiict controls on Coemimercial

commercial orientation and activities will permit commercial uses o eguivaleni)

crient inward so that the commercial impacts on adjacentresidences

will be avoided. Residential uses or intensely landscaped areas

will be required on grade with surrounding residential districts.

This district is intended to allow a range of service commercial and Unspecifiad Li
indusirial uses imited by performance standards that seek to regulate

on the basis of the impacts of activities, rather than by strict

Iimitations on uses. This districtis established in recognition of

the need for varicus service and industrial uses to serve the community

and an understanding that such uses rnay be potentially unsightly. The

need to screen such uses and {o minimize exiernal impacts from them

will be the primary determinant in considering uses in this district.

Where developmenit is located along highways, major landscaped
setbacks will be reguired as well as an overall site plan designedio
minimize both the visual aspects of parking and accass poinis which
would detract from the smooth function and visual character of the
highway. Retail and residential uses wili not be permitied. Uses

such as light mamizfacturing, fabrication and office and research
parks, that will broaden Park City's econormnic base and provide year-
round employment, are encouraged.

Areas designated for benefit by signficant segments of the Recreational ROS
community. Generally these sites are in public ownership orare {Ise Only

protected by private agreements which preclude intense development

This classification includes sites recognized for parks and recreation

use by the Parks Master Plan, school playiields and private open space

required as a condition of project approval. Pedestrian, bicycle,

equestrian and handicapped access to these sites is an important

consideration In their designation and develcpment.

Areds that are considerad visually significant because of high ROS
visibility from frequently traveled roads. In order o maintain the

- natural character of undisturbed ridgelines, structures shall not be

Frontage
Protection Zona

permitted which break the skyline on designaied ridges as viewed
from specified vantage points on the valley floors.

Areas designed elong major road corridors where substantial
building and developmeni setbacks are considerad appropriate (o
preserve the natural character existing at the entryways to the
community. Various programs will be developed to preserve the open
and developed character of these lands and when acquired by Park
City or other public bodies, they shall be managed toward this
objective. In these areas, any change to existing vagetation

or terrain within the designated setbacks other than visual
enhancement by additional landscaping will not be permitted.

Adopted by City Council Resolution August 15, 1985.
Prepared by Park City Planning Department.
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Map Change

Identify important
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onmap

Delineate on rnap
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