
Planning Commission 
Staff Report 

 
Subject: Woodside Park Affordable Housing 

Project Phase I 
Project #:  PL-17-03454 
Author:  Hannah M. Tyler 
Date:   August 23, 2017 
Type of Item: Administrative – Master Planned Development  
 
Summary Recommendations 
Staff recommends that the Planning Commission review the submitted Master Planned 
Development, hold a public hearing, consider approving the application.     
 
Description 
Applicant:  Park City Municipal Corporation, Represented by Craig Elliot 

of Elliot Work Group 
Location: 1333 Park Avenue, 1353 Park Avenue, and 1364 Woodside 

Avenue 
Zoning District:  Historic Residential-Medium Density (HR-M) Zoning District 
Adjacent Land Uses: Single-Family, Multi-Family, Municipal Uses 
Reason for Review: Master Planned Development Applications are reviewed and 

approved by the Planning Commission 
 
Proposal 
Under City Council direction, the Master Planned Development (MPD) application was 
submitted on January 26, 2017 for the Woodside Park Affordable Housing Project 
Phase I.  The proposed site location consists of 1333 Park Avenue (“Significant” Single-
Family Dwelling), 1353 Park Avenue (the former Park Avenue Fire Station parcel), and 
1364 Woodside Avenue (vacant lot).  The MPD application proposal is described as 
follows: 

 Phase I of the Woodside Park Affordable Housing Project will consist of 10.68 
Unit Equivalents to be located between Woodside Avenue and Park Avenue.  
The scope will include: 

o Demolition of the former Park Avenue Fire Station 
o Four (4) Single-Family Dwellings 
o An eight-unit (8-unit) Multi-Unit Dwelling 
o A Thirteen-car (13-car) Parking Lot 
o An Access Easement running east-west. 

 
This project has triggered the following additional applications that require Planning 
Commission review (these applications can be found in separate staff reports in this 
Planning Commission meeting packet): 
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Application Matrix 1: Planning Commission Review. 

Project #: Application Type: Address: Description: 

PL-17-03439 Plat Amendment 1333 Park Avenue, 1353 Park 
Avenue, and 1364 Woodside 
Avenue 

Woodside Park Phase I 
Subdivision creating a 3-
Lot subdivision. 

PL-17-03452 Conditional Use 
Permit (Parking 
Lot) 

1364 Woodside Avenue 13-car Parking Lot. 

PL-17-03453 Conditional Use 
Permit (Multi-Unit 
Dwelling) 

1353 Park Avenue (actual 
building to be located at 1354 
Woodside Avenue) 

8-unit Multi-Unit Dwelling. 

 
The Woodside Park Affordable Housing Project Phase I triggered the following Historic 
District Design Review (HDDR) applications currently being reviewed by the Planning 
Staff. These applications  do not require Planning Commission review: 

 
Application Matrix 2: HDDR applications.  

Project #: Application 
Type: 

Address: Description: Status: 

PL-16-03376 HDDR 1353 Park 
Avenue (1323 
Woodside 
Avenue) 

Reconstruction/relocation of a 
Historic Single-Family Dwelling to 
a vacant lot. 

Historic 
Preservation 
Board: 
Approved 
 
Staff: 
Approved 

PL-16-03377 HDDR 1334 Woodside 
Avenue 

Construction of a Non-historic 
Single-Family Dwelling. 

Staff: 
Under 
Review 

PL-16-03378 HDDR 1333 Park 
Avenue 

Rehabilitation of Historic Single-
Family Dwelling. 

Historic 
Preservation 
Board: 
Approved 
 
Staff: 
Approved 

PL-17-03451 HDDR 1353 Park 
Avenue, 1354 
Woodside 
Avenue, and 
1364 Woodside 
Avenue 

Non-historic Single-Family 
Dwelling (1353 Park Avenue), non-
historic 8-unit Multi-Unit Dwelling 
(1354 Woodside Avenue), and 
Carport (1364 Woodside Avenue) 
on vacant lots. 

Staff: 
Under 
Review 
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Background 
During a Work Session on August 25, 2016, City Council provided the Lower Park 
Avenue Affordable Housing Project Team (Elliot Workgroup, Economic Development, 
Housing, Planning, and Community Development) with direction to pursue a preferred 
concept for affordable housing on the former Park Avenue Fire Station Parcel (Staff 
Report – page 4, Minutes – Page 1).  This project would be known as the Woodside 
Park Affordable Housing Project Phase I. On September 20th, 2016, the Project Team 
held a Public Open House to gather public input on City Council’s preferred concept.   
 
With public input gathered, the Project Team returned to City Council on October 20, 
2016 with an updated preferred concept based on the community engagement and 
August 25th Council comments.  At the October 20th, 2016 meeting, Council provided 
affirmative direction to pursue the preferred concept, as amended, and begin the Land 
Use process (Staff Report – Page 4, Minutes – Page 2).   
 
Over the next few months, the Project Team met weekly to develop the required Land 
Use application submittals and conduct further LMC pre-reviews with Planning 
Department staff as required by the Land Management Code 15-6-4.  There are eight 
(8) applications total for the entire scope of Phase I.   
 
On January 26, 2017 Elliot Workgroup submitted the MPD application as the 
representative for Park City Municipal Corporation.   The application was deemed 
complete on March 2, 2017 after staff worked with the applicant on the requirements for 
the submittal.  The additional applications required for the Woodside Park Affordable 
Housing Project Phase I are listed in Application Matrices 1 and 2 on page 2 of this staff 
report.    
 
On March 1, 2017, the Historic Preservation Board (HPB) reviewed the Historic District 
Design Review (HDDR) application and approved the Material Deconstruction and 
Relocation of the “Significant” Single-Family Dwelling at 1323 Woodside Avenue to 
1353 Park Avenue (Staff Report, page 53 – Minutes, page 9).  The HPB also reviewed 
the HDDR application and approved the Material Deconstruction of the “Significant” 
Single-Family Dwelling located at 1333 Park Avenue (Staff Report, page 1 [157] – 
Minutes, page 23).     
 
The remaining HDDR applications are under review by Planning Staff pending 
additional modifications and/or reviews by Planning Commission for the Conditional Use 
Permits.   
 
The Planning Commission reviewed and continued this Master Planned Development 
application during a Work Session on July 12th, 2017 (Staff Report, page 59 – Minutes, 
in this meeting packet in Draft form in the July 26th Agenda Packet – page 3).  The 
Planning Commission opened a public hearing and continued the application on July 
26th, 2017 – there was no discussion conducted by the Planning Commission on July 
26th, 2017.   
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At the July 12th, 2017 Work Session, the Planning Commission reviewed the entire 
scope of the project and discussed specific items with the applicant.  The specific 
discussion items included, but were not limited to: 

 Snow storage 

 Area context on a neighborhood scale 

 Parking Requirements based on unit type 

 Solar panel glare 

 Other examples of similar Affordable Housing projects 

 Sound mitigation between units of the Multi-Unit Dwelling 

 Ownership of units within the Multi-Unit Dwelling 
 

The applicant provided the following additional submittals to address the Planning 
Commission’s comments.  The additional submittal items are included in the following 
Exhibits: 

 Exhibit I: Conceptual Drawings – Woodside Park Affordable Housing Project 
Phase II 

 Exhibit J: Solar Panel Glare Analysis and Response 

 Exhibit K: Multi-Unit Dwelling Sound Mitigation Analysis 

 Exhibit L: Parking Space Allocation Response 

 Exhibit M: Similar Affordable Housing Projects Response  

 Exhibit N: Multi-Unit Dwelling Ownership Response 
 
Staff has addressed the Planning Commission’s comments based on the additional 
applicant submittals and provided supplementary analysis in the following sections of 
this staff report: 

 E. Off Street Parking 

 G. Site Planning 
 
On August 17, 2017, City Council adopted a proposed Ordinance amending LMC 15-6 
Master Planned Developments.  The LMC Amendments changed the MPD Applicability 
in the HRM Zoning District to allow MPDs that are below the required threshold for 
standard MPDs.  In addition, the setbacks for MPDs on parcels greater than one (1) 
acre were to be determined by Planning Commission.  The proposed MPD complies 
with both of these LMC Amendments. 
 
Analysis 
The purpose of the Master Planned Development application public meeting is to have 
the applicant present their application proposal and give the public and Planning 
Commission an opportunity to evaluate the proposal in accordance with the applicable 
code criteria.  LMC § 15-6-5 indicates that all Master Planned Developments are to 
contain the following minimum requirements: 

 
A. Density. The type of Development, number of units and Density permitted on a 

given Site will be determined as a result of a Site Suitability Analysis and shall 
not exceed the maximum Density in the zone, except as otherwise provided in 
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this section.  The Site shall be looked at in its entirety and the Density located in 
the most appropriate locations.  
 
Complies. Per LMC 15-6-2(B)(3)(A), the Master Planned Development process is 
allowed, but is not required in the Historic Residential-Medium (HRM) Density 
Zoning District for Residential Development projects with fewer than ten (10) 
Lots, or fewer than ten (10) Residential Unit Equivalents.  The proposed MPD 
consists of 5.25 Residential Unit Equivalents.     
 
The proposed Density of the MPD does not exceed the maximum Density in the 
zone.  The Density in the HRM Zone is determined by lot size.  The applicant has 
submitted a Site Suitability Analysis (Sheet MPD-006 in Exhibit A) identifying the 
potential building envelopes of a development on this site.   
 
The site, looked at in its entirety has the density located in the most appropriate 
locations, to with the configuration of the Single-Family Dwellings takes careful 
consideration for the Historic District and the surrounding Historic Sites, 
specifically on Park Avenue.  The Single-Family Dwelling, Multi-Unit Dwelling and 
Parking Lot locations on Woodside Avenue are consistent with the development 
patterns of the streetscape and bordering Recreation Commercial (RC) Zoning 
District.   
 
The proposed development includes the following: 

 Four (4) Single-Family Dwellings 

 An eight-unit (8-unit) Multi-Unit Dwelling 

 A Thirteen-car (13-car) Parking Lot 
 

B. Maximum Allowed Building Footprint for Master Planned Developments 
within the HR-1 and HR-2 Districts. 

 
Not applicable.  The site is not located in the HR-1 or HR-2 District.  The 
proposed MPD is located in the HRM Zoning District.  The HRM zoning district 
does not have a maximum building footprint.  Rather the development simply has 
to meet the required setbacks.   
 

C. Setbacks.   
1. The minimum Setback around the exterior boundary of an MPD shall be 

twenty five feet (25') for Parcels greater than one (1) acre or larger in size. 
The Planning Commission may decrease the required perimeter Setback 
from twenty five feet (25') for MPD applications one (1) acre or larger to the 
zone required Setback if it is necessary to provide desired architectural 
interest and variation.  

2. For parcels less than one (1) acre in size and located inside the HRM, HR-1, 
HR-2, HR-L, HRC, and HCB, Districts, the minimum Setback around the 
exterior boundary of an MPD shall be determined by the Planning 
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Commission in order to remain consistent with the contextual streetscape of 
adjacent Structures.  

3. For parcels less than one (1) acre in size and located outside of the HRM, 
HR-1, HR-2, HR-L, HRC, and HCB, the minimum Setback around the exterior 
boundary of an MPD shall be determined by the Planning Commission and 
shall be no less than the zone required Setback.  

4. In all MPDs, for either the perimeter setbacks or the setbacks within the 
project, the Planning Commission may increase Setbacks to retain existing 
Significant Vegetation or natural features or to create an adequate buffer to 
adjacent Uses, or to meet historic Compatibility requirements.  

5. The Planning Commission may reduce Setbacks within the project boundary, 
but not perimeter Setbacks, from those otherwise required in the zone to 
match an abutting zone Setback, provided the project meets minimum 
Uniform Building Code and Fire Code requirements, does not increase project 
Density, maintains the general character of the surrounding neighborhood in 
terms of mass, scale and spacing between houses, and meets open space 
criteria set forth in Section 15-6-5(D).   

 
Complies, pending Planning Commission approval of requested Setbacks.  Per 
LMC 15-6-5(C)(2), for parcels less than one (1) acre in size and located inside 
the HRM, HR-1, HR-2, HR-L, HRC, and HCB, Districts, the minimum Setback 
around the exterior boundary of an MPD shall be determined by the Planning 
Commission in order to remain consistent with the contextual streetscape of 
adjacent Structures. 

 
The applicant is requesting Front Yard setbacks for the two (2) Single-Family 
Dwellings located on Lot 1 abutting Park Avenue (1343 Park Avenue and 1353 
Park Avenue) at 10 feet. The two (2) Single-Family Dwellings on Lot 1 are 
proposing the 10 foot minimum rather than the Zone required15 foot minimum 
Front Yard Setback which staff finds is consistent with many of the existing 
single-family dwellings on Park Avenue (including the neighboring “Significant” 
Single-Family Dwelling located at 1359 Park Avenue).  The two (2) Single-Family 
Dwellings will actually maintain a minimum of 11 feet for the Front Yard Setback 
(see Figure 1). 
 
Per LMC 15-2.4-4 Lot and Site Requirements in the HRM Zoning District, if the 
Lot depth is 75 feet or less, then the minimum Front Yard 10 feet.  The Lot depth 
for Lot 1 of the Woodside Park Subdivision Phase I is 150 feet.  The depth of Lot 
1 is 150 feet because the area of Lot 1 will become a future Condominium Plat 
consisting of the two (2) single-family dwellings, 13-car Parking Lot, and the 
Multi-Unit Dwelling (A Condominium Plat application will be submitted at a later 
date).  The additional Lot depth created the 15 foot Front Yard depth rather than 
the typical 10 foot Front Yard Setback which is characteristic of many Single-
Family Dwellings on Park Avenue within the HRM Zone.  75 feet is the Lot depth 
for both 1359 Park Avenue and 1333 Park Avenue.  Staff finds that this Front 

Packet Pg. 337

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-6_Master_Planned_Developments
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-2.4-4_Lot_And_Site_Requirements


Yard Setback will maintain the historic rhythm and scale and setback orientations 
of the Historic District.   
 
The two (2) Single-Family Dwellings (1343 Park Avenue and 1353 Park Avenue) 
will comply with all other applicable Setbacks, will comply with the minimum 
Uniform Building Code and Fire Code requirements, does not increase project 
Density, maintains the general character of the surrounding neighborhood in 
terms of mass, scale and spacing between houses, and meets open space 
criteria set forth in Section 15-6-5(D).  No additional density is achieved by the 
decreased setback and all other requirements will still be met.   

 

Figure 1: Proposed Setbaks for the two (2) Single-Family Dwellings located at 1343 

Park Avenue and 1353 Park Avenue.   

Packet Pg. 338



Setback for the Parking Area 
Planning Commission Discussion Requested 
In addition, the applicant is proposing a Front Yard Setback for Parking Space 13 of 
the Parking Lot abutting Woodside Avenue on Lot 1 of 12 feet 8 inches.  The 
minimum Front Yard Setback for a Parking Lot is 15 feet in the HR-M Zoning District.  
The remainder of the Parking Lot will comply with all applicable Setbacks.  Parking 
Space 13 encroaches into the Front Yard Setback by a maximum of approximately 2 
feet 4 inches.  In total, approximately 42 square feet of Parking Space 13 
encroaches into the Front Yard Setback which is approximately 25% of the entire 
Parking Space.   
 
The Parking Requirement for the entire project requires that the Parking Lot provide 
12 Parking Spaces (for complete Parking Analysis, please reference section E. Off-
Street Parking); therefore Parking Space 13 is not required to fulfill a Parking 
Requirement.  Staff finds that Parking Space 13 is properly shielded from the 
streetscape and will not have any negative impacts to the Historic District as the 
Carport will comply with the zone required Setbacks and no other portion of the 
Parking Lot will require a lesser setback.  In addition, Parking Space 13 will allow for 
one (1) additional car to park off-street rather than on the street. 
 
The setback will not result in greater project density and will be properly 
buffered/visually mitigated through vegetative and fenced screening that is 
compatible with the Design Guidelines for Historic Districts and Historic Sites (see 
sheet MPD-L200 for the Landscape Plan). The Setback for Parking Space 13 will 
result in an additional Parking Space for the project, which the project team is 
contemplating potential uses as electric car charging station, car-share, and other 
uses that are compatible with goals set forth in the General Plan (for a complete 
General Plan analysis, please reference N. General Plan Review). 
 
Figure 2a: Parking Lot – context and subject area identification. 
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Figure 2b: Parking Lot Setback for Parking Space 13. 

Figure 3: The applicable Land Management Code (LMC) Setbacks and compliance 
in the HRM District: 
 

Required: Proposed: Permitted: 

Lot 1  Lot 2  Lot 3 

Front Yard 
Setbacks 
by Use – 
feet (ft.) 
 
 
 
Front Yard 
Setbacks 
by Use – 
feet 
(ft.)/inches 
(in.) 

Single-Family 
Dwellings (Park 
Avenue) 11 ft. 
 
Multi-Unit 
Dwelling 
(Woodside 
Avenue) 20 ft. 
 
Parking Lot 
(Woodside 
Avenue) 15 ft. – 
12 ft. 8 in. 
(south to north) 

Single-
Family 
Dwelling 
(Park 
Avenue) 25 
ft. 

Single-Family 
Dwelling 
(Woodside 
Avenue) 11 ft. 

Single-Family 15 ft. 
or  if the Lot depth is 
75 ft. or less, then 
the minimum Front 
Yard 10 ft. complies 
pending MPD 
approval 
 
Multi-Family 
Dwelling 20 ft.; 
complies 
 
Parking Lot 15 ft. – 
12 ft. 8 in.; complies 
pending MPD 
approval 

Rear Yard 
Setbacks 
– feet (ft.) 

Parking Lot 
(Woodside 
Avenue) 10 ft. 

Single-
Family 
Dwelling 
(Park 

Single-Family 
Dwelling 
(Woodside 
Avenue) 10 ft 

Single-Family 10 ft.; 
complies 
 
Parking Lot 10 ft.; 
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Avenue) 10 
ft. 

complies 

Side Yard 
Setbacks– 
feet (ft.) 

Single-Family 
Dwellings (Park 
Avenue) 5 ft. 
(north) and 19 
ft. (north) 
 
Multi-Unit 
Dwelling 
(Woodside 
Avenue) 18 ft. 
 
Parking Lot 
(Woodside 
Avenue) 10 ft. 

