PARK CITY)

PARK CITY BOARD OF ADJUSTMENT MEETING
SUMMIT COUNTY, UTAH
August 19, 2025

The Board of Adjustment of Park City, Utah, will hold its regular meeting in person at the Marsac
Municipal Building, City Council Chambers, at 445 Marsac Avenue, Park City, Utah 84060. Meetings
will also be available online and may have options to listen, watch, or participate virtually.

Zoom Link: https://us02web.zoom.us/j/88372159449

CLOSED SESSION 4:00 PM

The Board of Adjustment May Consider a Motion to Enter Into a Closed Session for
Specific Purposes Allowed Under the Open and Public Meetings Act (Utah Code Section
52-4-205), Including to Discuss the Purchase, Exchange, Lease, or Sale of Real Property;
Litigation; the Character, Competence, or Fitness of an Individual; for Attorney-Client
Communications (Utah Code Section 78B-1-137); or any other Lawful Purpose.

1. MEETING CALLED TO ORDER AT 5:00PM
2. ROLL CALL
3. SWEARING-IN CEREMONY
3.A. Swearing-In Ceremony for Ginny Schulman
4, MINUTES APPROVAL
4.A. Consideration to Approve the Board of Adjustment Meeting Minutes from April 15, 2025
5. STAFF AND BOARD COMMUNICATIONS AND DISCLOSURES
6. PUBLIC COMMUNICATIONS
7. REGULAR AGENDA

7.A. 560 Deer Valley Drive — Variance — The Applicant Requests a Variance from
the Regulations For Parking Areas For Historic Residential Sites Outlined in Land
Management Code § 15-13-2(B)(1)(G) to Construct a Parking Area in Front of the
Significant Historic Site. PL-25-06626 (20 mins.)

(A) Action

7.B. 243 Woodside Avenue — Variance — The Applicant Requests a Variance from the
Regulations for Porches on New Residential Infill in the Historic District Outlined in Land
Management Code § 15-13-8(B)(2)(l) to Extend a Porch on the Front Facade from 6 Feet
to 9 Feet 11 Inches in Depth. PL-25-06601 (30 mins.)

(A) Action

7.C. 1884 Three Kings Drive — Variance — The Applicant Requests a Variance from the 28-
Foot Height for the Urban Park Zoning District in Land Management Code § 15-2.26-4 to
50-Feet in Height for a 100-Foot-Long Net at the Three Kings Water Treatment Plant in the
Urban Park Zoning District and a 600-Foot-Long Net Along the Thaynes Pathway in the
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Urban Park Zoning District. PL-25-06630 (20 mins.)
(A) Action

7.D. Parcel PC-SS-88 (Southeast Quinn’s Junction East of HWY 40, South of the Rail
Trail) — Variance — The Applicant Requests a Variance from the 28-Foot Height for the
Recreation and Open Space Zoning District in Land Management Code § 15-2.7-4 to 76-
Feet in Height and a Variance from the Land Management Code § 15-4-14(F)(4)(c)
Requirement Limiting Panel Antennas to Five-Square-Feet in Area Per Face to 5.02-
Square Feet of Area to Allow Replacement of Telecommunications Equipment. PL-25-
06624 (20 mins.)

(A) Action

8. ADJOURNMENT

Pursuant to the Americans with Disabilities Act, individuals needing special accommodations during the
meeting should notify the Planning Department at 435-615-5060 or planning@parkcity.gov at least 24
hours prior to the meeting.

*Parking is available at no charge for meeting attendees who park in the China Bridge parking
structure.
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PARK CITY MUNICIPAL CORPORATION
BOARD OF ADJUSTMENT MEETING
SUMMIT COUNTY, UTAH

MINUTES OF APRIL 15, 2025

BOARD MEMBERS IN ATTENDANCE: Jennifer Franklin-Chair, Mary Wintzer, Beth
Armstrong, Ruth Gezelius

STAFF: Planning Director, Rebecca Ward; Senior City Attorney,/Mark Harrington; Planner
|, Meredith Covey

1. ROLL CALL

Chair Jennifer Franklin called the meeting to order at 5:00 p-m. and noted identified the
Board Members present.