Single-
Family 
Dwelling 
(Park 
Avenue) 5 
ft. (south 
and north) 

Single-Family 
Dwelling 
(Woodside 
Avenue) ) 5 ft. 
(south and 
north) 

Single-Family 5 ft.; 
complies 
 
Multi-Family 
Dwelling 10 ft.; 
complies 
 
Parking Lot 10 ft. 
complies 

 
D. Open Space.  All Master Planned Developments shall contain a minimum of 

sixty percent (60%) open space as defined in LMC Chapter 15-15. 
 

For Applications proposing the redevelopment of existing Developments, the 
Planning Commission may reduce the required open space to thirty percent 
(30%) in exchange for project enhancements in excess of those otherwise 
required by the Land Management Code that may directly advance policies 
reflected in the applicable General Plan sections or more specific Area plans. 
Such project enhancements may include, but are not limited to, Affordable 
Housing, greater landscaping buffers along public ways and public/private 
pedestrian Areas that provide a public benefit, increased landscape material 
sizes, public transit improvement, public pedestrian plazas, pedestrian way/trail 
linkages, Public Art, and rehabilitation of Historic Structures. 
 
The Planning Commission shall determine if the proposal complies with the Open 
Space requirement. The proposed MPD is in the HR-M zone and is considered a 
redevelopment of existing Development; therefore, the Planning Commission 
may reduce the required open space to 30% in exchange for project 
enhancements.  The proposed MPD area is a total of 26,940 square feet.  The 
applicant is proposing 52.41% Open Space which equates to 14,119 square feet.  
 
Staff finds that this project provides ample project enhancements, including but 
not limited to: 

 Eleven (11) deed restricted Affordable Housing units. 

 A Public Access Easement running east-west which will link the City Park 
and Park Avenue bus stops to Woodside Avenue, eventually creating a 
pedestrian thoroughfare to Park City Mountain Resort after Phase II is 
completed.   
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 The reconstruction of a Historic Structure (1353 Park Avenue) and the 
rehabilitation of an existing Historic Structure (1333 Park Avenue).   

 Common landscaping areas for use by the property owners within the 
Woodside Park Phase I.    

 An additional Parking Space Spaces (for complete Parking Analysis, 
please reference section E. Off-Street Parking) in the 13-car Parking Lot 
which may result in potential uses as electric car charging station, car-
share, and other uses that are compatible with goals set forth in the 
General Plan (ex. Goal 5 - Environmental Mitigation objectives and 
implementation strategies). 

 
E. Off-Street Parking.  The number of Off-Street Parking Spaces in each Master 

Planned Development shall not be less than the requirements of this code, 
except that the Planning Commission may increase or decrease the required 
number of Off-Street Parking Spaces based upon a parking analysis submitted 
by the Applicant at the time of MPD submittal.  
 
Complies.  The total required Parking Spaces of the entire project is 13.5 (14 
when rounded to the next whole number) Parking Spaces.  The total number of 
Parking Spaces provided by the project is 15 Parking Spaces.  As can be seen in 
Figure 3, the proposed MPD is providing one (1) additional Parking Space in 
excess of what is required by the Land Management Code.  The following bullet 
points outline the Parking Requirement and location of Parking for each use:   

 The two (2) Historic Single-Family Dwellings located on Park Avenue 
(1333 Park Avenue and 1353 Park Avenue) do not have a Parking 
Requirement per LMC 15-2.4-6 Existing Historic Structures; therefore, no 
parking is provided for these structures.   

 The non-Historic Single-Family Dwelling located at 1334 Woodside 
Avenue has a single-car garage and driveway providing the required two 
(2) parking spaces on its own site.  

 The remaining Multi-Family Dwelling (1354 Woodside Avenue) and non-
historic Single-Family Dwelling (1343 Park Avenue) combine for a total of 
11.5 (12 when rounded to next higher whole number) Parking Spaces 
required which will be provided in the 13-car Parking Lot.  One (1) of the 
Parking Spaces is ADA compliant for van accessibility in accordance with 
the ADA requirements.    

 Per LMC 15-3-9 Bicycle Parking Requirements, the Multi-Unit Dwelling 
must provide at least three (3) bicycle Parking Spaces or ten percent 
(10%) of the required off-Street Parking Spaces, whichever is greater, for 
the temporary storage of bicycles.  The applicant is proposing to provide 
five (5) Bicycle Parking Spaces. 

 
In total, the Parking Lot provides an extra one (1) Parking Space, which as stated 
previously will likely facilitate potential uses such as electric car charging station, 
car-share, and other uses that are compatible with goals set forth in the General 
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Plan (ex. Goal 5 - Environmental Mitigation objectives and implementation 
strategies). 
 
Based on the Planning Commission’s July 12th, 2017 Work Session, staff has 
provided supplementary analysis/information below in response to the applicant’s 
additional submittal:  

 The Parking Space allocation within the Parking Area will be managed 
through the CC&Rs.  See Exhibit L: Parking Space Allocation Response 
provided by the applicant. Staff has added Condition of Approval #5 which 
states Parking Space Allocation within the Parking Area shall be 
established as a part of the CC&Rs. 

 The Parking Requirements are established by unit type and size.  The 
applicant is compliant with the required Parking Requirement as indicated 
in Figure 4 below.   
 

Figure 4: Parking Requirement Analysis, provided by Elliot Workgroup, see sheet 
MPD-004. 

 
 
F. Building Height.  The Building Height requirements of the Zoning Districts in 

which an MPD is located shall apply except that the Planning Commission may 
consider an increase in Building Height based upon a Site specific analysis and 
determination. Height exceptions will not be granted for Master Planned 
Developments within the HR-1, HR-2, HRC, and HCB Zoning Districts.  The 
Applicant will be required to request a Site specific determination and shall bear 
the burden of proof to the Planning Commission that the necessary findings can 
be made.   
 
Complies.  The proposed MPD complies with the Building Height requirements 
for the HRM Zoning District.  No Height exception is requested.   
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G. Site Planning.  An MPD shall be designed to take into consideration the 
characteristics of the Site upon which it is proposed to be placed.  The project 
should be designed to fit the Site, not the Site modified to fit the project.  The 
following shall be addressed in the Site planning for an MPD: 

1. Units should be clustered on the most developable and least visually 
sensitive portions of the Site with common open space separating the 
clusters.  The open space corridors should be designed so that existing 
Significant Vegetation can be maintained on the Site. 

2. Projects shall be designed to minimize Grading and the need for large 
retaining Structures. 

3. Roads, utility lines, and Buildings should be designed to work with the 
Existing Grade.  Cuts and fills should be minimized. 

4. Existing trails should be incorporated into the open space elements of the 
project and should be maintained in their existing location whenever 
possible.  Trail easements for existing trails may be required.   
Construction of new trails will be required consistent with the Park City 
Trails Master Plan. 

5. Adequate internal vehicular and pedestrian/bicycle circulation should be 
provided.  Pedestrian/ bicycle circulations shall be separated from 
vehicular circulation and may serve to provide residents the opportunity to 
travel safely from an individual unit to another unit and to the boundaries 
of the Property or public trail system.  Private internal Streets may be 
considered for Condominium projects if they meet the minimum 
emergency and safety requirements. 

6. The Site plan shall include adequate Areas for snow removal and snow 
storage.  The landscape plan shall allow for snow storage Areas.  
Structures shall be set back from any hard surfaces so as to provide 
adequate Areas to remove and store snow.  The assumption is that snow 
should be able to be stored on Site and not removed to an Off-Site 
location. 

7. It is important to plan for trash storage and collection and recycling 
facilities.  The Site plan shall include adequate Areas for trash dumpsters 
and recycling containers, including an adequate circulation area for pick-
up vehicles.  These facilities shall be enclosed and shall be included on 
the site and landscape plans for the Project.   Pedestrian Access shall be 
provided to the refuse/recycling facilities from within the MPD for the 
convenience of residents and guests.  […] 

8. The Site planning for an MPD should include transportation amenities 
including drop-off Areas for van and shuttle service, and a bus stop, if 
applicable. 

9. Service and delivery Access and loading/unloading Areas must be 
included in the Site plan.  The service and delivery should be kept 
separate from pedestrian Areas. 

 
Complies.  Below, Staff has provided analysis for the each applicable criterion 
listed above: 
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1. The units are sited in such a way that is compatible with other residential 
structures in the Historic District, specifically respecting the Historic rhythm 
and scale of the streetscape on both Woodside Avenue and Park Avenue.   

2. Due to the relatively flat topography, very little retaining will be necessary.  
All retaining walls on site are no higher than 4 feet in total height.  All 
retaining walls will be stacked stone consistent with those found in the 
Historic District.   

3. Roads, utility lines, and Buildings are designed to work with the Existing 
Grade.  Cuts and fills are minimized. 

4. Not applicable.  No Trails exist on site nor are proposed. 
5. The project scope includes an Access Easement running east-west which 

will link the City Park and Park Avenue bus stops to Woodside Avenue, 
eventually creating a pedestrian thoroughfare to Park City Mountain 
Resort after Phase II is completed.  This access easement will provide an 
important link to future development and improve existing 
pedestrian/bicycle circulation in the Lower Park Avenue core. Sidewalks 
external and internal to the site provide pedestrian connectivity. 

6. The architect has provided snow storage areas in accordance with the 
requirements of the LMC for the Access Easement, internal sidewalks, 
and Parking Lot.  Specific square footage calculations have been provided 
on sheet MPD-004 where required by the LMC.   

7. An enclosed trash and recycling structure has been provided on site which 
included a total of 12 cans (6 Recycling and 6 Trash).   

8. Not applicable, there is already a bus stop on Park Avenue.  An ADA 
compliant Parking Space has been provided in the Parking Lot which will 
facilitate van/shuttle drop-off for ADA uses. 

9. Not applicable, there are no commercial uses proposed as a part of the 
MPD application which would require service and delivery access.   

 
Based on the Planning Commission’s July 12th, 2017 Work Session, staff has 
provided supplementary analysis/information below in response to the applicant’s 
additional submittal:  

 The applicant has provided a site plan and a rendering articulating the 
snow storage locations.  The applicant also provided a snow shed 
accumulation analysis. Staff finds that the applicant’s snow storage 
locations are compliant with the minimum requirements the LMC.  The 
snow shedding is compliant with the requirements of the International 
Building Code (IBC).These sheets can be found in Exhibit A: Woodside 
Park Affordable Housing Project Phase I Plans: 

o Sheet MPD-004 Proposed Site Plan 
o Sheet MPD-015 Site Section Analysis  

 The applicant has provided a supplemental submittal addressing area 
context on a neighborhood scale which has been included in Exhibit I: 
Conceptual Drawings – Woodside Park Affordable Housing Project Phase 
II.  The submitted conceptual drawings for Phase II were reviewed by City 
Council on December 1, 2016 in a Work Session.  At the City Council 

Packet Pg. 345



meeting on December 1, 2016, City Council gave positive feedback to 
pursue the preferred concept and return at a later date. 

 The applicant has provided a supplementary submittal addressing 
concerns regarding potential solar glare from the solar panels proposed 
on top of the carport structure.  The architect has provided a response in 
Exhibit J: Solar Panel Glare Analysis and Response.  Staff finds that the 
applicant has provided sufficient analysis addressing the potential solar 
glare and the technologies behind current solar panels.   

 The applicant has submitted Exhibit K: Multi-Unit Dwelling Sound 
Mitigation Analysis to address concerns regarding sound emission 
between the units of the Multi-Unit Dwelling.  The architect has provided 
analysis of the building methods in response to the Planning 
Commission’s comments.  The architect is proposing to exceed the 
minimum sound mitigation requirements.   

 
H. Landscape and Street Scape.  A complete landscape plan must be submitted 

with the MPD application. The landscape plan shall comply with all criteria and 
requirements of LMC Section 15-5-5(M) Landscaping.   
 
Complies. A landscape plan has been submitted, see sheet MPD-L200.  The 
applicant is proposing landscape buffering for the Parking Lot and landscaping 
throughout the remainder of the project that is consistent with that found in the 
Historic District, including, but not limited to, grass, drought tolerant grasses, 
deciduous trees, shrubs, and other alpine perennials. 
 

I. Sensitive Lands Compliance.  All MPD Applications containing any Area within 
the Sensitive Areas Overlay Zone will be required to conduct a Sensitive Lands 
Analysis and conform to the Sensitive Lands Provisions, as described in LMC 
Section 15-2.21. 
 
Not Applicable. The site is not located within the Sensitive Lands Overly District.   

 
J. Employee/Affordable Housing.  MPD Applications shall include a housing 

mitigation plan which must address employee Affordable Housing as required by 
the adopted housing resolution in effect at the time of Application. 
 
Not applicable.  Eleven (11) of the twelve (12) proposed units are designated as 
Affordable Housing and will be deed restricted as such.  The Affordability has 
been established by Resolution 03-2017, specifically in Section 17 (B) Rental 
Units and (C) For Sale Units.  This project will comply with the above Sections of 
Resolution 03-2017 and definitions of Affordable.   

 
K. Child Care.  A Site designated and planned for a Child Care Center may be 

required for all new single and multi-family housing projects if the Planning 
Commission determines that the project will create additional demands for Child 
Care. 
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Complies.  Staff does not find that this project shall trigger the requirement for a 
Child Care Center as the scale of this project is less than the allowed Zone 
Density.  In addition, the Park City Library has Child Care which is located within 
walking distance and there is significant open space within the vicinity and on the 
proposed project site (City Park, Library Park, etc.).  
 

L. Mine Hazards.  All MPD applications shall include a map and list of all known 
Physical Mine Hazards on the property and a mine hazard mitigation plan. 

 
Not Applicable.  There are no known Physical Mine Hazards on the property.     

 
M. Historic Mine Waste Mitigation.  For known historic mine waste located on the 

property, a soil remediation mitigation plan must be prepared indicating areas of 
hazardous soils and proposed methods of remediation and/or removal subject to 
the Park City Soils Boundary Ordinance requirements and regulations. See Title 
Eleven Chapter Fifteen of the Park City Municipal Code for additional 
requirements. 
 
Not Applicable.  There are no known Physical Mine Hazards on the property.   
The site is within the Soils Ordinance Boundary and the site will have to meet the 
Soils Ordinance which is standard for all Development and is Condition of 
Approval #5 of the Plat Amendment.    

 
N. General Plan Review.  All MPD applications shall be reviewed for consistency 

with the goals and objectives of the Park City General Plan; however such review 
for consistency shall not alone be binding. 
 
Complies.  Staff finds that the proposed MPD fulfills the following Goals, 
Objectives, and/or Implantation Strategies of the General Plan:  

 Goal 3: Park City will encourage alternative modes of transportation on a 
regional and local scale to maintain our small town character, page 42. 

o Objective 3A, page 43. 
o Community Planning Strategies 3.1, 3.2, 3.3, 3.4, 3.5, page 44. 
o City Implementation Strategies 3.7, 3.11, 3.12, 3.15, page 45. 

 Goal 5: Environmental Mitigation: Park City will be a leader in energy 
efficiency and conservation of natural resources reducing greenhouse gas 
emissions by at least 15% below 2005 levels in 2020, page 56. 

o Objectives 5A, 5B, 5C, page 57. 
o Community Planning Strategies 5.1, 5.2, 5.6, 5.8, page 58. 
o City Implementation Strategies 5.15, 5.17, 5.20, 5.24, page 59. 

 Goal 7: Life Cycle Housing: Create a diversity of primary housing 
opportunities to address the changing needs of residents, page 70. 

o Objectives 7A, 7B, page 71. 
o Community Planning Objectives 7.1, 7.1.3, page 72. 
o City Implementation Strategies 7.7, page 73. 
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 Goal 8: Workforce Housing: Increase affordable housing opportunities and 
associated services for the workforce of Park City, page 74. 

o Objectives 8A, 8B, 8C, page 74. 
o Community Planning Strategies 8.1, 8.2, 8.8, page 76. 
o City Implementation Strategies 8.11, 8.15, 8.17, page 77. 

 Goal 15: Preserve the integrity, mass, scale, compatibility and historic 
fabric of the nationally and locally designated historic resources and 
districts for future generations, page 106.   

o Objectives 15A, 15B, 15E, page 107. 
o Community Planning Strategy 15.7, page 108. 
o City Implementation Strategies 15.16, page 109.  

 
O. Historic Sites. All MPD Applications shall include a map and inventory of 

Historic Structures and Sites on the Property and a Historic Structures Report, as 
further described on the MPD application. The Historic Structures Report shall be 
prepared by a Qualified Historic Preservation Professional. 

 
Complies.  The applicant submitted a Historic Preservation Plan and Physical 
Conditions Report for the Historic Single-Family Dwellings located at 1333 Park 
Avenue and 1353 Park Avenue (Exhibits C-H).  1333 Park Avenue will be 
rehabilitated and 1353 Park Avenue will be relocated from 1323 Woodside 
Avenue and reconstructed at the new site.  As a part of the Plat Amendment 
application, Condition of Approval #4 requires that both structures (1333 Park 
Avenue and 1353 Park Avenue) shall have Façade Preservation Easements 
placed on them prior to sale to a new property owner.  Both structures are 
already listed as “Significant” on Park City’s Historic Sites Inventory (HSI)– 1333 
Park Avenue HSI Form – 1353 Park Avenue HSI Form. 

 
Notice 
On June 28th, 2017, July 12th, 2016, August 9th, 2017 the property was posted and 
notice was mailed to property owners within 300 feet.  Legal notice was also published 
on the Utah Public Notice Website and Park Record on June 24th, 2017, July 8th, 2017, 
and August 5th, 2017 according to requirements of the Land Management Code.  
 
Public Input 
No public input has been received by the time of this report. 
 
Summary Recommendation 
Staff recommends that the Planning Commission review the submitted Master Planned 
Development, hold a public hearing, consider approving the application.     
 
Findings of Fact: 
1. The proposed site location consists of 1333 Park Avenue (“Significant” Single-Family 

Dwelling), 1353 Park Avenue (the former Park Avenue Fire Station parcel), and 
1364 Woodside Avenue (vacant lot) 

2. The site is known as the Woodside Park Affordable Housing Project Phase I. 
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3. Phase I of the Woodside Park Affordable Housing Project will consist of 10.68 Unit 
Equivalents to be located between Woodside Avenue and Park Avenue.  The scope 
will include: Demolition of the former Park Avenue Fire Station; Four (4) Single-
Family Dwellings; An eight-unit (8-unit) Multi-Unit Dwelling; A Thirteen-car (13-car) 
Parking Lot and An Access Easement running east-west. 

4. During a Work Session on August 25, 2016, City Council provided the Lower Park 
Avenue Affordable Housing Project Team (Elliot Workgroup, Economic 
Development, Housing, Planning, and Community Development) with direction to 
pursue a preferred concept for affordable housing on the former Park Avenue Fire 
Station Parcel. 

5. At the October 20th, 2016 meeting, City Council provided affirmative direction to 
pursue the preferred concept, as amended, and begin the Land Use process. 

6. The Project Team met weekly to develop the required Land Use application 
submittals and conduct further LMC pre-reviews with Planning Department staff as 
required by the Land Management Code 15-6-4.   

7. There are eight (8) applications total for the entire scope of Phase I.   
8. On January 26, 2017 Elliot Workgroup submitted the MPD application as the 

representative for Park City Municipal Corporation.   The application was deemed 
complete on March 2, 2017 after staff worked with the applicant on the requirements 
for the submittal. 

9. The Planning Commission reviewed and continued this Master Planned 
Development application during a Work Session on July 12th, 2017.  The Planning 
Commission held a public hearing and continued the Master Planned Development 
application on July 26th, 2017. 

10. On June 28th, 2017, July 12th, 2016, August 9th, 2017 the property was posted and 
notice was mailed to property owners within 300 feet.  Legal notice was also 
published on the Utah Public Notice Website and Park Record on June 24th, 2017, 
July 8th, 2017, and August 5th, 2017 according to requirements of the Land 
Management Code.  

11. At the July 12th, 2017 Work Session, the Planning Commission reviewed the entire 
scope of the project and discussed specific items with the applicant.  The specific 
discussion items included, but were not limited to Snow storage, Area context on a 
neighborhood scale, Parking Requirements based on unit type, Solar panel glare, 
Other examples of similar Affordable Housing projects, and Sound mitigation 
between units of the Multi-Unit Dwelling. 

12. On March 1, 2017, the Historic Preservation Board (HPB) reviewed the Historic 
District Design Review (HDDR) application and approved the Material 
Deconstruction and Relocation of the “Significant” Single-Family Dwelling at 1323 
Woodside Avenue to 1353 Park Avenue.   

13. On March 1, 2017, the HPB reviewed the HDDR application and approved the 
Material Deconstruction of the “Significant” Single-Family Dwelling located at 1333 
Park Avenue.   

14. The remaining HDDR applications are under review by Planning Staff pending 
additional modifications and/or reviews by Planning Commission for the Conditional 
Use Permits.   
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15. The proposal complies with Land Management Code (LMC) § 15-6-5(A) Density as 
the proposed Density of the MPD does not exceed the maximum Density in the 
zone.  The proposed MPD consists of 5.25 Residential Unit Equivalents. 

16. Land Management Code (LMC) § 15-6-5(B) Building Footprint is not applicable as 
the site is not located in the HR-1 or HR-2 District.  The proposed MPD is located in 
the HR-M Zoning District.   

17. The proposal complies with Land Management Code (LMC) § 15-6-5(C) Setbacks 
as Per LMC 15-6-5(C)(2), for parcels less than one (1) acre in size and located 
inside the HRM, HR-1, HR-2, HR-L, HRC, and HCB, Districts, the minimum Setback 
around the exterior boundary of an MPD shall be determined by the Planning 
Commission in order to remain consistent with the contextual streetscape of 
adjacent Structures.   

18. The Woodside Park Affordable Housing Phase I MPD area is less than one (1) acre 
in size in the HRM Zoning District, therefore, the setbacks shall be determined by 
the Planning Commission. 

19. The two (2) Single-Family Dwellings located on Lot 1 abutting Park Avenue (1343 
Park Avenue and 1353 Park Avenue) shall have an 10 foot rather than the Zone 
required15 foot Front Yard Setback which is consistent with many of the existing 
single-family dwellings on Park Avenue (including the neighboring “Significant” 
Single-Family Dwelling located at 1359 Park Avenue).   

20. The two (2) Single-Family Dwellings (1343 Park Avenue and 1353 Park Avenue) will 
comply with all other applicable Setbacks, will comply with the minimum Uniform 
Building Code and Fire Code requirements, does not increase project Density, 
maintains the general character of the surrounding neighborhood in terms of mass, 
scale and spacing between houses, and meets open space criteria set forth in 
Section 15-6-5(D).  No additional density is achieved by the decreased setback and 
all other requirements will still be met.   

21. Parking Space 13 of the Parking Lot abutting Woodside Avenue on Lot 1 shall have 
a minimum Front Yard setback of12 foot 8 inches.  The remainder of the Parking Lot 
will comply with all applicable Setbacks.  Parking Space 13 encroaches into the 
Front Yard Setback by a maximum of approximately 2 feet 4 inches.   The Parking 
Lot is compatible with the streetscape and is appropriately screened.  The Carport 
Structure will comply with all applicable HRM Zone required Setbacks.   

22. The Front Yard setback of 12 feet 8 inches for Parking Space will not result in 
greater project density and will be properly buffered/visually mitigated through 
vegetative and fenced screening that is compatible with the Design Guidelines for 
Historic Districts and Historic Sites. 

23.  The Setback for Parking Space 13 will result in an additional Parking Space for the 
project, which the project team is contemplating potential uses as electric car 
charging station, car-share, and other uses that are compatible with goals set forth in 
the General Plan (ex. Goal 5 - Environmental Mitigation objectives and 
implementation strategies).  Parking Space 13 will allow for one (1) additional car to 
park off-street rather than on the street. 

24. The proposal complies with Land Management Code (LMC) § 15-6-5(D) Open 
Space because the proposed MPD is considered a redevelopment of existing 
Development; therefore, the Planning Commission shall reduce the required open 
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space to 30% in exchange for project enhancements.  The proposed MPD area is a 
total of 26,940 square feet.  The applicant is proposing 52.41% Open Space which 
equates to 14,119 square feet.  

25. The total required Parking Spaces of the entire project is 13.5 (14 when rounded to 
the next whole number) Parking Spaces.  The total number of Parking Spaces 
provided by the project is 15 Parking Spaces.   

26. The proposed MPD is providing one (1) additional Parking Space in excess of what 
is required by the Land Management Code.   

27. The two (2) Historic Single-Family Dwellings located on Park Avenue (1333 Park 
Avenue and 1353 Park Avenue) do not have a Parking Requirement per LMC 15-
2.4-6 Existing Historic Structures; therefore, no parking is provided for these 
structures.   

28. The non-Historic Single-Family Dwelling located at1334 Woodside Avenue has a 
single-car garage and driveway providing the required two (2) parking spaces on its 
own site.  

29. The Multi-Family Dwelling (1354 Woodside Avenue) and non-historic Single-Family 
Dwelling (1343 Park Avenue) combine for a total of 11.5 Parking Spaces required 
which will be provided in the 13-car Parking Lot.   

30. One (1) of the Parking Spaces is ADA compliant for van accessibility in accordance 
with the ADA requirements.    

31. Per LMC 15-3-9 Bicycle Parking Requirements, the Multi-Unit Dwelling must provide 
at least three (3) bicycle Parking Spaces or ten percent (10%) of the required off-
Street Parking Spaces, whichever is greater, for the temporary storage of bicycles.  
The applicant is proposing to provide five (5) Bicycle Parking Spaces. 

32. The proposal complies with Land Management Code (LMC) § 15-6-5(F) Building 
Height because the proposed MPD complies with the Building Height requirements 
for the HRM Zoning District.  No Height exception is requested.   
Staff has provided analysis for the applicable criteria above: 

33. The proposal complies with Land Management Code (LMC) § 15-6-5(G) Site 
Planning because; the units are sited in such a way that is compatible with other 
residential structures in the Historic District, specifically respecting the Historic 
rhythm and scale of the streetscape on both Woodside Avenue and Park Avenue; 
Due to the relatively flat topography, very little retaining will be necessary.  All 
retaining walls on site are no higher than 4 feet in total height.  All retaining walls will 
be stacked stone consistent with those found in the Historic District; Roads, utility 
lines, and Buildings are designed to work with the Existing Grade.  Cuts and fills are 
minimized; The project scope includes an Access Easement running east-west 
which will link the City Park and Park Avenue bus stops to Woodside Avenue; ample 
snow storage areas are provided in accordance with the requirements of the LMC 
for the Access Easement, internal sidewalks, and Parking Lot; An enclosed trash 
and recycling structure has been provided on site which included a total of 12 cans 
(6 Recycling and 6 Trash).   

34. The proposal complies with Land Management Code (LMC) § 15-6-5(H) Landscape 
and Street Scape because there is no existing significant vegetation.  There is a 
landscape buffer for the Parking Lot and landscaping throughout the remainder of 
the project that is consistent with that found in the Historic District, including, but not 
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limited to, natural turf, native grasses, deciduous trees, shrubs, and other alpine 
perennials. 

35. Land Management Code (LMC) § 15-6-5(I) Sensitive Lands Compliance is not 
applicable as the site is not located within the Sensitive Lands Overly District.   

36. Land Management Code (LMC) § 15-6-5(J) Employee/Affordable Housing is not 
applicable as Eleven (11) of the twelve (12) proposed units are designated as 
Affordable Housing.  

37. Land Management Code (LMC) § 15-6-5(K) Child Care is not applicable as the scale 
of this project is minor and much less than the allowed Zone Density.  The Park City 
Library has Child Care which is located within walking distance and there is 
significant open space within the vicinity and on the proposed project site (City Park, 
Library Park, etc.).    

38. Land Management Code (LMC) § 15-6-5(L) Mine Hazards is not applicable as there 
are no known Physical Mine Hazards on the property.     

39. Land Management Code (LMC) § 15-6-5(M) Historic Mine Waste Mitigation is not 
applicable as there are no known Physical Mine Hazards on the property.   The site 
is within the Soils Ordinance Boundary and the site will have to meet the Soils 
Ordinance which is standard for all Development and is Condition of Approval #5 of 
the Plat Amendment.    

40. The proposal complies with Land Management Code (LMC) § 15-6-5(N) General 
Plan Review as the proposed MPD fulfills the following Goals 3, 5, 7, 8, 15 of the 
General Plan and the applicable Objectives and/or Implantation Strategies of each 
as further described in the Analysis section of this report. 

41. The proposal complies with Land Management Code (LMC) § 15-6-5(O) Historic 
Sites as the applicant submitted a Historic Preservation Plan and Physical 
Conditions Report for the Historic Single Family Dwellings located at 1333 Park 
Avenue and 1353 Park Avenue.  1333 Park Avenue will be rehabilitated and 1353 
Park Avenue will be relocated from 1323 Woodside Avenue and reconstructed at the 
new site.  As a part of the Plat Amendment application, Condition of Approval #4 
requires that both structures (1333 Park Avenue and 1353 Park Avenue) shall have 
Façade Preservation Easements placed on them prior to sale to a new property 
owner.  Both structures are already listed as “Significant” on Park City’s Historic 
Sites Inventory.  

42. The property is located in a FEMA Flood Zone A. 
 
Conclusions of Law: 
A. The MPD, as conditioned, complies with all the requirements of the Land 

Management Code; 
B. The MPD, as conditioned, meets the minimum requirements of Section 15-6-5 

herein; 
C. The MPD, as conditioned, provides the highest value of Open Space, as determined 

by the Planning Commission; 
D. The MPD, as conditioned, strengthens and enhances the resort character of Park 

City; 
E. The MPD, as conditioned, compliments the natural features on the Site and 

preserves significant features or vegetation to the extent possible; 
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F. The MPD, as conditioned, is Compatible in Use, scale, and mass with adjacent 
Properties, and promotes neighborhood Compatibility, and Historic Compatibility, 
where appropriate, and protects residential neighborhoods and Uses; 

G. The MPD, as conditioned, provides amenities to the community so that there is no 
net loss of community amenities; 

H. The MPD, as conditioned, is consistent with the employee Affordable Housing 
requirements as adopted by the City Council at the time the Application was filed. 

I. The MPD, as conditioned, meets the Sensitive Lands requirements of the Land 
Management Code. The project has been designed to place Development on the 
most developable land and least visually obtrusive portions of the Site; 

J. The MPD, as conditioned, promotes the Use of non-vehicular forms of transportation 
through design and by providing trail connections; and 

K. The MPD has been noticed and public hearing held in accordance with this Code. 
L. The MPD, as conditioned, incorporates best planning practices for sustainable 

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

M. The MPD, as conditioned, addresses and mitigates Physical Mine Hazards 
according to accepted City regulations and policies. 

N. The MPD, as conditioned, addresses and mitigates Historic Mine Waste and 
complies with the requirements of the Park City Soils Boundary Ordinance.  

O. The MPD, as conditioned, addresses Historic Structures and Sites on the Property, 
according to accepted City regulations and policies, and any applicable Historic 
Preservation Plan. 

  
Conditions of Approval: 
1. The project shall fully comply with any provisions indicated in the LMC or approved 

MPD regarding lighting, trash/recycling enclosures, mechanical equipment, etc. 
2. A conditional use permit is required for the Multi-Unit Dwelling and Parking Area of 

five (5) or more spaces prior to issuance of a building permit. 
3. A development agreement as described in LMC Section 15-6-4(G) shall be ratified 

by the Planning Commission within 6 months of this approval and prior to issuance 
of a building permit for the project.  

4. All vehicle access to the site shall be off of Woodside Avenue. 
5. Parking Space Allocation within the Parking Area shall be established as a part of 

the CC&Rs. 
 
Exhibits 
Exhibit A:  Woodside Park Affordable Housing Project Phase I Plans 
Exhibit B:  Applicant Written Statement 
Exhibit C:  1333 Park Avenue Historic Preservation Package Plans 
Exhibit D:  1333 Park Avenue Physical Conditions Report 
Exhibit E:  1333 Park Avenue Historic Preservation Plan  
Exhibit F:  1353 Park Avenue Historic Preservation Package Plans 
Exhibit G:  1353 Park Avenue Historic Preservation Plan 
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Exhibit H:  1353 Park Avenue Physical Conditions Report 
Exhibit I:  December 1, 2016 City Council Staff Report regarding Conceptual 

Drawings – Woodside Park Affordable Housing Project Phase II 
Exhibit J:  Solar Panel Glare Analysis and Response 
Exhibit K:  Multi-Unit Dwelling Sound Mitigation Analysis 
Exhibit L:  Parking Space Allocation Response 
Exhibit M:  Similar Affordable Housing Projects Response  
Exhibit N:  Multi-Unit Dwelling Ownership Response(s) 
 

 
 
 
 

Packet Pg. 354



Planning Commission 
Staff Report 
 
Subject: Woodside Park Subdivision - Phase I (1333 Park Avenue, 1353 

Park Avenue, and 1364 Woodside Avenue) 
Author:  Hannah M. Tyler, Planner 
Project Number:  PL-17-03439 
Date:   August 23, 2017 
Type of Item:  Legislative – Plat Amendment  
 
 
Summary Recommendations 
Staff recommends the Planning Commission hold a public hearing for the Woodside 
Park Subdivision - Phase I located at 1333 Park Avenue, 1353 Park Avenue and 1364 
Woodside Avenue and consider forwarding a positive recommendation to the City 
Council based on the Findings of Fact, Conclusions of Law, and Conditions of Approval 
as found in the draft ordinance. 
 
Description 
Applicant:  Park City Municipal Corporation, Represented by Craig Elliot 

of Elliot Work Group 
Location: 1333 Park Avenue, 1353 Park Avenue, and 1364 Woodside 

Avenue 
Zoning: Historic Residential-Medium Density District (HRM) 
Adjacent Land Uses: Single-Family, Multi-Family, Municipal Uses 
Reason for Review: Plat Amendments require Planning Commission review and 

City Council review and action 
 
Proposal 
As described in the Master Planned Development Staff Report in this Planning 
Commission meeting packet, City Council gave the Lower Park Avenue Affordable 
Housing Project Team (Elliot Workgroup, Economic Development, Housing, Planning, 
and Community Development) direction to pursue the Land Use applications for the 
Woodside Park Affordable Housing Project – Phase I.  The scope of Phase I required a 
Plat Amendment application to create a three-lot (3-lot) subdivision with an Access 
Easement running east-west.  A portion (74.3 square feet) of the western boundary of 
existing 1353 Park Avenue will be dedicated as Woodside Avenue Right-of-Way.  
 
The Plat Amendment application was submitted on January 10, 2017 for the Woodside 
Park Subdivision - Phase I.  The proposed site location consists of 1333 Park Avenue 
(“Significant” Single-Family Dwelling), 1353 Park Avenue (the former Park Avenue Fire 
Station parcel), and 1364 Woodside Avenue (vacant lot).   
 
Background  
During a Work Session on August 25, 2016, City Council provided the Lower Park 
Avenue Affordable Housing Project Team (Elliot Workgroup, Economic Development, 
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Housing, Planning, and Community Development) with direction to pursue a preferred 
concept for affordable housing on the former Park Avenue Fire Station Parcel (Staff 
Report – page 4, Minutes – Page 1).  This project would be known as the Woodside 
Park Affordable Housing Project Phase I. On September 20th, 2016, the Project Team 
held a Public Open House to gather public input on City Council’s preferred concept.   
 
With public input gathered, the Project Team returned to City Council on October 20, 
2016 with an updated preferred concept based on the community engagement and 
August 25th Council comments.  At the October 20th, 2016 meeting, Council provided 
affirmative direction to pursue the preferred concept, as amended, and begin the Land 
Use process (Staff Report – Page 4, Minutes – Page 2).   
 
Over the next few months, the Project Team met weekly to develop the required Land 
Use application submittals. There are eight (8) applications total for the entire scope of 
Phase I all of which are listed in the Master Planned Development Staff Report in this 
Planning Commission meeting packet.   
 
On January 10, 2017 Elliot Workgroup submitted the Plat Amendment application as the 
representative for Park City Municipal Corporation.   The application was deemed 
complete on February 15, 2017 after staff worked with the applicant on the 
requirements for the submittal.   
 
The subject property (1333 Park Avenue, 1353 Park Avenue, and 1364 Woodside 
Avenue) currently consists of three (3) lots.  Existing 1333 and 1353 Park Avenue are 
each single lots abutting both Park Avenue and Woodside Avenue.  Existing 1364 
Woodside Avenue consists of Lot 2 of the Sernyak Subdivision which was approved 
and recorded in 2005 (Staff Report – pg. 104 and Minutes – pg. 9).  
 