2. MINUTES APPROVAL

A. Consideration to Approve the Board of Adjustment Meeting Minutes
from November 12, 2024.

MOTION: Board Member Gezelius moved to APPROVE the Minutes of November 12, 2024,
as presented. Board MemberiArmstrong seconded the motion. The motion passed
unanimously with one abstention.=Mary Wintzer abstained from the vote.

B. Consideration.to Approve the Board of Adjustment Meeting Minutes
from' November 19, 2024.

Chair Franklinsasked that the Appellant’s Representative, Justin Keys be identified on page
six and that thespelling of his last name be corrected throughout the document.

MOTION: Board Member Gezelius moved to APPROVE the Minutes of November 19, 2024,
as‘amended: Board Member Wintzer seconded the motion. The motion passed with the
unanimous consent of the Board.

3. STAFF AND BOARD COMMUNICATIONS AND DISCLOSURES

Planning Director, Rebecca Ward, reported that two Board of Adjustment Member terms will
be expiring on June 1, 2025. Three candidates applied and the Mayor is scheduled to
recommend appointments for City Council consent on April 24, 2025.
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Board of Adjustment Meeting
April 15, 2025

There are currently no pending applications for Board review. Senior City Attorney, Mark
Harrington participated remotely.

4, PUBLIC COMMUNICATIONS

There were no public communications.

5. REGULAR AGENDA

A. 15 King Road — Variance — The Applicant Requests a Variance from the
3,750-square-foot Maximum Lot Size Limitation of Land Management
Code (LMC) § 15-2.2-3 to Add 91 Square Feet to an Existing Non-
Conforming Lot to Create a 4,395-Square-Foot Lot for.a Non-Historic
Single-Family Dwelling in the Historic Residential-1 (HR-1) Zoning
District. PL-25-06449.

Planner I, Meredith Covey, presented the Staff Report“and stated that 15 King Road is a
single-family dwelling in the Historic Residential-1 Zoning District. The existing home is non-
historic and constructed in 2007. The existing lot.is4,004 square feet in size. The maximum
lot size allowed pursuant to the Land Management Code is 3,750 square feet. A 91-square-
foot triangle was noted as a deed gap in the 2003:Boundary Survey as part of the 2004 Plat
Amendment. It was not incorporated into thewproperty at 15 King Road at that time. The
applicant owns both 15 King Road as well as the triangular parcel and is requesting a
variance to add 91 square feet to his-lot.

There are five variance criteria that the applicant must bear the burden of proving. They
were identified as follows:

1. Literal enforcement of the Land Management Code would cause an
unreasonable hardship for the Applicant that is not necessary to carry out the
general purpose of the Land Management Code.

Planner Covey..explained that the literal enforcement would prevent the applicant from
amendingsthe lot to include the triangle parcel and resolving the deed gap area.

2. There are special circumstances attached to the property that do not generally
apply to other properties in the same zone.

Planner Covey stated that the request is unique to this property and is not generally
applicable to other properties in the HR-1 Zoning District.

3. Granting the Variance is essential to the enjoyment of a substantial property
right possessed by other property in the same zone.

The requested variance will allow the applicant to utilize their property as it has been
historically.
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Board of Adjustment Meeting
April 15, 2025

4. The Variance will not substantially affect the General Plan and will not be
contrary to the public interest.

The request does not contradict goals outlined in the General Plan, the historical character
goals, does not substantially increase the size of the lot, and will not impact the use of the
property.

5. The spirit of the Land Management Code is observed, and substantial justice
is done.

Planner Covey reported that the triangle parcel is less than the allowablesminimum lot size
pursuant to the Land Management Code and would not be developableiin the future due to
its location.

The Conditions of Approval proposed as part of the application'were reviewed as follows:

1. The Maximum Building Footprint for the lot'would be limited to 1,716 square
feet.

Planner Covey explained that 1,716 square feet are currently allowed based on the current
lot size. There would be no increase in the building footprint with the addition of the 91
square feet.

2. The Variance is limited to'the outlined request. No other modifications are
proposed or approved.

3. Any other construction will require compliance with LMC §15-2.2 and LMC
§15-13-8.

Staff recommended that the Board of Adjustment consider approving the variance based on
the Findings of Fact, Conclusions of Law, and Conditions of Approval set forth in the Draft
Final Action Letter.