The Planning Commission reviewed and continued this Plat Amendment application on 
July 12th, 2017 and July 26th, 2017.  There was no discussion from the Planning 
Commission regarding the Plat Amendment at either of the meetings. There was no 
public input provided.   
 
Purpose  
The purpose of the Historic Residential Medium Density (HRM) District is to:  

A. allow continuation of permanent residential and transient housing in original 
residential Areas of Park City, 

B. encourage new Development along an important corridor that is Compatible with 
Historic Structures in the surrounding Area, 

C. encourage the rehabilitation of existing Historic Structures, 
D. encourage Development that provides a transition in Use and scale between the 

Historic District and the resort Developments, 
E. encourage Affordable Housing, 
F. encourage Development which minimizes the number of new driveways 

Accessing existing thoroughfares and minimizes the visibility of Parking Areas, 
and 
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G. establish specific criteria for the review of Neighborhood Commercial Uses in 
Historic Structures along Park Avenue. 

 
Analysis 
The proposed Plat Amendment creates a three-lot (3-lot) subdivision from three (3) 
existing lots (Exhibit A).  Existing 1364 Woodside Avenue and 1353 Park Avenue will be 
combined to create Lot 1.  Existing 1333 Park Avenue will be subdivided halfway 
between Park Avenue and Woodside Avenue to create Lot 2 and Lot 3.   A portion (74.3 
square feet) of the western boundary of existing 1353 Park Avenue will be dedicated as 
Woodside Avenue Right-of-Way.  The east-west Access Easement will run along the 
southern boundary of Lot 1 and the northern boundary of Lots 2 and 3.   
 
The Woodside Park Subdivision Phase I abuts Park Avenue on the east and Woodside 
Avenue on the west.  The scope of Phase I of the Woodside Park Affordable Housing 
Project will include: 

 Demolition of the former Park Avenue Fire Station (a non-historic structure). 

 Construction of four (4) Single-Family Dwellings (two [2] Historic and two [2] Non-
Historic) 

 An eight-unit (8-unit) Multi-Unit Dwelling 

 A Thirteen-car (13-car) Parking Lot 

 An Access Easement running east-west. 
 
The following table shows the applicable Land Management Code (LMC) development 
parameters and compliance in the HRM District: 
 

Required: Proposed: Permitted: 

Lot 1  Lot 2  Lot 3 

Use(s) Thirteen-car (13-
car) Parking Lot, 
eight-unit (8-unit) 
Multi-Unit Dwelling, 
Single-Family 
Dwelling (x2) 
 

Single-Family 
Dwelling 

Single-Family 
Dwelling 

Allowed Use: Single-
Family Dwelling; 
complies 
 
Conditional Uses: Multi-
Unit Dwelling, Parking 
Lot; pending Planning 
Commission review and 
approval (staff reports in 
this meeting packet) 

Lot Size – 
square 
feet (SF) 

20,752.11 SF 3,075 SF 3,075 SF 1,875 SF minimum for 
single family dwelling; 
complies 
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9,625 SF minimum for 8-
unit Multi-Unit Dwelling; 
complies1 

Required: Proposed: Permitted: 

Lot 1  Lot 2  Lot 3 

Lot Width 
– feet (ft.) 

100.99 ft. (east 
boundary) and 
approx. 167.5 ft. 
(west boundary) 

41 ft. 41 ft. 37.5 ft. minimum; 
complies 

Front Yard 
Setbacks 
by Use – 
feet (ft.) 
 
 
 
Front Yard 
Setbacks 
by Use – 
feet 
(ft.)/inches 
(in.) 

Single-Family 
Dwellings (Park 
Avenue) 11 ft. 
 
Multi-Unit Dwelling 
(Woodside Avenue) 
20 ft. 
 
Parking Lot 
(Woodside Avenue) 
15 ft. – 12 ft. 8 in. 
(south to north) 

Single-Family 
Dwelling (Park 
Avenue) 25 ft. 

Single-Family 
Dwelling 
(Woodside 
Avenue) 11 ft. 

Single-Family 15 ft. or  if 
the Lot depth is 75 ft. or 
less, then the minimum 
Front Yard 10 ft. 
complies pending MPD 
approval of proposed 
setbacks 
 
Multi-Family Dwelling 20 
ft.; complies 
 
Parking Lot 15 ft. – 12 ft. 
8 in.; complies pending 
MPD approval  of 
proposed setbacks 

Rear Yard 
Setbacks 
– feet (ft.) 

Parking Lot 
(Woodside Avenue) 
10 ft. 

Single-Family 
Dwelling (Park 
Avenue) 10 ft. 

Single-Family 
Dwelling 
(Woodside 
Avenue) 10 ft 

Single-Family 10 ft.; 
complies 
 
Parking Lot 10 ft.; 
complies 

Side Yard Single-Family Single-Family Single-Family Single-Family 5 ft.; 

                                                           
1 Per LMC 15-2.4-4 Lot And Site Requirements, Developments consisting of more than 

four (4) Dwelling Units require a Lot Area at least equal to 5,625 square feet plus an 

additional 1,000 square feet per each additional Dwelling Unit over four (4) units. All 

Setback, height, parking, Open Space, and architectural requirements must be met.       

1 (CONTINUED) See Section 15-2.4-3, Conditional Use Permit Review.  A Conditional Use 

Permit has been submitted for the Multi-Unit Dwelling and the Staff Report can be found 

in this Planning Commission Meeting Packet.  The lot size for the Multi-Unit Dwelling 

consists of 20,752.11 SF.  The minimum lot size for an eight-unit (8-unit) Multi-Unit 

Dwelling is 9,625 SF.  
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Setbacks– 
feet (ft.) 

Dwellings (Park 
Avenue) 5 ft. (north) 
and 19 ft. (north) 
 
Multi-Unit Dwelling 
(Woodside Avenue) 
18 ft. 
 
Parking Lot 
(Woodside Avenue) 
10 ft. 

Dwelling (Park 
Avenue) 5 ft. 
(south and 
north) 

Dwelling 
(Woodside 
Avenue) ) 5 ft. 
(south and north) 

complies 
 
Multi-Family Dwelling 10 
ft.; complies 
 
Parking Lot 10 ft. 
complies 

The HRM zoning district does not have a maximum building footprint.  Rather the 
development simply has to meet the required setbacks.   Property is located in a FEMA 
Flood Zone A. 
 
The City Engineer will also require the applicant to grant ten foot (10’) snow storage 
easements along Park Avenue and Woodside Avenue indicated by Condition of 
Approval #6. 
 
Good Cause  
Staff finds good cause for this Plat Amendment as the proposed subdivision will create 
the necessary lot configurations for a compatible infill of Affordable Housing in the 
Historic District.   
 
Process 
The approval of this plat amendment application by the City Council constitutes Final 
Action that may be appealed following the procedures found in LMC § 15-1-18.   
 
Department Review 
This project has gone through an interdepartmental review.  No further issues were 
brought up at that time.  
 
Notice 
On June 28th, 2017, July 12th, 2016, August 9th, 2017 the property was posted and 
notice was mailed to property owners within 300 feet.  Legal notice was also published 
on the Utah Public Notice Website and Park Record on June 24th, 2017, July 8th, 2017, 
and August 5th, 2017 according to requirements of the Land Management Code.  
 
Public Input 
No public input has been received by the time of this report. 
 
Alternatives 

 The Planning Commission may forward a positive recommendation to the City 
Council for the Woodside Park Subdivision - Phase I located at 1333 Park 
Avenue, 1353 Park Avenue, and 1364 Woodside Avenue as conditioned or 
amended; or 
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 The Planning Commission may forward a negative recommendation to the City 
Council for the Woodside Park Subdivision - Phase I located at 1333 Park 
Avenue, 1353 Park Avenue, and 1364 Woodside Avenue and direct staff to make 
Findings for this decision; or 

 The Planning Commission may continue the discussion on the Woodside Park 
Subdivision - Phase I located at 1333 Park Avenue, 1353 Park Avenue, and 
1364 Woodside Avenue to a future date. 

 
Significant Impacts 
There are no significant fiscal or environmental impacts from this application. 
 
Consequences of not taking recommended action 
Consequences of not taking the Planning Department's recommendation are that the 
Site would remain as is.  The new development could not be constructed as proposed.   
 
Summary Recommendation 
Staff recommends the Planning Commission hold a public hearing for the Woodside 
Park Subdivision - Phase I located at 1333 Park Avenue, 1353 Park Avenue, and 1364 
Woodside Avenue and consider forwarding a positive recommendation to the City 
Council based on the Findings of Fact, Conclusions of Law, and Conditions of Approval 
as found in the draft ordinance. 
 
Exhibits 
Exhibit A – Draft Ordinance with Proposed Plat (Attachment 1) 
Exhibit B – Existing Conditions Survey 
Exhibit C – County Tax Map 
Exhibit D – Sernyak Subdivision (1364 Woodside Avenue)  
Exhibit E – Aerial Photographs with 500’ Radius 
Exhibit F – Site Photographs 
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Exhibit A – Draft Ordinance 
 
 
Ordinance No. 17-XX 
 
AN ORDINANCE APPROVING THE WOODSIDE PARK SUBDIVISION - PHASE I 
LOCATED AT 1333 PARK AVENUE, 1353 PARK AVENUE, AND 1364 WOODSIDE 
AVENUE, PARK CITY, UTAH. 
 

WHEREAS, the owners of the property located at 1333 Park Avenue, 1353 Park 
Avenue, and 1364 Woodside Avenue have petitioned the City Council for approval of 
the Plat Amendment; and 
 

WHEREAS, on August 5, 2017, the property was properly noticed and posted 
according to the requirements of the Land Management Code; and 
 

WHEREAS, on August 9, 2017, proper legal notice was sent to all affected 
property owners and published in the Park Record and on the Utah Public Notice 
Website; and 
 

WHEREAS, the Planning Commission held a public hearing on August 23, 2017, 
to receive input on plat amendment; and 
 

WHEREAS, the Planning Commission, on August 23, 2017, forwarded a _____ 
recommendation to the City Council; and, 
 

WHEREAS, on August 31, 2017, the City Council held a public hearing to receive 
input on the plat amendment; and 
 

WHEREAS, it is in the best interest of Park City, Utah to approve the Woodside 
Park Subdivision - Phase I located at 1333 Park Avenue, 1353 Park Avenue, and 1364 
Woodside Avenue. 
 
NOW, THEREFORE BE IT ORDAINED by the City Council of Park City, Utah as 
follows: 
 
 
SECTION 1. APPROVAL.  The Woodside Park Subdivision - Phase I located at 1333 
Park Avenue, 1353 Park Avenue, and 1364 Woodside Avenue, as shown in Attachment 
1, is approved subject to the following Findings of Facts, Conclusions of Law, and 
Conditions of Approval: 
 
Findings of Fact: 

1. The property is located at 1333 Park Avenue, 1353 Park Avenue, and 1364 
Woodside Avenue in the Historic Residential-Medium Density (HR-M) District.   

2. The proposed site location consists of 1333 Park Avenue (“Significant” Single-
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Family Dwelling), 1353 Park Avenue (the former Park Avenue Fire Station 
parcel), and 1364 Woodside Avenue (vacant lot).   

3. The subject property location currently consists of three (3) existing lots.  Existing 
1333 and 1353 Park Avenue are each single lots abutting both Park Avenue and 
Woodside Avenue.  Existing 1364 Woodside Avenue consists of Lot 2 of the 
Sernyak Subdivision which was approved and recorded at Summit County in 
2005. 

4. The proposed Plat Amendment creates a three-lot (3-lot) subdivision from three 
(3) existing lots.   

5. Existing 1364 Woodside Avenue and 1353 Park Avenue will be combined to 
create Lot 1.  Existing 1333 Park Avenue will be subdivided halfway between 
Park Avenue and Woodside Avenue to create Lot 2 (abutting Park Avenue) and 
Lot 3 (abutting Woodside Avenue).    

6. A portion (74.3 square feet) of the western boundary of existing 1353 Park 
Avenue will be dedicated as Right-of-Way for Woodside Avenue.   

7. The east-west Access and Utility Easement will run along the southern boundary 
of Lot 1 and the northern boundary of Lots 2 and 3.   

8. The Plat Amendment application was submitted on January 10, 2017 for the 
Woodside Park Subdivision - Phase I.  The application was deemed complete on 
February 15, 2017 after staff worked with the applicant on the requirements for 
the submittal.    

9. The minimum lot width in the HRM District is 37.5 feet; the lot width of Lot 1 will 
be 100.99 feet (east boundary) and approx. 167.5 feet (west boundary). The lot 
width of Lot 2 and Lot 3 is 41 feet each. 

10. Per LMC 15-6-5(C) MPD Requirements - Setbacks, the minimum Setback 
around the exterior boundary of an MPD shall be twenty five feet (25') for Parcels 
greater than one (1) acre in size.  The Woodside Park Affordable Housing Phase 
I MPD area is less than one (1) acre in size, therefore, the applicant is requesting 
that the setbacks be reduced to that of the Zone Setbacks for all Uses.  

11. For lots over 75 feet in depth, the required Front Yard Setback for the Single-
Family Dwellings and the Parking Lot is 15 feet in the HRM Zoning District.  

12. As a part of the Master Planned Development application, the applicant is 
requesting an additional Front Yard setback reduction for the two (2) Single-
Family Dwellings located on Lot 1 abutting Park Avenue. The two (2) Single-
Family Dwellings on Lot 1 are proposing 10 feet rather than the Zone required 15 
feet Front Yard Setback which is consistent with many of the existing single-
family dwellings on Park Avenue (including the neighboring “Significant” Single-
Family Dwelling located at 1359 Park Avenue).   No additional density is 
achieved by the decreased setback and all other requirements will still be met.   

13. As a part of the Master Planned Development application, the applicant is 
requesting an additional Front Yard setback reduction for one (1) Parking Space 
of the Parking Lot abutting Woodside Avenue on Lot 1.  The minimum Front Yard 
Setback for a Parking Lot is 15 feet in the HR-M Zoning District.  The applicant is 
proposing a Front Yard Setback for the Parking Lot of 15 feet on the south and 
12 feet 8 inches on the north.  Parking Space 13 encroaches into the Front Yard 
Setback by a maximum of 2 feet 4 inches.  The Parking Requirement for the 
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entire project requires that the Parking Lot provide 11.5 Parking Spaces (for 
complete Parking Analysis, please reference the MPD Staff Report in this 
Planning Commission Meeting Packet); therefore Parking Space 13 is not 
required to fulfill a Parking Requirement.   

14. If the Lot depth is 75 feet or less, then the minimum Front Yard 10 feet.   
15. The required Front Yard Setback for the Multi-Unit Dwelling is 20 feet.   
16. The required rear yard setback for the Single-Family Dwellings and the Parking 

Lot is 10 feet in the HRM District.  The applicant is proposing a 10 foot rear yard 
setback for the Single-Family Dwellings and Parking Lot. 

17. The required side yard setback for the Single-Family Dwellings is 5 feet in the 
HRM District.  The applicant is proposing a minimum of 5 feet side yard setbacks 
for the Single-Family Dwellings. 

18. The required side yard setback for the Multi-Unit Dwelling and Parking Lot is 10 
feet in the HRM District. The applicant is proposing a minimum of 10 feet side 
yard setbacks for the Multi-Unit Dwelling and Parking Lot. 

19. A single-family dwelling is an allowed use in the HRM Zoning District.   
20. A Parking Lot and Multi-Unit Dwelling are Conditional Uses in the HRM Zoning 

District.  The Conditional Use Staff Reports can be found within this Planning 
Commission meeting packet.   

21. Staff finds good cause for this Plat Amendment as the proposed subdivision will 
create the necessary lot configurations for a compatible infill of Affordable 
Housing in the Historic District.   

22. The site is not located within the Sensitive Lands Overly District.  There are no 
known physical mine hazards.  The site is within the Soils Ordinance Boundary 
and the site will have to meet requirements of the Soils Ordinance.   

23. The Planning Commission reviewed and continued this Plat Amendment 
application on July 12th, 2017 and July 26th, 2017. 

24. On June 28th, 2017, July 12th, 2016, August 9th, 2017 the property was posted 
and notice was mailed to property owners within 300 feet.  Legal notice was also 
published on the Utah Public Notice Website and Park Record on June 24th, 
2017, July 8th, 2017, and August 5th, 2017 according to requirements of the Land 
Management Code.  

25. Property is located in a FEMA Flood Zone A. 
26. All findings within the Analysis section and the recitals above are incorporated 

herein as findings of fact. 
 
Conclusions of Law: 

1. The Plat Amendment is consistent with the Park City Land Management Code 
and applicable State law regarding lot combinations.  

2. Neither the public nor any person will be materially injured by the proposed Plat 
Amendment.  

3. Approval of the Plat Amendment, subject to the conditions stated below, does not 
adversely affect the health, safety and welfare of the citizens of Park City. 
 

Conditions of Approval: 
1. The City Attorney and City Engineer will review and approve the final form and 
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content of the plat for compliance with State law, the Land Management Code, 
and the conditions of approval, prior to recordation of the plat. 

2. The applicant will record the plat at the County within one year from the date of 
City Council approval.  If recordation has not occurred within one year’s time, this 
approval for the plat will be void, unless a request for an extension is made in 
writing prior to the expiration date and an extension is granted by the City 
Council. 

3. The applicant shall dedicate a façade preservation easement to the City for the 
historic structures at 1333 and 1353 Park Avenue following their restoration and 
prior to sale of the historic buildings to private property owners. 

4. The property is located within the Park City Landscaping and Maintenance of Soil 
Cover Ordinance (Soils Ordinance) boundary.  Final construction must comply 
with requirements of the Soils Ordinance. 

5. The applicant shall show and label their easement with Snyderville Basin Water 
Reclamation District (SBWRD) on the plat amendment.  

6. A ten feet (10’) wide public snow storage easement will be required along the 
Park Avenue and Woodside Avenue frontage of the property. 

7. No vehicular access or curb cuts are allowed from Park Avenue.  
8. Modified 13-D sprinklers, 
9. All at grade utility facilities for this development shall be located on the property 

and not in the adjacent ROW.  
 
SECTION 2. EFFECTIVE DATE. This Ordinance shall take effect upon publication. 
 