Board Member Gezelius confirmed that approval in no way grants permission for an
expansion of the existing building and the setbacks from property lines would continue to be
observed. Planner Covey confirmed that was the case and stated that the setbacks would
be measured from the new property line. The applicant is not proposing any expansion of
the building footprint. It was anticipated that they would pursue the expansion of a deck at
some point in the future that will need to comply with the new setbacks.

The applicant, Ryan Marshall participated remotely and had no comments.
Board Member Gezelius added that they have been cleaning up lot lines and remnant

parcels in Old Town for some time. This has been beneficial because it allows them to have
a designated owner. There are numerous irregularly sized lots in Old Town so this situation
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Board of Adjustment Meeting
April 15, 2025

is not unusual. For property tax and ownership purposes, it makes sense to grant the
variance.

Chair Franklin opened the public hearing.

Pamela Skeen identified herself as the adjacent property owner and noted that the triangle
parcel abuts her property. Mention was made of a deck and she asked where it would
potentially be located as she has very little privacy currently, which was of concern to her.

Chair Franklin stated that the future deck is not within the scope of this hearing but is a
question Mr. Marshall could answer. That request would involve a separate application.

Mr. Marshall stated that the triangle parcel is the property line between his property and 24
Daly. The triangle parcel is not between his property and Ms. Skeen. ' He discovered the
deed gap when doing survey work. The primary purposerof thissapplication is to rectify
ownership of the lot and ensure that Mr. Marshall’'s home is compliant and on property he
actually owns. Mr. Marshall resolved the issue by acquiring ownership of the triangle parcel.
He is proposing to take the existing deck on the backif the home and turn it into a staircase.
It will not expand or encroach any further than whatithe'home already does.

There were no further public comments. The public hearing was closed.

MOTION: Board Member Gezelius moved that the Board of Adjustment APPROVE the
Variance for increasing by 91 square feet the existing non-conforming lot subject to the
following:

Findings of Fact

1. 15 King Road (Parcel no. 10-DALY-1 AM-2) is a 4,304 square-foot Lot in the
HR-1 Zoning District. The Lot has a Single-Family Dwelling (SFD) on site that
is non-historic and was constructed in 2007. The existing Building Footprint is
1,716 square feet.

2. 15 King Road is Lot 2 of the 10 Daly Avenue Subdivision, First Amended
recorded with Summit County in 2004 (Entry No. 717068).

3. On October 21, 2004, the City Council adopted Ordinance No. 04-48
approving the 10 Daly Avenue Subdivision, First Amended to subdivide the 10
Daly Avenue Subdivision into two Lots of record.

4, When the property was subdivided in 2004 there was a 91-square-foot triangle
parcel noted as a “deed gap” on the 2003 submitted boundary survey.

5. On November 6, 2024, the property owner of 24 Daly Avenue conveyed the
triangle parcel to the Applicant.
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Board of Adjustment Meeting
April 15, 2025

6. This triangle parcel was not incorporated into the property description of Lot 2
of 15 King Road as part of the 10 Daly Avenue, First Amended recorded plat.

7. The Applicant is the owner of both parcels and has provided an existing
conditions survey showing the triangle-shaped parcel.

8. The analysis of the Staff Report dated April 15, 2025, is incorporated herein.

9. Literal enforcement of the LMC prevents the Applicant from amending.the plat
to include the triangle parcel. The Applicant’s request removes<a remnant
parcel from a previous plat amendment and reflects existing conditions.

10.  The request for a Variance is unique to 15 King Road as.it is the result of a
previous plat amendment at the property, likely attributed to a survey gap. This
circumstance is not generally applicable to other properties in the HR-1 Zoning
District.

11.  The requested Variance will allow thefApplicant to utilize their property as it
has been used historically. The request corrects a survey gap and cleans up
a remnant parcel.

12.  As conditioned, the request does _not contradict the goals outlined in the
General Plan Historic CharacterGoals as it does not substantially increase the
size of the Lot and does:not impact the use of the property. The integrity, mass,
scale, and compatibility of'the adjacent historic resources are respected per
Condition of Approval #1.