 
PASSED AND ADOPTED this 31st day of August, 2017. 
 
 
PARK CITY MUNICIPAL CORPORATION 
      
 
________________________________ 
Jack Thomas, MAYOR 
 
 
ATTEST: 
   
 
____________________________________ 
City Recorder 
 
 
 
APPROVED AS TO FORM: 
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________________________________ 
Mark Harrington, City Attorney 
 
 
Attachment 1 – Proposed Plat 
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Planning Commission 
Staff Report 
 
Subject: Woodside Park Affordable Housing 

Project Phase I – Multi-Unit Dwelling and 
Parking Area with five (5) or more spaces 

Project #:  PL-17-03453 
Author:  Hannah M. Tyler 
Date:   August 23, 2017 
Type of Item: Administrative – Two Conditional Use Permits   
 

 
Summary Recommendations 
Staff recommends that the Planning Commission review the two submitted Conditional 
Use Permits for the (1) Multi-Unit Dwelling and (2) Parking Area with five (5) or more 
spaces, hold a public hearing, and consider approving the requested application based 
on the Findings of Fact, Conclusions of Law, and Conditions of Approval for the 
Commission’s consideration.  
 
Description 
Applicant:  Park City Municipal Corporation, Represented by Craig Elliot 

of Elliot Work Group 
Location: Multi-Unit Dwelling - 1354 Woodside Avenue 
 Parking Area with five (5) or more spaces – 1364 Woodside 

Avenue 
Zoning District:  Historic Residential-Medium Density (HR-M) Zoning District 
Adjacent Land Uses: Single-Family, Multi-Family, Municipal Uses 
Reason for Review: Conditional Use Permit applications are reviewed and 

approved by the Planning Commission 
 
Proposal 
As described in the Master Planned Development Staff Report in this Planning 
Commission meeting packet, City Council gave the Lower Park Avenue Affordable 
Housing Project Team (Elliot Workgroup, Economic Development, Housing, Planning, 
and Community Development) direction to pursue the Land Use applications for the 
Woodside Park Affordable Housing Project – Phase I.  The scope of Phase I required a 
Conditional Use Permit application for the Multi-Unit Dwelling and the Parking Area with 
five (5) or more spaces.  
 
The Conditional Use Permit applications were submitted on January 26, 2017 for the 
Multi-Unit Dwelling and Parking Area (Parking Lot) with five (5) or more spaces.  The 
Multi-Unit Dwelling will contain eight-units (8-units) and will be located at 1354 
Woodside Avenue (the current legal address is 1353 Park Avenue).  The Parking Lot 
will be located at 1364 Woodside Avenue and will contain 13 Parking Spaces. 
 
Background 
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During a Work Session on August 25, 2016, City Council provided the Lower Park 
Avenue Affordable Housing Project Team (Elliot Workgroup, Economic Development, 
Housing, Planning, and Community Development) with direction to pursue a preferred 
concept for affordable housing on the former Park Avenue Fire Station Parcel (Staff 
Report – page 4, Minutes – Page 1).  This project would be known as the Woodside 
Park Affordable Housing Project Phase I. On September 20th, 2016, the Project Team 
held a Public Open House to gather public input on City Council’s preferred concept.   
 
With public input gathered, the Project Team returned to City Council on October 20, 
2016 with an updated preferred concept based on the community engagement and 
August 25th Council comments.  At the October 20th, 2016 meeting, Council provided 
affirmative direction to pursue the preferred concept, as amended, and begin the Land 
Use process (Staff Report – Page 4, Minutes – Page 2).   
 
Over the next few months, the Project Team met weekly to develop the required Land 
Use application submittals. There are eight (8) applications total for the entire scope of 
Phase I all of which are listed in the Master Planned Development Staff Report in this 
Planning Commission meeting packet.   
 
On January 26, 2017, Elliot Workgroup submitted the Conditional Use Permit 
applications for the Multi-Unit Dwelling and the Parking Area with five (5) or more 
spaces as the representative for Park City Municipal Corporation.   The applications 
were deemed complete on February 6, 2017.   
 
The applicant is proposing an eight-unit (8-unit) Multi-Unit Dwelling at 1354 Woodside 
Avenue as a part of the Woodside Park Affordable Housing Project – Phase I.  There 
will be four (4) units ranging from approximately 1177 square feet to 1194 square feet 
and four (4) units ranging from approximately 258 square feet to 265 square feet.   
 
The applicant is also proposing a 13-car Parking Lot (Parking Area with five (5) or more 
spaces) to facilitate compliance with the Parking Requirement for the entire Woodside 
Park Affordable Housing Project – Phase I.  For a complete Parking Analysis, please 
reference section E. Off-Street Parking of the Master Planned Development application 
staff report in this Planning Commission Meeting Packet.   
 
A Historic District Design Review (HDDR) application has been submitted for the 
Parking Lot and Multi-Unit Dwelling.  The application is under review pending Planning 
Commission review of the Conditional Use Permits.   
 
The applicant has submitted a Plat Amendment application to create the Woodside Park 
Phase I Subdivision creating a 3-lot subdivision.  The Multi-Unit Dwelling and Parking Lot 
will be located on Lot 1 of the proposed Woodside Park Phase I Subdivision.   
 
The Planning Commission reviewed and continued the Conditional Use Permit 
applications on July 12th, 2017 and July 26th, 2017.  There was no discussion from the 
Planning Commission regarding the Conditional Use Permits at either of the meetings.   
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Purpose  
The purpose of the Historic Residential Medium Density (HR-M) District is to:  

A. allow continuation of permanent residential and transient housing in original 
residential Areas of Park City, 

B. encourage new Development along an important corridor that is Compatible with 
Historic Structures in the surrounding Area, 

C. encourage the rehabilitation of existing Historic Structures, 
D. encourage Development that provides a transition in Use and scale between the 

Historic District and the resort Developments, 
E. encourage Affordable Housing, 
F. encourage Development which minimizes the number of new driveways 

Accessing existing thoroughfares and minimizes the visibility of Parking Areas, 
and 

G. establish specific criteria for the review of Neighborhood Commercial Uses in 
Historic Structures along Park Avenue. 

 
Analysis 
The proposed eight-unit (8-unit) Multi-Unit Dwelling and Parking Lot are compatible with 
the following purpose statements of the Historic Residential Medium Density (HR-M) 
District: 

A. allow continuation of permanent residential and transient housing in original 
residential Areas of Park City, 

B. encourage new Development along an important corridor that is Compatible with 
Historic Structures in the surrounding Area, 

D. encourage Development that provides a transition in Use and scale between the 
Historic District and the resort Developments, 

E. encourage Affordable Housing, 
F. encourage Development which minimizes the number of new driveways 

Accessing existing thoroughfares and minimizes the visibility of Parking Areas, 
and 

 
Per LMC 15-2.4-2(B) Conditional Uses, a Multi-Unit Dwelling and a Parking Area with five 
(5) or more spaces (Parking Lot) are Conditional Uses. In the HR-M District, Conditional 
Uses are subject to review according to the Conditional Use Permit Criteria set forth in 
LMC 15-1-10 and LMC 15-2.4-3 Conditional Use Review (HR-M).  Staff has provided 
analysis for each Conditional Use Permit Criteria below: 
 
Parking Area of five (5) of more spaces: 
 
LMC 15-1-10(E) Review: The Planning Department and/or Planning Commission must 
review each of the following items when considering whether or not the proposed 
Conditional Uses (Parking Area of 5 or more spaces) mitigates impacts of and addresses 
the following items: 
 
1. Size and location of the site 

No Unmitigated Impacts  
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The Lot containing the Parking Lot is 20,752.11 square feet.  All Setbacks, height, 

parking, Open Space, and architectural requirements must be met.  There is no 

minimum lot size for the Parking Lot.   

The entire Woodside Park Affordable Housing Project – Phase I site is 26,940 square 
feet consisting of three (3) lots.  A Plat Amendment is being processed concurrently to 
create a three lot subdivision (Plat Amendment staff report is in this Planning 
Commission meeting packet).  
 
The subject property is located in the vicinity of other Multi-Unit Dwellings with 
associated Parking Areas, Single-Family Dwellings, and Municipal uses.  There are 
two (2) “Significant” Single-Family Dwellings listed on the Park City Historic Sites 
Inventory (HSI) that are a part of the Woodside Park Affordable Housing Project – 
Phase I. 
 
Table 1: Identifies the applicable location and site requirements for the Conditional 
Use Review: 
 

Required: Lot 1 Permitted: 

Lot Size – 
square 
feet (SF) 

20,752.11 SF No minimum lot size 
requirements for Parking 
Lot(s) 

Front Yard 
Setbacks 
by Use – 
feet 
(ft.)/inches 
(in.) 

Parking Lot 
(Woodside Avenue) 
15 ft. – 12 ft. 8 in. 
(south to north) 

Parking Lot 15 ft. – 12 ft. 
8 in.; complies pending 
MPD approval 

Rear Yard 
Setbacks 
– feet (ft.) 

Parking Lot 
(Woodside Avenue) 
10 ft. 

Parking Lot 10 ft.; 
complies 

Side Yard 
Setbacks– 
feet (ft.) 

Parking Lot 
(Woodside Avenue) 
10 ft. 

Parking Lot 10 ft. 
complies 

 
2. Traffic considerations including capacity of the existing Streets in the Area  

No Unmitigated Impacts 
The Multi-Unit Dwelling will be adding additional vehicles to Woodside Avenue.  The 
proposed design meets the requirements for parking as indicated in the Section E. 
Off-Street Parking of the Master Planned Development application staff report in this 
Planning Commission Meeting Packet; however, no traffic study has been completed 
to quantify the additional impact at neighboring intersections.  A Condition of Approval 
has been added that the final Site Plan must be reviewed and approved by the City 
Engineer.   The proposed Density of the entire MPD Project, is less than what is 
permitted under the LMC. 
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3. Utility capacity  

No Unmitigated Impacts 
The applicant has submitted a Utility Plan (Exhibit A) for the entire project.  The 
applicant has reached out to local utility agencies for their initial review. No issues 
have been identified at this time.  

 
4. Emergency vehicle access  

No Unmitigated Impacts 
Emergency vehicles will access the site directly from Woodside Avenue. There is also 
access from Park Avenue.  No issues have been identified at this time.  The access 
easement will be thickened concrete capable of supporting emergency vehicles. 

 
5. Location and amount of off street parking  

No Unmitigated Impacts 
Parking is based on the size of the units as indicated table LMC 15-3-6.  The Multi-
Unit Dwelling requires a total of ten (10) parking spaces to be accommodated in the 
Parking Lot. 
 
Table 2: Identifies the Parking Required by Unit for the Multi-Unit Dwelling: 

Unit: Square Feet (SF): Required: Proposed: 

A 1177 SF 1.5 1.5 

A-1 258 SF 1 1 

B 1194 SF 1.5 1.5 

B-1 265 SF 1 1 

C 1194 SF 1.5 1.5 

C-1 265 SF 1 1 

D 1177 SF 1.5 1.5 

D-1 258 SF 1 1 

                            TOTAL: 10 10 

 
In total, the entire Woodside Park Affordable Housing Project requires 13.5 Parking 
Spaces (14 when rounded to the next whole number) to fulfill the Parking 
Requirement.  Two (2) of the required 14 Parking Spaces will be provided on Lot 3 as 
a part of the Single-Family Dwelling at 1334 Woodside Avenue.  The Parking Lot will 
then fulfill the remaining 11.5 (12 when rounded to the next whole number) Parking 
Spaces.  The Parking Lot contains a total of 13 Parking Spaces.  For a complete 
Parking Analysis, please reference section E. Off-Street Parking of the Master 
Planned Development application staff report in this Planning Commission Meeting 
Packet.   
 

6. Internal vehicular and pedestrian circulation system  
No Unmitigated Impacts 
Vehicular access to the site is from Woodside Avenue, a public road.  Pedestrian 
access is from Woodside Avenue and Park Avenue.  The project scope includes an 
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Access Easement running east-west which will link the City Park and Park Avenue 
bus stops to Woodside Avenue, eventually creating a pedestrian thoroughfare to Park 
City Mountain Resort after Phase II is completed.  This access easement will provide 
an important link to future development and improve existing pedestrian/bicycle 
circulation in the Lower Park Avenue core. 
 

7. Fencing, Screening and landscaping to separate the Use from adjoining Uses  
No Unmitigated Impacts 
Fencing and/or screening has been proposed for the Parking Lot.  See Figure 1 below 
for specific fence locations. 
 
Figure 1: The yellow line identifies a six foot (6’) fence intended to screen the Parking 
Lot and internal areas of the development from the property owners to the north of the 
subject property.  The orange line(s) identify the four foot (4’) fence intended to screen 
the Parking Lot from view from the Public Right of Way.   
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In addition, the applicant has proposed ample vegetative screening for the parking lot 
which can be seen in the Landscape Plan (Sheet MPD-L200 in Exhibit A) and the 
Architectural Drawings for the Parking Lot (Exhibit C).  As was discussed in the Master 
Planned Development application staff report in this meeting packet, the remainder of 
the project will have vegetation that is consistent with that found in the Historic District, 
including, but not limited to, natural turf, native grasses, deciduous trees, shrubs, and 
other alpine perennials. 
 

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 zone height in the HR-M District is twenty-seven feet (27’) from Existing Grade.  
The applicant does not exceed the Zone Height for any of the buildings in the 
Woodside Park Affordable Housing Project – Phase I.  There is a carport structure 
with solar panels that will provide shelter for a portion of the Parking Lot area.  The 
carport structure has been reviewed by the Design Review Team and the perceived 
mass of the structure is reduced by the lowered height and screened at the street. 
 

9. Usable Open Space  
No Unmitigated Impacts 
As discussed in the Master Planned Development application (in this meeting packet), 
the proposal complies with the Open Space requirement as 14,119 square feet has 
been provided which equates to 52.41%.  

 
10.  Signs and lighting  

No Unmitigated Impacts 
The project has not yet proposed any signs for the project.  The HR-M District allows 
signs as provided in the Park City Sign Code, Title 12.   Per the Parking Area 
requirements, the applicant has provided a lighting plan (see the Site Plan sheet MPD-
004) and proposed fixture for review. In addition, the applicant has provided a lighting 
plan for the pedestrian easement – also visible on the Site Plan sheet MPD-004.   Any 
building lighting will be required to meet the requirements in the Park City lighting 
regulations.   

 
11.  Physical design and Compatibility with surrounding Structures in mass, scale, style, 

design, and architectural detailing 
No Unmitigated Impacts 
The proposed design is architecturally compatible with all surrounding structures.  As 
stated previously, the carport has been reviewed by the Design Review Team and  
complies with the Design Guidelines for New Construction.  The proposed design 
incorporates a modern interpretation of materials that are reminiscent of those used 
on Historic Structures.  Overall, staff finds that the proposed design is compatible with 
the surrounding Structures in mass, scale, style, design, and architectural detailing. 
 
The proposed Parking Lot has been screened (as discussed previously) in such a 
manner to mitigate any negative visual impacts from the Public Right-of-Way.   
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12. Noise, vibration, odors, steam, or other mechanical factors that might affect people 

and property Off-site  
No Unmitigated Impacts 
The applicant will be required to meet all standards and codes in regards to 
mechanical systems. Mechanical factors beyond normal scope are not expected from 
a project of this type. 

 
13. Control of delivery and service vehicles, loading and unloading zones, and Screening 

of trash pickup Areas  
No Unmitigated Impacts 
The Service area (which would include trash receptacles) is located near the Parking 
Lot in an enclosed structure (see Exhibit A – Site Plan Sheet MPD-004).   Delivery and 
service vehicles outside of trash collection are not anticipated. An exterior dumpster 
has not been proposed. 

 
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 
This Multi-Unit Dwelling and Single-Family Dwelling abutting Park Avenue are 
expected to be deed restricted as a Condominium Project under individual ownership 
and will be compliant with the Affordable Housing Resolution.  The Parking Lot will 
facilitate parking spaces for these structures.     
 

15. Within and adjoining the Site, impacts on Environmentally Sensitive Lands, Slope 
retention, and appropriateness of the proposed Structure to the topography of the Site 
No Unmitigated Impacts 
The site is not located within the Sensitive Lands Overly District.  There are no known 
Physical Mine Hazards on the property.   The site is within the Soils Ordinance 
Boundary and the site will have to meet the Soils Ordinance which is standard for all 
Development and is Condition of Approval #5 of the Plat Amendment.   Due to the 
relatively flat topography, very little retaining will be necessary.  All retaining walls on 
site are no higher than 4 feet in total height.  All retaining walls will be stacked stone 
consistent with those found in the Historic District.  The site is located in a FEMA 
Flood Zone A. 
 

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 
As indicated in the Master Planned Development application staff report, staff finds 
that the proposed MPD fulfills the following Goals, Objectives, and/or Implantation 
Strategies of the General Plan:  

 Goal 3: Park City will encourage alternative modes of transportation on a 
regional and local scale to maintain our small town character, page 42. 

o Objective 3A, page 43. 

Packet Pg. 399

http://www.parkcity.org/home/showdocument?id=12387
http://www.parkcity.org/home/showdocument?id=12387


o Community Planning Strategies 3.1, 3.2, 3.3, 3.4, 3.5, page 44. 
o City Implementation Strategies 3.7, 3.11, 3.12, 3.15, page 45. 

 Goal 5: Environmental Mitigation: Park City will be a leader in energy 
efficiency and conservation of natural resources reducing greenhouse gas 
emissions by at least 15% below 2005 levels in 2020, page 56. 

o Objectives 5A, 5B, 5C, page 57. 
o Community Planning Strategies 5.1, 5.2, 5.6, 5.8, page 58. 
o City Implementation Strategies 5.15, 5.17, 5.20, 5.24, page 59. 

 Goal 7: Life Cycle Housing: Create a diversity of primary housing 
opportunities to address the changing needs of residents, page 70. 

o Objectives 7A, 7B, page 71. 
o Community Planning Objectives 7.1, 7.1.3, page 72. 
o City Implementation Strategies 7.7, page 73. 

 Goal 8: Workforce Housing: Increase affordable housing opportunities and 
associated services for the workforce of Park City, page 74. 

o Objectives 8A, 8B, 8C, page 74. 
o Community Planning Strategies 8.1, 8.2, 8.8, page 76. 
o City Implementation Strategies 8.11, 8.15, 8.17, page 77. 