13.  The request for aVariance increases the Lot by 91 square feet and does not
substantiallysincrease the size of the Lot. The triangle-shaped parcel is less
than the allewable Minimum Lot Size pursuant to LMC § 15-2.2-3 and would
not be developable in the future due to its location.

14. «<The Development Review Committee reviewed the proposal on March 18,
2025, and does not require Conditions of Approval.

15,0 Staff published notice on the City’s website and the Utah Public Notice website
and posted notice to the property on April 2, 2025, Staff mailed courtesy notice
to property owners within 300 feet on April 2, 2025. The Park Record published
courtesy notice on April 2, 2025.

Conclusions of Law

1. The Applicant proved their request meets the five criteria outlined in Land
Management Code Section 15-10-8:
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Board of Adjustment Meeting
April 15, 2025

i. Literal enforcement of the HR-1 Zoning District causes an unreasonable
hardship that is not necessary to carry out the general purpose of the
zoning ordinance.

il. There are special circumstances attached to the Property that do not
generally apply to other properties in the same district.

iii. Granting the Variance is essential to the enjoyment of a substantial
property right possessed by other properties in the same zone.

iv. The proposal is consistent with the General Plan and naot contrary to the
public interest.

V. The spirit of the Land Management Code is observed by this application
and substantial justice is done.

Conditions of Approval
1. The Maximum Building Footprint forthe Lot is limited to 1,716 square feet.

2. The Variance is limited to the outlined request. No other modifications are
proposed or approved.

3. Any other construction.will require compliance with LMC § 15-2.2 and LMC §
15-13-8.

Board Member Wintzer seconded the motion. The motion passed with the unanimous
consent of the Board.

6. ADJOURN

MOTION: BoardMember/Gezelius moved to ADJOURN. Board Member Wintzer seconded
the motion. The motion passed with the unanimous consent of the Board.

The Board of Adjustment Meeting adjourned at 5:20 PM.
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Board of Adjustment

Subject: 560 Deer Valley Drive
Application: PL-25-06626

Author: Meredith Covey, Planner |

Date: August 19, 2025

Type of Item: Variance

As of May 7, 2025, Utah Code Section 10-9a-701(5) prohibits municipalities from
conducting public hearings on Variance applications.

Recommendation

(I) Review the requested Variance from Land Management Code § 15-13-2(B)(1)(Q)
Regulations for Parking Areas for Historic Residential Sites to construct a Parking Area
in front of a Significant Historic Structure and (ll) consider denying the Variance based
on the Findings of Fact and Conclusions of Law outlined in the draft Final Action Letter
(Exhibit A).

Description

Applicant: Tony Martino
Location: 560 Deer Valley Drive
Zoning District: Residential - Medium Density
Adjacent Land Uses: Residential
Reason for Review: Variances require Board of Adjustment review and Final

Action.’

HDDR Historic District Design Review

HR-1 Historic Residential — 1

HRL Historic Residential Low Density

LMC Land Management Code

RM Residential — Medium Density

SFD Single Family Dwelling

Terms that are capitalized as proper nouns throughout this staff report are defined in LMC § 15-15-1.

Background
560 Deer Valley Drive is a metes and bounds Significant Historic Site on Park City’s

Historic Sites Inventory (Exhibit B). The existing Structure was constructed circa 1912
and the property is in the Residential — Medium Density (RM) Zoning District.

"LMC § 15-1-8(1)

Page 9 of 302


https://le.utah.gov/xcode/Title10/Chapter9A/10-9a-S701.html?v=C10-9a-S701_2025050720250507
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-13-2_Regulations_For_Historic_Residential_Sites
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-15-1_Definitions
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-1-8_Review_Procedure_Under_The_Code

Image 1: 560 Deer Valley Drive highlighted in red, the RM Zoning District is shown in brown

Image 2: 560 Deer Valley Drive
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There are many options for providing parking on site: code-compliant parking could be
proposed in an attached garage alongside the Historic Structure or in a side yard.
However, the Applicant requests building a Parking Area that does not comply with
code — in front of the Significant Historic Site.

The Board of Adjustment previously approved Variance for below-grade parking on site.
On March 6, 1984, the Board of Adjustment reviewed a requested Variance at 560 Deer
Valley to construct a below-grade parking Structure in the Front and Side yard
Setbacks, as well as a fireplace, stairway and additional above-grade encroachments
into the Front and Side Setbacks for a six-plex. The Board granted the Variance to
construct the below-grade Parking Structure and denied the request for the fireplace,
stairway and additional above-grade encroachments (Exhibit E). The Board outlined the
proposed encroachments as being inimical to the best interest of the Zoning District and
contrary to the spirit and intent of the zoning ordinance. The Board was not able to find
any unusual condition attached to the property that would deprive the owner of a
substantial property right or use of their property. No Building Permit was issued, and
the Structure was not constructed.

Earlier this year, the Applicant submitted a Historic District Design Review (HDDR) Pre-
Application (PL-25-06570) to the Planning Department to construct a Parking Area in
the Front Setback that encroaches into City Right-of-Way. The proposed paved Parking
Area is 21 feet in depth and 19 feet in width. The proposed area to be disturbed is 22
feet 11 inches in depth and 30 feet 5 inches in width. The proposed disturbed area
impacting Steep Slopes between the Historic Structure and Deer Valley Drive is 505
square feet. The Applicant proposes 6-foot-tall retaining walls to retain the Parking Area
within the Steep Slopes (Exhibit C). The proposed Parking Area encroaches 6 feet 3
inches into the Deer Valley Drive Right-of-Way and requires driving across and parking
along an existing public pedestrian pathway that is proposed to be improved.
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Image 3: Proposed site plan submitted by Applicant, Staff has shaded the Historic Structure in
green, the disturbed area in blue, the paved Parking Area in orange and the area that
encroaches into City Right of Way in pink.
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Image 4: Google Map image showing the existing

pull into a proposed Parking Area parallel to Deer Valley Drive that is 19-feet wide on 560 Deer
Valley Drive. The Parking Area would impede future planned improvements.

Because the Applicant proposes to construct a 3 foot retaining wall in the Right-of-Way,
and exclusive private use of a portion of public Right-of-Way, they would be required to
obtain approval from City Council for the proposed encroachment.

Additionally, the Bicycle and Pedestrian Plan for Park City includes a proposed future
improvement on Deer Valley Drive to construct a 10 foot wide trail with a buffer on the
north side of the street. The proposed improvement would result in a revocation of the
Encroachment Agreement and would render the proposed Parking Area non-compliant
with Parking Area dimensions. The Applicant would, at that time, be required to remove
the Parking Area.

Pursuant to LMC § 15-13-2(B)(1)(9)(2), Parking Areas at Significant Historic Sites
should be located within the rear yard. When this is not possible, the Parking Area may
be located along a side yard but must be visually buffered. Additionally, LMC § 15-13-
2(B)(1)(g)(1) requires that the visual impacts of on-site parking be integrated in a
comprehensive, complementary design.

Planning staff reviewed the proposal and requested that the Applicant consider shifting
the Parking Area to a side yard to comply with LMC § 15-13-2(B)(1)(q). Additionally,
Planning staff requested that the Parking Area be shifted to be entirely on the
Applicant’s property to eliminate the request to use City Right-of-Way for the private
Parking Area. Planning staff notified the Applicant that an Encroachment Agreement
would be required for the utilization of City Right-of-Way and that should the

5
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Encroachment Agreement be revoked, the Applicant would be responsible to remove
the encroachment.

The Applicant stated that based on the site they felt locating the Parking Area in the
proposed location was the most feasible and submitted a request for a Variance to LMC
§ 15-13-2(B)(1)(9).

Analysis
(I) The Applicant seeks a Variance from Land Management Code § 15-13-2(B)(1)(g)

Regulations for Parking Areas for Historic Residential Sites to construct a Parking
Area in front of the Significant Historic Structure.

Goal 15 of the Park City General Plan is to preserve the integrity, mass, scale,
compatibility and historic fabric of the nationally and locally designated historic
resources and districts for future generations.? Objective 15B is to maintain character,
context, and scale of local Historic Districts with compatible infill development and
additions. Community Implementation Strategy 15.7 is to “[e]ncourage pedestrian-
oriented development to minimize the visual impacts of automobiles and parking on
Historic Buildings and Streetscapes.”