 Goal 15: Preserve the integrity, mass, scale, compatibility and historic fabric 
of the nationally and locally designated historic resources and districts for 
future generations, page 106.   

o Objectives 15A, 15B, 15E, page 107. 
o Community Planning Strategy 15.7, page 108. 
o City Implementation Strategies 15.16, page 109.  

 
LMC 15-2.4-3 Conditional Use Permit Review: The Planning Director shall review any 
Conditional Use permit (CUP) Application in the HR-M District and shall forward a 
recommendation to the Planning Commission regarding compliance with the Design 
Guidelines for Park City’s Historic Districts and Historic Sites and Chapter 5. The 
Planning Commission shall review the Application according to Conditional Use permit 
criteria set forth in Section15-1-10. As well as the following: 

 
A. Consistent with the Design Guidelines for Park City’s Historic Districts and Historic 

Sites.  
No Unmitigated Impacts 
The proposed Parking Lot has been screened (as discussed previously) in such a 
manner to mitigate any negative visual impacts from the Public Right-of-Way.  The 
proposed design complies with the Design Guidelines for New Construction.   
 

B. The Applicant may not alter the Historic Structure to minimize the residential character 
of the Building. 
Not applicable 
The Parking Lot will be constructed on vacant lots.  No Historic Structures are 
physically impacted by the Conditional Uses.  
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C. Dedication of a Facade Preservation Easement to assure preservation of the Structure 
is required. 
Not applicable 
The Parking Lot is new construction.   

 
D. New Buildings and additions must be in scale and Compatible with existing Historic 

Buildings in the neighborhood. Larger Building masses should be located to rear of the 
Structure to minimize the perceived mass from the Street. 
No Unmitigated Impacts 
As discussed previously, the carport and Parking Lot comply with the Design 
Guidelines for New Construction, specifically the Universal Guidelines and the Mass, 
Scale, and Height provisions of B. Primary Structures.  The scale and height of the 
proposed structure follows the predominant pattern of the neighborhood and is 
screened at the street. 

 
E. Parking requirements of Section 15-3 shall be met. The Planning Commission may 

waive parking requirements for Historic Structures. The Planning Commission may 
allow on-Street parallel parking adjacent to the Front Yard to count as parking for 
Historic Structures, if the Applicant can document that the on-Street Parking will not 
impact adjacent Uses or create traffic circulation hazards. A traffic study, prepared by 
a registered Engineer, may be required.  
No Unmitigated Impacts 
Parking for this CUP is based on the size of the units as indicated table LMC 15-3-6.  
The Multi-Unit Dwelling requires a total of ten (10) parking spaces. In total, the entire 
Woodside Park Affordable Housing Project requires 11.5 Parking Spaces to fulfill the 
Parking Requirement.  The Parking Lot contains a total of 13 Parking Spaces.  For a 
complete Parking Analysis, please reference section E. Off-Street Parking of the 
Master Planned Development application staff report in this Planning Commission 
Meeting Packet.   

 
F. All Yards must be designed and maintained in a residential manner. Existing mature 

landscaping shall be preserved wherever possible. The Use of native plants and trees 
is strongly encouraged.  
No Unmitigated Impacts 
The applicant has proposed ample vegetative screening for the Parking Lot which can 
be seen in the Landscape Plan (Sheet MPD-L200 in Exhibit A) and the Architectural 
Drawings for the Parking Lot (Exhibit C).  As was discussed in the Master Planned 
Development application staff report in this meeting packet, the remainder of the 
project will have vegetation that is consistent with that found in the Historic District, 
including, but not limited to, grass, native grasses, deciduous trees, shrubs, and other 
alpine perennials.  The proposed landscaping is compatible with that seen on the 
Single-Family Dwellings throughout the HR-M District and is consistent with the 
Design Guidelines for New Construction, specifically, A.5 Landscaping.   

 
G. Required Fencing and Screening between commercial and Residential Uses is 

required along common Property Lines. 
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No Unmitigated Impacts 
As can be seen in Figure 1, the applicant is proposing a six foot (6’) fence which is 
intended to screen the Parking Lot and internal areas of the development from the 
residential property owners to the north of the subject property.  In addition, the 
applicant is proposing a four foot (4’) fence which is intended to screen the Parking Lot 
from view from the Public Right of Way.  The remainder of the property has 
incorporated vegetative screening to buffer the public areas (like the Access 
Easement) and the private areas of the Woodside Park Affordable Housing Project – 
Phase I.   

 
H. All utility equipment and service Areas must be fully Screened to prevent visual and 

noise impacts on adjacent Properties and on pedestrians. 
No Unmitigated Impacts 
The proposed utility equipment and service areas are enclosed and screened.  As 
discussed previously, the mechanical room for the proposed project is located within 
the building and is not accessible from the exterior of the building. The Fire Riser is 
accessed from the exterior of the Building to allow for emergency access as required 
by code; however, the Fire Riser is an enclosed space and should not have negative 
impacts on the exterior of the structure.  The applicant will be required to meet all 
standards and codes in regards to mechanical systems and mechanical factors 
beyond normal scope are not expected from a project of this type. 

 
Multi-Unit Dwelling: 
 
LMC 15-1-10(E) Review: The Planning Department and/or Planning Commission must 
review each of the following items when considering whether or not the proposed 
Conditional Uses (Multi-Unit Dwelling) mitigates impacts of and addresses the following 
items: 
 
1. Size and location of the site 

No Unmitigated Impacts  
The Lot containing the Multi-Unit Dwelling is 20,752.11 square feet.  Per LMC 15-

2.4-4 Lot And Site Requirements, Developments consisting of more than four (4) 

Dwelling Units require a Lot Area at least equal to 5,625 square feet plus an 

additional 1,000 square feet per each additional Dwelling Unit over four (4) units. All 

Setback, height, parking, Open Space, and architectural requirements must be met.  

The total minimum lot area required for an eight-unit (8-unit) Multi-Unit Dwelling is 

9,625 square feet. The Multi-Unit Dwelling and Parking Lot comply with the minimum 

lot size.   

The entire Woodside Park Affordable Housing Project – Phase I site is 26,940 square 
feet consisting of three (3) lots.  A Plat Amendment is being processed concurrently to 
create a three lot subdivision (Plat Amendment staff report is in this Planning 
Commission meeting packet).  
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The subject property is located in the vicinity of other Multi-Unit Dwellings with 
associated Parking Areas, Single-Family Dwellings, and Municipal uses.  There are 
two (2) “Significant” Single-Family Dwellings listed on the Park City Historic Sites 
Inventory (HSI) that are a part of the Woodside Park Affordable Housing Project – 
Phase I. 
 
Table 1: Identifies the applicable location and site requirements for the Conditional 
Use Review: 
 

Required: Lot 1 Permitted: 

Lot Size – 
square 
feet (SF) 

20,752.11 SF 9,625 SF minimum for 8-
unit Multi-Unit Dwelling; 
complies 

Front Yard 
Setbacks 
by Use – 
feet 
(ft.)/inches 
(in.) 

Multi-Unit Dwelling 
(Woodside Avenue) 
20 ft. 
 

Multi-Family Dwelling 20 
ft.; complies 
 
 

Side Yard 
Setbacks– 
feet (ft.) 

Multi-Unit Dwelling 
(Woodside Avenue) 
18 ft. 

Multi-Family Dwelling 10 
ft.; complies 

 
2. Traffic considerations including capacity of the existing Streets in the Area  

No Unmitigated Impacts 
The Multi-Unit Dwelling will be adding additional vehicles to Woodside Avenue.  The 
proposed design meets the requirements for parking as indicated in the Section E. 
Off-Street Parking of the Master Planned Development application staff report in this 
Planning Commission Meeting Packet; however, no traffic study has been completed 
to quantify the additional impact at neighboring intersections.  A Condition of Approval 
has been added that the final Site Plan must be reviewed and approved by the City 
Engineer. The proposed Density of the entire MPD Project, is less than what is 
permitted under the LMC. 
 

3. Utility capacity  
No Unmitigated Impacts 
The applicant has submitted a Utility Plan (Exhibit A) for the entire project.  The 
applicant has reached out to local utility agencies for their initial review. No issues 
have been identified at this time.  

 
4. Emergency vehicle access  

No Unmitigated Impacts 
Emergency vehicles will access the site directly from Woodside Avenue. There is also 
access from Park Avenue.  No issues have been identified at this time.  The access 
easement will be thickened concrete capable of supporting emergency vehicles. 
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5. Location and amount of off street parking  
No Unmitigated Impacts 
Parking is based on the size of the units as indicated table LMC 15-3-6.  The Multi-
Unit Dwelling requires a total of ten (10) parking spaces. 
 
Table 2: Identifies the Parking Required by Unit for the Multi-Unit Dwelling: 

Unit: Square Feet (SF): Required: Proposed: 

A 1177 SF 1.5 1.5 

A-1 258 SF 1 1 

B 1194 SF 1.5 1.5 

B-1 265 SF 1 1 

C 1194 SF 1.5 1.5 

C-1 265 SF 1 1 

D 1177 SF 1.5 1.5 

D-1 258 SF 1 1 

                            TOTAL: 10 10 

 
In total, the entire Woodside Park Affordable Housing Project requires 13.5 Parking 
Spaces (14 when rounded to the next whole number) to fulfill the Parking 
Requirement.  Two (2) of the required 14 Parking Spaces will be provided on Lot 3 as 
a part of the Single-Family Dwelling at 1334 Woodside Avenue.  The Parking Lot will 
then fulfill the remaining 11.5 (12 when rounded to the next whole number) Parking 
Spaces.  The Parking Lot contains a total of 13 Parking Spaces.  For a complete 
Parking Analysis, please reference section E. Off-Street Parking of the Master 
Planned Development application staff report in this Planning Commission Meeting 
Packet.   
 

6. Internal vehicular and pedestrian circulation system  
No Unmitigated Impacts 
Vehicular access to the site is from Woodside Avenue, a public road.  Pedestrian 
access is from Woodside Avenue and Park Avenue.  The project scope includes an 
Access Easement running east-west which will link the City Park and Park Avenue 
bus stops to Woodside Avenue, eventually creating a pedestrian thoroughfare to Park 
City Mountain Resort after Phase II is completed.  This access easement will provide 
an important link to future development and improve existing pedestrian/bicycle 
circulation in the Lower Park Avenue core. 
 

7. Fencing, Screening and landscaping to separate the Use from adjoining Uses  
No Unmitigated Impacts 
Fencing and/or screening has been proposed for the Parking Lot.  See Figure 1 below 
for specific fence locations. 
 
Figure 1: The yellow line identifies a six foot (6’) fence intended to screen the Parking 
Lot and internal areas of the development from the property owners to the north of the 

Packet Pg. 404

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-3-6_Parking_Ratio_Requirements_For_Specific_Land_Use_Categories


subject property.  The orange line(s) identify the four foot (4’) fence intended to screen 
the Parking Lot from view from the Public Right of Way.   

 
In addition, the applicant has proposed ample vegetative screening for the parking lot 
which can be seen in the Landscape Plan (Sheet MPD-L200 in Exhibit A) and the 
Architectural Drawings for the Parking Lot (Exhibit C).  As was discussed in the Master 
Planned Development application staff report in this meeting packet, the remainder of 
the project will have vegetation that is consistent with that found in the Historic District, 
including, but not limited to, natural turf, native grasses, deciduous trees, shrubs, and 
other alpine perennials. 
 

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 zone height in the HR-M District is twenty-seven feet (27’) from Existing Grade.  
The applicant does not exceed the Zone Height for any of the buildings in the 
Woodside Park Affordable Housing Project – Phase I.  The proposed Multi-Unit 
Dwelling has broken up the perceived Building mass and bulk by adding articulation in 
the west (front) façade.  The Building, as viewed from the exterior, has been broken 
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up into smaller modules to appear like a series of smaller buildings rather than a large 
mass.   
 
The Multi-Unit Dwelling, as proposed, complies with the Design Guidelines for New 
Construction including the Universal Guidelines in that the new building reflects the 
historic character – simple building forms, unadorned materials, and restrained 
ornamentation.  In addition, the exterior elements of the new development – roofs, 
entrances, eaves, chimneys, porches, windows, doors, steps, and retaining walls are 
of human scale and are compatible with the neighboring Historic Sites.  The scale and 
height of the proposed building follows the predominant pattern of the neighborhood, 
especially with the use of the 12:12 pitch roof form.  The size and mass of the 
structure is compatible with the neighborhood because the units are broken up into 
smaller modules which added articulation and the varying the roof forms broke up the 
mass.   
 

9. Usable Open Space  
No Unmitigated Impacts 
As discussed in the Master Planned Development application (in this meeting packet), 
the proposal complies with the Open Space requirement as 14,119 square feet has 
been provided which equates to 52.41%.  

 
10.  Signs and lighting  

No Unmitigated Impacts 
The project has not yet proposed any signs for the project.  The HR-M District allows 
signs as provided in the Park City Sign Code, Title 12.   Per the Parking Area 
requirements, the applicant has provided a lighting plan (see the Site Plan sheet MPD-
004) and proposed fixture for review. In addition, the applicant has provided a lighting 
plan for the pedestrian easement – also visible on the Site Plan sheet MPD-004.   Any 
building lighting will be required to meet the requirements in the Park City lighting 
regulations.   

 
11.  Physical design and Compatibility with surrounding Structures in mass, scale, style, 

design, and architectural detailing 
No Unmitigated Impacts 
The proposed design is architecturally compatible with all surrounding structures, 
whether they are Single-Family Dwelling or Multi-Unit Dwelling.  As stated previously, 
the Multi-Unit Dwelling complies with the Design Guidelines for New Construction.  
The proposed design incorporates a modern interpretation of materials that are 
reminiscent of those used on Historic Structures.  Overall, staff finds that the proposed 
design is compatible with the surrounding Structures in mass, scale, style, design, and 
architectural detailing. 
 

12. Noise, vibration, odors, steam, or other mechanical factors that might affect people 
and property Off-site  
No Unmitigated Impacts 
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The mechanical room for the proposed project is located within the building and is not 
accessible from the exterior of the building. The Fire Riser is accessed from the 
exterior of the Building to allow for emergency access as required by code; however, 
the Fire Riser is an enclosed space and should not have negative impacts on the 
exterior of the structure as it relates to noise, vibration, odors, steam, or other 
mechanical factors.  The applicant will be required to meet all standards and codes in 
regards to mechanical systems. Mechanical factors beyond normal scope are not 
expected from a project of this type. 

 
13. Control of delivery and service vehicles, loading and unloading zones, and Screening 

of trash pickup Areas  
No Unmitigated Impacts 
The Service area (which would include trash receptacles) is located near the Parking 
Lot in an enclosed structure (see Exhibit A – Site Plan Sheet MPD-004).   Delivery and 
service vehicles outside of trash collection are not anticipated. An exterior dumpster 
has not been proposed. 

 
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 
This Multi-Dwelling residential project is expected to be deed restricted as a 
Condominium Project under individual ownership.  Unit A, B, C, and D (ranging from 
approximately 1177 square feet to 1194 square feet) will each own their own smaller 
units in Units A-1, A-2, A-3, A-4 (ranging from approximately 258 square feet to 265 
square feet) with the intention of producing a rental income for the owners of the 
primary unit and to fill the void for “transient housing” (seasonal) as directed in the 
General Plan (Goal 8) and Purpose Statement A of the HR-M District.   The entire 
Multi-Unit Dwelling is Affordable Housing.   
 

15. Within and adjoining the Site, impacts on Environmentally Sensitive Lands, Slope 
retention, and appropriateness of the proposed Structure to the topography of the Site 
No Unmitigated Impacts 
The site is not located within the Sensitive Lands Overly District.  There are no known 
Physical Mine Hazards on the property.   The site is within the Soils Ordinance 
Boundary and the site will have to meet the Soils Ordinance which is standard for all 
Development and is Condition of Approval #5 of the Plat Amendment.   Due to the 
relatively flat topography, very little retaining will be necessary.  All retaining walls on 
site are no higher than 4 feet in total height.  All retaining walls will be stacked stone 
consistent with those found in the Historic District.  The site is located in a FEMA 
Flood Zone A. 
 

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 
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As indicated in the Master Planned Development application staff report, staff finds 
that the proposed MPD fulfills the following Goals, Objectives, and/or Implantation 
Strategies of the General Plan:  

 Goal 3: Park City will encourage alternative modes of transportation on a 
regional and local scale to maintain our small town character, page 42. 

o Objective 3A, page 43. 
o Community Planning Strategies 3.1, 3.2, 3.3, 3.4, 3.5, page 44. 
o City Implementation Strategies 3.7, 3.11, 3.12, 3.15, page 45. 

 Goal 5: Environmental Mitigation: Park City will be a leader in energy 
efficiency and conservation of natural resources reducing greenhouse gas 
emissions by at least 15% below 2005 levels in 2020, page 56. 

o Objectives 5A, 5B, 5C, page 57. 
o Community Planning Strategies 5.1, 5.2, 5.6, 5.8, page 58. 
o City Implementation Strategies 5.15, 5.17, 5.20, 5.24, page 59. 

 Goal 7: Life Cycle Housing: Create a diversity of primary housing 
opportunities to address the changing needs of residents, page 70. 

o Objectives 7A, 7B, page 71. 
o Community Planning Objectives 7.1, 7.1.3, page 72. 
o City Implementation Strategies 7.7, page 73. 

 Goal 8: Workforce Housing: Increase affordable housing opportunities and 
associated services for the workforce of Park City, page 74. 

o Objectives 8A, 8B, 8C, page 74. 
o Community Planning Strategies 8.1, 8.2, 8.8, page 76. 
o City Implementation Strategies 8.11, 8.15, 8.17, page 77. 

 Goal 15: Preserve the integrity, mass, scale, compatibility and historic fabric 
of the nationally and locally designated historic resources and districts for 
future generations, page 106.   

o Objectives 15A, 15B, 15E, page 107. 
o Community Planning Strategy 15.7, page 108. 
o City Implementation Strategies 15.16, page 109.  