LMC § 15-11-9 establishes the Preservation Policy for Sites of Historic Significance in
Park City, stating, “It is deemed to be in the interest of the citizens of Park City, as well
as the State of Utah, to encourage the preservation of Buildings, Structures, and Sites
of Historic Significance in Park City. These Buildings, Structures and Sites are among
the City’s most important cultural, educational, and economic assets. In order that they
are not lost through neglect, Demolition, expansion or change within the City, the
preservation of Historic Sites, Buildings, and Structures is required.”

To implement the recommendations of the General Plan and protections for Historic
Sites, Land Management Code (LMC) § 15-13-2(B)(1)(q) establishes the requirements
for Parking Areas at Historic Residential Sites:

1. Minimize the visual impacts of on-site parking by incorporating landscape
treatments for driveways, walkways, paths, building(s) and accessory structures
in a comprehensive, complementary and integrated design.

2. Provide landscaped separations between parking areas, drives, service areas,
and public use areas including walkways, plazas, and vehicular access points.

3. When locating new off-street parking areas, the existing topography of the site
and integral site features should be minimally impacted.

4. Off-street parking areas should be located within the rear yard and beyond the
rear wall plane of the primary structure. If locating a parking area in the rear yard
is not physically possible, the off-street parking area and associated vehicles
should be visually buffered from adjacent properties and the primary public right-
of-way. Consider providing a driveway along the side yard of the property where

2 General Plan, Volume | - Historic Character, p. 106

6
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feasible.

5. When locating driveways, the existing topography of the building site and
significant site features should be minimally impacted.

6. New driveways shall not exceed ten (10) feet in width.

7. Shared driveways should be used when feasible.

The proposed Parking Area does not comply with the provisions outlined in LMC § 15-
13-2(B)(1)(q) because:

e The visual impacts of the proposed Parking Area are not minimized.

e There is no landscaped separation between the proposed Parking Area and
walkway.

e The proposed Parking Area impacts 505 square feet of Steep Slopes,
substantially disturbing the existing topography of the site and integral site
features, requiring significant retaining walls.

e The Parking Area is not located within the rear yard beyond the rear wall plane of
the Significant Historic Structure.

e The Parking Area is not visually buffered from adjacent properties and Deer
Valley Drive.

The Applicant requests the Board of Adjustment grant a Variance from LMC § 15-13-
2(B)(1)(Q).

(1) In order to grant the requested Variance, the Board of Adjustment must find
that all five criteria in LMC § 15-10-8(C) are met. The Applicant bears the burden
of proving that all the conditions justifying a Variance have been met.

The Board of Adjustment hears Variance requests and takes Final Action. The Board of
Adjustment may impose additional requirements on the Applicant to mitigate any
harmful effects of the Variance or serve the purpose of the standard or requirement that
is waived or modified.3

In determining whether an unreasonable hardship exists, pursuant to LMC § 15-10-
8(C)(1), the Board of Adjustment must find the unreasonable hardship is located on or
associated with the Property for which the Variance is sought and comes from
circumstances peculiar to the Property, not from conditions that are general to the
neighborhood.* In determining whether or not enforcement of the LMC would cause
unreasonable hardship, the Board of Adjustment may not find an unreasonable
hardship if the hardship is self-imposed or economic.®

The five criteria in LMC § 15-10-8(C)(1) are outlined below, with the Applicant’s
response in jtalics and staff analysis thereafter. For a Variance to be approved, the
Board must find the Applicant met their burden of proving all five Variance criteria are

3LMC § 15-10-8
4LMC § 15-10-8(D)(1)
5 LMC § 15-10-8(D)(2)
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met. Please see Exhibit D for the Applicant’s full analysis and narrative.