 
LMC 15-2.4-3 Conditional Use Permit Review: The Planning Director shall review any 
Conditional Use permit (CUP) Application in the HR-M District and shall forward a 
recommendation to the Planning Commission regarding compliance with the Design 
Guidelines for Park City’s Historic Districts and Historic Sites and Chapter 5. The 
Planning Commission shall review the Application according to Conditional Use permit 
criteria set forth in Section15-1-10. As well as the following: 

 
A. Consistent with the Design Guidelines for Park City’s Historic Districts and Historic 

Sites.  
No Unmitigated Impacts 
The Multi-Unit Dwelling, as proposed, complies with the Design Guidelines for New 
Construction including the Universal Guidelines in that the new building reflects the 
historic character – simple building forms, unadorned materials, and restrained 
ornamentation.  In addition, the exterior elements of the new development – roofs, 
entrances, eaves, chimneys, porches, windows, doors, steps, and retaining walls are 
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of human scale and are compatible with the neighboring Historic Sites.  The scale and 
height of the proposed building follows the predominant pattern of the neighborhood, 
especially with the use of the 12:12 pitch roof form.  The size and mass of the 
structure is compatible with the neighborhood because the units are broken up into 
smaller modules which added articulation and the varying the roof forms broke up the 
mass. 
   

B. The Applicant may not alter the Historic Structure to minimize the residential character 
of the Building. 
Not applicable 
The Multi-Unit Dwelling will be constructed on vacant lots.  No Historic Structures are 
physically impacted by the Conditional Uses.  

 
C. Dedication of a Facade Preservation Easement to assure preservation of the Structure 

is required. 
Not applicable 
The Multi-Unit Dwelling is new construction.   

 
D. New Buildings and additions must be in scale and Compatible with existing Historic 

Buildings in the neighborhood. Larger Building masses should be located to rear of the 
Structure to minimize the perceived mass from the Street. 
No Unmitigated Impacts 
As discussed previously, the Multi-Unit Dwelling complies with the Design Guidelines 
for New Construction, specifically the Universal Guidelines and the Mass, Scale, and 
Height provisions of B. Primary Structures.  The scale and height of the proposed 
building follows the predominant pattern of the neighborhood, especially with the use 
of the 12:12 pitch roof form.  The size and mass of the structure is compatible with the 
neighborhood because the units are broken up into smaller modules which added 
articulation and the varying the roof forms broke up the mass.   

 
E. Parking requirements of Section 15-3 shall be met. The Planning Commission may 

waive parking requirements for Historic Structures. The Planning Commission may 
allow on-Street parallel parking adjacent to the Front Yard to count as parking for 
Historic Structures, if the Applicant can document that the on-Street Parking will not 
impact adjacent Uses or create traffic circulation hazards. A traffic study, prepared by 
a registered Engineer, may be required.  
No Unmitigated Impacts 
Parking for this CUP is based on the size of the units as indicated table LMC 15-3-6.  
The Multi-Unit Dwelling requires a total of ten (10) parking spaces. In total, the entire 
Woodside Park Affordable Housing Project requires 11.5 Parking Spaces to fulfill the 
Parking Requirement.  The Parking Lot contains a total of 13 Parking Spaces.  For a 
complete Parking Analysis, please reference section E. Off-Street Parking of the 
Master Planned Development application staff report in this Planning Commission 
Meeting Packet.   
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F. All Yards must be designed and maintained in a residential manner. Existing mature 
landscaping shall be preserved wherever possible. The Use of native plants and trees 
is strongly encouraged.  
No Unmitigated Impacts 
The applicant has proposed ample vegetative screening for the Parking Lot which can 
be seen in the Landscape Plan (Sheet MPD-L200 in Exhibit A) and the Architectural 
Drawings for the Parking Lot (Exhibit C).  As was discussed in the Master Planned 
Development application staff report in this meeting packet, the remainder of the 
project will have vegetation that is consistent with that found in the Historic District, 
including, but not limited to, natural turf, native grasses, deciduous trees, shrubs, and 
other alpine perennials.  The proposed landscaping is compatible with that seen on 
the Single-Family Dwellings throughout the HR-M District and is consistent with the 
Design Guidelines for New Construction, specifically, A.5 Landscaping.   

 
G. Required Fencing and Screening between commercial and Residential Uses is 

required along common Property Lines. 
No Unmitigated Impacts 
As can be seen in Figure 1, the applicant is proposing a six foot (6’) fence which is 
intended to screen the Parking Lot and internal areas of the development from the 
residential property owners to the north of the subject property.  In addition, the 
applicant is proposing a four foot (4’) fence which is intended to screen the Parking Lot 
from view from the Public Right of Way.  The remainder of the property has 
incorporated vegetative screening to buffer the public areas (like the Access 
Easement) and the private areas of the Woodside Park Affordable Housing Project – 
Phase I.   

 
H. All utility equipment and service Areas must be fully Screened to prevent visual and 

noise impacts on adjacent Properties and on pedestrians. 
No Unmitigated Impacts 
The proposed utility equipment and service areas are enclosed and screened.  As 
discussed previously, the mechanical room for the proposed project is located within 
the building and is not accessible from the exterior of the building. The Fire Riser is 
accessed from the exterior of the Building to allow for emergency access as required 
by code; however, the Fire Riser is an enclosed space and should not have negative 
impacts on the exterior of the structure.  The applicant will be required to meet all 
standards and codes in regards to mechanical systems and mechanical factors 
beyond normal scope are not expected from a project of this type. 

 
Department Review 
This project has gone through an interdepartmental review.  No further issues were 
brought up at that time.  
     
Notice 
On June 28th, 2017, July 12th, 2016, August 9th, 2017 the property was posted and 
notice was mailed to property owners within 300 feet.  Legal notice was also published 
on the Utah Public Notice Website and Park Record on June 24th, 2017, July 8th, 2017, 
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and August 5th, 2017 according to requirements of the Land Management Code.  
 
Public Input 
No public input has been received by the time of this report. 
 
Alternatives 

1. The Planning Commission may approve the Conditional Use Permits for the 
Multi-Unit Dwelling and Parking Area with five (5) or more spaces at the 
Woodside Park Affordable Housing Project – Phase I, as conditioned or 
amended; or 

2. The Planning Commission may continue the discussion on the Conditional Use 
Permits for the Multi-Unit Dwelling and Parking Area with five (5) or more spaces 
at the Woodside Park Affordable Housing Project – Phase I; or 

3. The Planning Commission may deny Conditional Use Permits for the Multi-Unit 
Dwelling and Parking Area with five (5) or more spaces at the Woodside Park 
Affordable Housing Project – Phase I and direct staff to make Findings for this 
decision.   

4. The Planning Commission may deny one Conditional Use Permit, but approve 
the other Conditional Use Permit and direct staff to make Findings for this 
decision. 

 
Significant Impacts 
There are no significant fiscal impacts from this application that haven’t been 
addressed.  
 
Consequences of not taking action on the Suggested Recommendation 
The applicant would have to modify the current design based on input from the Planning 
Commission.    
 
Recommendation 
Staff recommends that the Planning Commission review the submitted Conditional Use 
Permits for the Multi-Unit Dwelling and Parking Area with five (5) or more spaces, hold a 
public hearing, and consider approving the requested application based on the Findings 
of Fact, Conclusions of Law, and Conditions of Approval for the Commission’s 
consideration.  
 
Parking Area of five (5) of more spaces: 
 
Findings of Fact 
1. The proposed site location of the Woodside Park Affordable Housing Project – 

Phase I, consists of 1333 Park Avenue (“Significant” Single-Family Dwelling), 1353 
Park Avenue (the former Park Avenue Fire Station parcel), and 1364 Woodside 
Avenue (vacant lot). 

2. The property is located in the Historic Residential-Medium Density (HR-M) Zoning 
District.  
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3. Per LMC 15-2.4-2(B) Conditional Uses, a Parking Area with five (5) or more spaces 
(Parking Lot) is a Conditional Use. In the HR-M District, Conditional Uses are subject 
to review according to the Conditional Use Permit Criteria set forth in LMC 15-1-10 
and LMC 15-2.4-3 Conditional Use Review (HR-M).   

4. The Conditional Use Permit application was submitted on January 26, 2017 for the 
Parking Area (Parking Lot) with five (5) or more spaces.  The application was 
deemed complete on February 6, 2017.   
The Parking Lot will be located at 1364 Woodside Avenue and will contain 13 Parking 
Spaces. The site is located in a FEMA Flood Zone A. 

5. There are eight (8) applications total for the entire scope of Phase I. 
6. A Historic District Design Review (HDDR) application has been submitted for the 

Parking Lot.  The application is under review pending Planning Commission review 
of the Conditional Use Permits.   

7. The applicant has submitted a Plat Amendment application for the Woodside Park 
Phase I Subdivision creating a 3-lot subdivision.  The Parking Lot will be located on 
Lot 1 of the proposed Woodside Park Phase I Subdivision.   

8. The Lot containing the Parking Lot is 20,752.11 square feet.  
9. In total, the entire Woodside Park Affordable Housing Project requires 13.5 Parking 

Spaces to fulfill the Parking Requirement.  Two (2) of the required 13.5 Parking 
Spaces will be provided on Lot 3 as a part of the Single-Family Dwelling design at 
1334 Woodside Avenue.  The Parking Lot will then fulfill the remaining 11.5 Parking 
Spaces.  The Multi-Unit Dwelling requires ten (10) Parking Spaces.  The Parking Lot 
contains a total of 13 Parking Spaces.   

10. The proposal complies with the Conditional Use Criteria set forth in LMC 15-1-10 
and LMC 15-2.4-3 Conditional Use Review (HR-M).   

11. There are no unmitigated impacts to LMC 15-1-10(E)(1)  Size and location of the 
site, as The Lot containing the Parking Lot is 20,752.11 square feet.  All Setbacks, 
height, parking, Open Space, and architectural requirements must be met.  There is 
no minimum lot size for the Parking Lot.   

12. There are no unmitigated impacts to LMC 15-1-10(E)(2) Traffic considerations 
including capacity of the existing Streets in the Area, as the proposed design meets 
the requirements for parking as indicated in the Section E. Off-Street Parking of the 
Master Planned Development and the proposed Density of the entire MPD Project, 
is less than what is permitted under the LMC. 

13. There are no unmitigated impacts to LMC 15-1-10(E)(3) Utility capacity, the 
applicant has submitted a Utility Plan and  reached out to local utility agencies for 
their initial review. No issues have been identified at this time.  

14. There are no unmitigated impacts to LMC 15-1-10(E)(4) Emergency vehicle access 
as Emergency vehicles will access the site directly from Woodside Avenue and Park 
Avenue.  No issues have been identified at this time.  The access easement will be 
thickened concrete capable of supporting emergency vehicles. 

15. There are no unmitigated impacts to LMC 15-1-10(E)(5) Location and amount of off 
street parking, as the Parking Lot contains a total of 13 Parking Spaces. 

16. There are no unmitigated impacts to LMC 15-1-10(E)(6) Internal vehicular and 
pedestrian circulation system, as Vehicular access to the site is from Woodside 
Avenue, a public road.  Pedestrian access is from Woodside Avenue and Park 
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Avenue.  The project scope includes an Access Easement running east-west which 
will link the City Park and Park Avenue bus stops to Woodside Avenue, eventually 
creating a pedestrian thoroughfare to Park City Mountain Resort after Phase II is 
completed.   

17. There are no unmitigated impacts to LMC 15-1-10(E)(7) Fencing, Screening and 
landscaping to separate the Use from adjoining Uses,  as Fencing and/or screening 
has been proposed for the Parking Lot.  

18. There are no unmitigated impacts to LMC 15-1-10(E)(8) Building mass, bulk, and 
orientation, and the location of Buildings on the Site; including orientation to Buildings 
on adjoining Lots, as the applicant does not exceed the Zone Height for any of the 
buildings in the Woodside Park Affordable Housing Project – Phase I.   

19. There are no unmitigated impacts to LMC 15-1-10(E)(9) Usable Open Space, as the 
proposal complies with the Open Space requirement as 14,119 square feet has been 
provided which equates to 52.41%.  

20. There are no unmitigated impacts to LMC 15-1-10(E)(10) Signs and lighting, as the 
project has not yet proposed any signs for the project.  The HR-M District allows signs 
as provided in the Park City Sign Code, Title 12.    

21. There are no unmitigated impacts to LMC 15-1-10(E)(11) Physical design and 
Compatibility with surrounding Structures in mass, scale, style, design, and 
architectural detailing, as the proposed design is architecturally compatible with all 
surrounding structures.   

22. There are no unmitigated impacts to LMC 15-1-10(E)(12) Noise, vibration, odors, 
steam, or other mechanical factors that might affect people and property Off-site, as 
the applicant will be required to meet all standards and codes in regards to 
mechanical systems. Mechanical factors beyond normal scope are not expected from 
a project of this type. 

23. There are no unmitigated impacts to LMC 15-1-10(E)(13) Control of delivery and 
service vehicles, loading and unloading zones, and Screening of trash pickup Areas, 
as the Service area (which would include trash receptacles) is located near the 
Parking Lot in an enclosed structure. Delivery and service vehicles outside of trash 
collection are not anticipated.  

24. There are no unmitigated impacts to LMC 15-1-10(E)(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, as this Multi-Unit Dwelling and Single-Family Dwelling abutting Park 
Avenue are expected to be deed restricted as a Condominium Project under individual 
ownership and will be compliant with the Affordable Housing Resolution.  The Parking 
Lot will facilitate parking spaces for these structures.     

25. There are no unmitigated impacts to LMC 15-1-10(E)(15) Within and adjoining the 
Site, impacts on Environmentally Sensitive Lands, Slope retention, and 
appropriateness of the proposed Structure to the topography of the Site, as the site is 
not located within the Sensitive Lands Overly District.   

26. There are no unmitigated impacts to LMC 15-1-10(E)(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, as the proposed MPD fulfills the following 
Goals, Objectives, and/or Implantation Strategies of the General Plan. 
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27. There are no unmitigated impacts to LMC 15-2.4-3(A) as the proposed Parking Lot 
has been screened in such a manner to mitigate any negative visual impacts from the 
Public Right-of-Way.   

28. There are no unmitigated impacts to LMC 15-2.4-3(B) as the Parking Lot will be 
constructed on vacant lots.  No Historic Structures are physically impacted by the 
Conditional Uses.  

29. There are no unmitigated impacts to LMC 15-2.4-3(C) as the Parking Lot is new 
construction.   

30. There are no unmitigated impacts to LMC 15-2.4-3(D) as the carport and Parking Lot 
comply with the Design Guidelines for New Construction, specifically the Universal 
Guidelines and the Mass, Scale, and Height provisions of B. Primary Structures.   

31. There are no unmitigated impacts to LMC 15-2.4-3(E) as the Parking for this CUP is 
based on the size of the units as indicated table LMC 15-3-6.   

32. There are no unmitigated impacts to LMC 15-2.4-3(F) as the applicant has proposed 
ample vegetative screening for the Parking Lot which can be seen in the Landscape 
Plan (Sheet MPD-L200 in Exhibit A) and the Architectural Drawings for the Parking 
Lot. 

33. There are no unmitigated impacts to LMC 15-2.4-3(G) as the applicant is proposing a 
six foot (6’) fence which is intended to screen the Parking Lot and internal areas of the 
development from the residential property owners to the north of the subject property.  
In addition, the applicant is proposing a four foot (4’) fence which is intended to screen 
the Parking Lot from view from the Public Right of Way.   

34. There are no unmitigated impacts to LMC 15-2.4-3(H) as the proposed utility 
equipment and service areas are enclosed and screened.   

35. The proposed Parking Lot complies with the maximum height requirement of the 
HRM. 

36. The proposed Parking Lot complies with the minimum Front Yard, Rear Yard, and 
Side Yard Setbacks. 

37. The Planning Commission reviewed and continued the Conditional Use Permit 
applications on July 12th, 2017 and July 26th, 2017.  There was no discussion from 
the Planning Commission regarding the Conditional Use Permits at either of the 
meetings.   

38. On June 28th, 2017, July 12th, 2016, August 9th, 2017 the property was posted and 
notice was mailed to property owners within 300 feet.  Legal notice was also 
published on the Utah Public Notice Website and Park Record on June 24th, 2017, 
July 8th, 2017, and August 5th, 2017 according to requirements of the Land 
Management Code.  

39. The Findings in the Analysis section of this report are incorporated herein. 
 
Conclusions of Law 
1. The application complies with all requirements of the LMC and satisfies all 

Conditional Use Permit review criteria for a Parking Area as established by the LMC 
15-1-10 and LMC 15-2.4-3(E) Conditional Use Review (HR-M). 

2. The Use, as conditioned, is Compatible with surrounding Structures in Use, scale, 
mass and circulation; and 
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3. The effects of any differences in Use or scale have been mitigated through careful 
planning. 

 
Conditions of Approval 
1. All Standard Project Conditions shall apply. 
2. City approval of a construction mitigation plan is a condition precedent to the 

issuance of any building permits.   
3. City Engineer review and approval of all appropriate grading, utility installation, 

public improvements and drainage plans for compliance with City standards, to 
include driveway and Parking Area layout, is a condition precedent to building permit 
issuance.  An approved shoring plan is required prior to excavation.  

4. A landscape plan is required to be submitted with the building permit.  Changes to 
an approved landscape plan must be reviewed and approved by the Planning 
Department prior to landscape installation. 

5. This approval will expire on July 12, 2018, if a complete building permit submittal has 
not been received, unless a written request for an extension is received and 
approved by the Planning Director prior to the date of expiration 

6. Recordation of the Plat is required prior to building permit issuance. 
7. Modified 13-D fire sprinkler system is required. 
8. Any modification of approved unit layout which changes the number of bedrooms 

configuration or unit size will require amendment to Conditional Use Permit. 
9. An approved tenant/owner parking management plan is required prior to building 

permit issuance that limits the occupant’s vehicles per unit to those required in the 
LMC.  Said plan must include a deed restriction and responsible party for 
enforcement. 

10. All above grade utility facilities shall be located on the property and properly 
screened. 

 
Multi-Unit Dwelling: 
 
Findings of Fact 
1. The proposed site location of the Woodside Park Affordable Housing Project – 

Phase I, consists of 1333 Park Avenue (“Significant” Single-Family Dwelling), 1353 
Park Avenue (the former Park Avenue Fire Station parcel), and 1364 Woodside 
Avenue (vacant lot). 

2. The property is located in the Historic Residential-Medium Density (HR-M) Zoning 
District.  

3. Per LMC 15-2.4-2(B) Conditional Uses, a Multi-Unit Dwelling is a Conditional Use. In 
the HR-M District, Conditional Uses are subject to review according to the 
Conditional Use Permit Criteria set forth in LMC 15-1-10 and LMC 15-2.4-3 
Conditional Use Review (HR-M).   

4. The Conditional Use Permit applications were submitted on January 26, 2017 for the 
Multi-Unit Dwelling and Parking Area (Parking Lot) with five (5) or more spaces.  The 
applications were deemed complete on February 6, 2017.   

5. The Multi-Unit Dwelling will contain eight-units (8-units) and will be located at 1354 
Woodside Avenue (the current legal address is 1353 Park Avenue). 
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6. The site is located in a FEMA Flood Zone A. 
7. There are eight (8) applications total for the entire scope of Phase I. 
8. A Historic District Design Review (HDDR) application has been submitted for the 

Parking Lot and Multi-Unit Dwelling.  The application is under review pending 
Planning Commission review of the Conditional Use Permits.   

9. The applicant has submitted a Plat Amendment application for the Woodside Park 
Phase I Subdivision creating a 3-lot subdivision.  The Multi-Unit Dwelling and 
Parking Lot will be located on Lot 1 of the proposed Woodside Park Phase I 
Subdivision.   

10. The Lot containing the Multi-Unit Dwelling is 20,752.11 square feet.  
11. The Multi-Unit Dwelling will be Deed Restricted affordable housing. 
12. The Multi-Unit Dwelling contains eight (8) units.  There will be four (4) units ranging 

from approximately 1177 square feet to 1194 square feet and four (4) units ranging 
from approximately 258 square feet to 265 square feet.   

13. In total, the entire Woodside Park Affordable Housing Project requires 13.5 Parking 
Spaces to fulfill the Parking Requirement.  Two (2) of the required 13.5 Parking 
Spaces will be provided on Lot 3 as a part of the Single-Family Dwelling design at 
1334 Woodside Avenue.  The Parking Lot will then fulfill the remaining 11.5 Parking 
Spaces.  The Multi-Unit Dwelling requires ten (10) Parking Spaces.  The Parking Lot 
contains a total of 13 Parking Spaces.   

14. There are no unmitigated impacts to LMC 15-1-10(E)(1)  Size and location of the 
site, as the Lot containing the Multi-Unit Dwelling is 20,752.11 square feet.  Per LMC 
15-2.4-4 Lot And Site Requirements, Developments consisting of more than four (4) 
Dwelling Units require a Lot Area at least equal to 5,625 square feet plus an 
additional 1,000 square feet per each additional Dwelling Unit over four (4) units. All 
Setback, height, parking, Open Space, and architectural requirements must be met. 

15. There are no unmitigated impacts to LMC 15-1-10(E)(2) Traffic considerations 
including capacity of the existing Streets in the Area, as the proposed design meets 
the requirements for parking and the proposed Density of the entire MPD Project, is 
less than what is permitted under the LMC. 

16. There are no unmitigated impacts to LMC 15-1-10(E)(3) Utility capacity, the 
applicant has submitted a Utility Plan and  reached out to local utility agencies for 
their initial review. No issues have been identified at this time.  

17. There are no unmitigated impacts to LMC 15-1-10(E)(4) Emergency vehicle access 
as Emergency vehicles will access the site directly from Woodside Avenue and Park 
Avenue.  No issues have been identified at this time.  The access easement will be 
thickened concrete capable of supporting emergency vehicles. 

18. There are no unmitigated impacts to LMC 15-1-10(E)(5) Location and amount of off 
street parking, as the Parking Lot contains a total of 13 Parking Spaces. 

19. There are no unmitigated impacts to LMC 15-1-10(E)(6) Internal vehicular and 
pedestrian circulation system, as Vehicular access to the site is from Woodside 
Avenue, a public road.  Pedestrian access is from Woodside Avenue and Park 
Avenue.  The project scope includes an Access Easement running east-west which 
will link the City Park and Park Avenue bus stops to Woodside Avenue, eventually 
creating a pedestrian thoroughfare to Park City Mountain Resort after Phase II is 
completed.   
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20. There are no unmitigated impacts to LMC 15-1-10(E)(7) Fencing, Screening and 
landscaping to separate the Use from adjoining Uses,  as Fencing and/or screening 
has been proposed for the Parking Lot.   
There are no unmitigated impacts to LMC 15-1-10(E)(8) Building mass, bulk, and 
orientation, and the location of Buildings on the Site; including orientation to Buildings 
on adjoining Lots, as the proposed Multi-Unit Dwelling has broken up the perceived 
Building mass and bulk by adding articulation in the west (front) façade.  The Building, 
as viewed from the exterior, has been broken up into smaller modules to appear like a 
series of smaller buildings rather than a large mass.   

21. There are no unmitigated impacts to LMC 15-1-10(E)(9) Usable Open Space, as the 
proposal complies with the Open Space requirement as 14,119 square feet has been 
provided which equates to 52.41%.  

22. There are no unmitigated impacts to LMC 15-1-10(E)(10) Signs and lighting, as the 
project has not yet proposed any signs for the project.  The HR-M District allows signs 
as provided in the Park City Sign Code, Title 12.    

23. There are no unmitigated impacts to LMC 15-1-10(E)(11) Physical design and 
Compatibility with surrounding Structures in mass, scale, style, design, and 
architectural detailing, as the proposed design is architecturally compatible with all 
surrounding structures.   

24. There are no unmitigated impacts to LMC 15-1-10(E)(12) Noise, vibration, odors, 
steam, or other mechanical factors that might affect people and property Off-site, as 
the applicant will be required to meet all standards and codes in regards to 
mechanical systems. Mechanical factors beyond normal scope are not expected from 
a project of this type. 

25. There are no unmitigated impacts to LMC 15-1-10(E)(13) Control of delivery and 
service vehicles, loading and unloading zones, and Screening of trash pickup Areas, 
as the Service area (which would include trash receptacles) is located near the 
Parking Lot in an enclosed structure. Delivery and service vehicles outside of trash 
collection are not anticipated.  

26. There are no unmitigated impacts to LMC 15-1-10(E)(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, as this Multi-Unit Dwelling and Single-Family Dwelling abutting Park 
Avenue are expected to be deed restricted as a Condominium Project under individual 
ownership and will be compliant with the Affordable Housing Resolution.  The Parking 
Lot will facilitate parking spaces for these structures.     

27. There are no unmitigated impacts to LMC 15-1-10(E)(15) Within and adjoining the 
Site, impacts on Environmentally Sensitive Lands, Slope retention, and 
appropriateness of the proposed Structure to the topography of the Site, as the site is 
not located within the Sensitive Lands Overly District.   

28. There are no unmitigated impacts to LMC 15-1-10(E)(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, as the proposed MPD fulfills the following 
Goals, Objectives, and/or Implantation Strategies of the General Plan. 
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29. There are no unmitigated impacts to LMC 15-2.4-3(A) as the proposed Parking Lot 
has been screened in such a manner to mitigate any negative visual impacts from the 
Public Right-of-Way.   

30. There are no unmitigated impacts to LMC 15-2.4-3(B) as the Parking Lot will be 
constructed on vacant lots.  No Historic Structures are physically impacted by the 
Conditional Uses.  

31. There are no unmitigated impacts to LMC 15-2.4-3(C) as the Multi-Unit Dwelling is 
new construction.   

32. There are no unmitigated impacts to LMC 15-2.4-3(D) as the Multi-Unit Dwelling 
complies with the Design Guidelines for New Construction, specifically the Universal 
Guidelines and the Mass, Scale, and Height provisions of B. Primary Structures.  The 
scale and height of the proposed building follows the predominant pattern of the 
neighborhood, especially with the use of the 12:12 pitch roof form.   

33. There are no unmitigated impacts to LMC 15-2.4-3(E) as the Parking for this CUP is 
based on the size of the units as indicated table LMC 15-3-6.   

34. There are no unmitigated impacts to LMC 15-2.4-3(F) as the applicant has proposed 
ample vegetative screening for the Parking Lot which can be seen in the Landscape 
Plan (Sheet MPD-L200 in Exhibit A) and the Architectural Drawings for the Parking 
Lot. 

35. There are no unmitigated impacts to LMC 15-2.4-3(G) as the applicant is proposing a 
six foot (6’) fence which is intended to screen the Parking Lot and internal areas of the 
development from the residential property owners to the north of the subject property.  
In addition, the applicant is proposing a four foot (4’) fence which is intended to screen 
the Parking Lot from view from the Public Right of Way.   

36. There are no unmitigated impacts to LMC 15-2.4-3(H) as the proposed utility 
equipment and service areas are enclosed and screened.   

37. The Planning Commission reviewed and continued the Conditional Use Permit 
applications on July 12th, 2017 and July 26th, 2017.  There was no discussion from 
the Planning Commission regarding the Conditional Use Permits at either of the 
meetings.   

38. On June 28th, 2017, July 12th, 2016, August 9th, 2017 the property was posted and 
notice was mailed to property owners within 300 feet.  Legal notice was also 
published on the Utah Public Notice Website and Park Record on June 24th, 2017, 
July 8th, 2017, and August 5th, 2017 according to requirements of the Land 
Management Code.  

39. The Findings in the Analysis section of this report are incorporated herein. 
 

Conclusions of Law 
1. The application complies with all requirements of the LMC and satisfies all 

Conditional Use Permit review criteria for a Multi-Unit Dwelling as established by the 
LMC 15-1-10 and LMC 15-2.4-3(E) Conditional Use Review (HR-M). 

2. The Use, as conditioned, is Compatible with surrounding Structures in Use, scale, 
mass and circulation; and 

3. The effects of any differences in Use or scale have been mitigated through careful 
planning. 
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Conditions of Approval 
1. All Standard Project Conditions shall apply. 
2. City approval of a construction mitigation plan is a condition precedent to the 

issuance of any building permits.   
3. City Engineer review and approval of all appropriate grading, utility installation, 

public improvements and drainage plans for compliance with City standards, to 
include driveway and Parking Area layout, is a condition precedent to building permit 
issuance.  An approved shoring plan is required prior to excavation.  

4. A landscape plan is required to be submitted with the building permit.  Changes to 
an approved landscape plan must be reviewed and approved by the Planning 
Department prior to landscape installation. 

5. This approval will expire on July 12, 2018, if a complete building permit submittal has 
not been received, unless a written request for an extension is received and 
approved by the Planning Director prior to the date of expiration 

6. Recordation of the Plat is required prior to building permit issuance. 
7. Modified 13-D fire sprinkler system is required. 
8. Any modification of approved unit layout which changes the number of bedrooms 

configuration or unit size will require amendment to Conditional Use Permit. 
9. An approved tenant/owner parking management plan is required prior to building 

permit issuance that limits the occupant’s vehicles per unit to those required in the 
LMC.  Said plan must include a deed restriction and responsible party for 
enforcement. 

10. All above grade utility facilities shall be located on the property and properly 
screened. 

 
Exhibits 
Exhibit A: Woodside Park Phase I Proposed Plat, Survey, Existing Site Plan, 

Proposed Site Plan, Utility Plan, Landscape Plan 
Exhibit B:  Multi-Unit Dwelling Architectural Drawings 
Exhibit C: Parking Lot Architectural Drawings 
Exhibit D: Standard Project Conditions 
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Woodside Park

EXISTING SITE PLAN
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Existing 1353 Park Avenue Site Plan
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Proposed Site Plan

* Re: LMC 15-6-5-D
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Proposed Aerial Photo
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Exhibit B - Multi-Unit Dwelling Architectural Drawings



BUILDING DESCRIPTION

The proposed project consist of a multifamily townhouse 
development and open space. The CUP proposes four 
townhouse units with four independent accessory 
apartments.

All residential units consist of two levels with pitched and 
flat roofs under the hight requirements. The response of 
the statutory regulation, all new work or repair, 
replacement, rehabilitation or restoration shall be 
compliant. Design Guidelines intended to secure, 
compatibility with and provide for visual aesthetics 
complement to the character and function of the 
community shall be paramount to any proposed 
improvement. All design on these houses has been design  
to comply with the Design Guidelines regulations.
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SCALE: 1/4" = 1'-0"
1 1364 Woodside Avenue Elevation

SCALE: 1/4" = 1'-0"
2 1354 Woodside Ave. North Elevation
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1 1354 Woodside Ave. East Elevation
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Exhibit C - Parking Lot Architectural Drawings



BUILDING DESCRIPTION

The 1364 Woodside Avenue (Sernyak Subdivision Lot 2) 
will be use as parking area for the new resideantial 
development of 1354 Woodside Avenue.

The project proposes a 14 stall parking area with canopy 
structure. The Steal structure with standing seam metal 
roof will accomodate solar panels.
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CUP Roof Plan
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SCALE: 1" = 10'-0"
1 CUP Roof Plan
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Exhibit D - Standard Project Conditions



PARK CITY MUNICIPAL CORPORATION 
 STANDARD PROJECT CONDITIONS 
 
1. The applicant is responsible for compliance with all conditions of approval. 
 
2. The proposed project is approved as indicated on the final approved plans, 

except as modified by additional conditions imposed by the Planning 
Commission at the time of the hearing.  The proposed project shall be in 
accordance with all adopted codes and ordinances; including, but not necessarily 
limited to:  the Land Management Code (including Chapter 5, Architectural 
Review); International Building, Fire and related Codes (including ADA 
compliance); the Park City Design Standards, Construction Specifications, and 
Standard Drawings (including any required snow storage easements); and any 
other standards and regulations adopted by the City Engineer and all boards, 
commissions, agencies, and officials of the City of Park City. 

 
3.  A building permit shall be secured for any new construction or modifications to 

structures, including interior modifications, authorized by this permit. 
 
4.  All construction shall be completed according to the approved plans on which 

building permits are issued.  Approved plans include all site improvements shown 
on the approved site plan.  Site improvements shall include all roads, sidewalks, 
curbs, gutters, drains, drainage works, grading, walls, landscaping, lighting, 
planting, paving, paths, trails, public necessity signs (such as required stop 
signs), and similar improvements, as shown on the set of plans on which final 
approval and building permits are based. 

 
5. All modifications to plans as specified by conditions of approval and all final 

design details, such as materials, colors, windows, doors, trim dimensions, and 
exterior lighting  shall be submitted to and approved by the Planning Department, 
Planning Commission, or Historic Preservation Board prior to issuance of any 
building permits.  Any modifications to approved plans after the issuance of a 
building permit must be specifically requested and approved by the Planning 
Department, Planning Commission and/or Historic Preservation Board in writing 
prior to execution. 

 
6. Final grading, drainage, utility, erosion control and re-vegetation plans shall be 

reviewed and approved by the City Engineer prior to commencing construction.  
Limits of disturbance boundaries and fencing shall be reviewed and approved by 
the Planning, Building, and Engineering Departments.  Limits of disturbance 
fencing shall be installed, inspected, and approved prior to building permit 
issuance. 

 
7.  An existing conditions survey identifying existing grade shall be conducted by the 

applicant and submitted to the Planning and Building Departments prior to 
issuance of a footing and foundation permit.  This survey shall be used to assist 
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the Planning Department in determining existing grade for measurement of 
building heights, as defined by the Land Management Code. 

 
8. A Construction Mitigation Plan (CMP), submitted to and approved by the 

Planning, Building, and Engineering Departments, is required prior to any 
construction.  A CMP shall address the following, including but not necessarily 
limited to: construction staging, phasing, storage of materials, circulation, 
parking, lights, signs, dust, noise, hours of operation, re-vegetation of disturbed 
areas, service and delivery, trash pick-up, re-use of construction materials, and 
disposal of excavated materials.  Construction staging areas shall be clearly 
defined and placed so as to minimize site disturbance.  The CMP shall include a 
landscape plan for re-vegetation of all areas disturbed during construction, 
including but not limited to: identification of existing vegetation and replacement 
of significant vegetation or trees removed during construction.  

 
9.  Any removal of existing building materials or features on historic buildings shall 

be approved and coordinated by the Planning Department according to the LMC, 
prior to removal. 

 
10.  The applicant and/or contractor shall field verify all existing conditions on historic 

buildings and match replacement elements and materials according to the 
approved plans.  Any discrepancies found between approved plans, replacement 
features and existing elements must be reported to the Planning Department for 
further direction, prior to construction.  

 
11. Final landscape plans, when required, shall be reviewed and approved by the 

Planning Department prior to issuance of building permits.  Landscaping shall be 
completely installed prior to occupancy, or an acceptable guarantee, in 
accordance with the Land Management Code, shall be posted in lieu thereof.  A 
landscaping agreement or covenant may be required to ensure landscaping is 
maintained as per the approved plans. 

  
12. All proposed public improvements, such as streets, curb and gutter, sidewalks, 

utilities, lighting, trails, etc. are subject to review and approval by the City 
Engineer in accordance with current Park City Design Standards, Construction 
Specifications and Standard Drawings.  All improvements shall be installed or 
sufficient guarantees, as determined by the City Engineer, posted prior to 
occupancy. 

 
13. The Snyderville Basin Water Reclamation District shall review and approve the 

sewer plans, prior to issuance of any building plans.  A Line Extension 
Agreement with the Snyderville Basin Water Reclamation District shall be signed 
and executed prior to building permit issuance.  Evidence of compliance with the 
District's fee requirements shall be presented at the time of building permit 
issuance. 
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14. The planning and infrastructure review and approval is transferable with the title 
to the underlying property so that an approved project may be conveyed or 
assigned by the applicant to others without losing the approval. The permit 
cannot be transferred off the site on which the approval was granted. 

 
15. When applicable, access on state highways shall be reviewed and approved by 

the State Highway Permits Officer.  This does not imply that project access 
locations can be changed without Planning Commission approval. 

 
16. Vesting of all permits and approvals terminates upon the expiration of the 

approval as defined in the Land Management Code, or upon termination of the 
permit. 

 
17. No signs, permanent or temporary, may be constructed on a site or building 

without a sign permit, approved by the Planning and Building Departments. All 
multi-tenant buildings require an approved Master Sign Plan prior to submitting 
individual sign permits. 

 
18. All exterior lights must be in conformance with the applicable Lighting section of 

the Land Management Code. Prior to purchase and installation, it is 
recommended that exterior lights be reviewed by the Planning Department. 

 
19. All projects located within the Soils Ordinance Boundary require a Soil Mitigation 

Plan to be submitted and approved by the Building and Planning departments 
prior to the issuance of a Building permit. 

 
  
September 2012 
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