(1) Literal enforcement of the Land Management Code would not cause
unreasonable hardship for the Applicant that is necessary to carry out the
general purpose of the Land Management Code

Pursuant to LMC § 15-2.15-1, the purpose of the RM Zoning District is to:

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

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

encourage the rehabilitation of existing Historic Structures,

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

encourage affordable housing, and

encourage Development that minimizes the number of new driveways Accessing
existing thoroughfares and minimizes the visibility of Parking Areas.

w0

oo

nm

The Applicant states:

“This property is unusual in the fact that all available parking is located unreasonably far
from the home and that the parking available is minimal, in comparison to other similar
properties. Literal enforcement of the Land Management Code would cause unreasonable
hardship for even the most basic household tasks that any other property enjoys. Examples
of this are numerous, but some examples are; bringing groceries into the home, carrying
any package or mail into the home, having repair personal [sic] able to access and replace
appliances and other home equipment, and general access to the home in a timely manner.
Allowing this variance does not affect the general purpose of the Land Management Code.”

Staff finds that under LMC § 15-2.15-1(F), one purpose of the RM Zoning District is to
minimize the visibility of Parking Areas. The Applicant would be permitted to construct a
Parking Area on site if it complies with LMC § 15-13-2(B)(1)(q). The ability to park a
vehicle on the Significant Historic Site may be satisfied elsewhere on the property — for
example, within the west Side yard, and it is not necessary to locate it directly in front of
the Significant Historic Site disturbing 505 square feet of Steep Slopes and requiring 6
foot-tall retaining walls, portions of which that are 3 feet in height that encroach into the
Right-of-Way.

LMC § 15-2.15-1(B) outlines new Development as being required to be Compatible with
Historic Structures in the surrounding Area. Historic Structures in Historic Zoning
Districts are exempt from Off-Street parking requirements pursuant to LMC § 15-2.2-4
and LMC § 15-2.1-4 respectively. As a Significant Historic Site in the RM Zoning
District, 560 Deer Valley Drive is a Non-Complying Structure because it was built in
1914 prior to any on-site parking requirements and is therefore not required to provide
Off-Street parking.
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LMC § 15-10-8(D)(1) states, “In determining whether or not enforcement of the zoning
ordinance would cause unreasonable hardship (...), the Board of Adjustment may not
find an unreasonable hardship unless the alleged hardship is located on or associated
with the Property for which the variance is sought and comes from circumstances
peculiar to the Property, not from conditions that are general to the neighborhood.” 560
Deer Valley Drive, like all Historic Structures listed on Park City’s Historic Sites
Inventory, is not required to provide parking on site.

LMC § 15-10-8(D)(2) states, “In determining whether or not enforcement of the [LMC]
would cause unreasonable hardship . . . the Board of Adjustment may not find an
unreasonable hardship if the hardship is self-imposed or economic.” Literal enforcement
of the LMC, which in this case would require the Applicant to relocate the proposed
Parking Area along the side yard, does not create unreasonable hardship for the
Applicant. The Applicant is permitted to construct a Parking Area provided it is
compatible with the LMC and Historic Residential Site regulations. Additionally, the
Applicant would be permitted to submit a HDDR to construct a garage under the
existing Historic Structure to provide parking for the site. This proposal would be
reviewed by the Historic Preservation Board (HPB) and the Planning Director.
Compliance with the Historic Residential Site regulations is necessary to carry out the
general purpose of the LMC to minimize the impact of Parking Areas and to support
development that is compatible with Historic Structures.

(2) There are not special circumstances attached to the Property that do not
generally apply to other properties in the same zone.

The Applicant states:

“This property is a single family home, properties in this area are generally multifamily,
have substantially more density, and have large acreage allowing for a shared parking
garage. Other properties in the same zone that are immediately above this property,
have public street parking on Deer Valley Loop Road and can access that parking
immediately in front of their home. These conditions make this property unique and
make these problems, specific to this property.”

The Applicant claims that the special circumstance for the property is that it does not
have easily accessible parking. As noted above, Historic Structures are exempt from
Off-Street parking requirements. However, staff finds that there are not unique physical
characteristics of the property which prevent parking on-site in less impactful locations,
in a manner compliant with the standards.

(3) Granting the Variance is not essential to the enjoyment of a substantial
Property right possessed by other Property in the same zone.

The Applicant states:

“This variance is essential to the enjoyment of this property. Being able to access the
home is critical and currently the only access to the home is unreasonable. Accessing

9
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the home is significant in being able to enjoy the home for almost any aspect of use. All
other properties in this zone enjoy surface parking on their property or public surface
parking that is immediately accessible to the property.”

Staff finds the Applicant is permitted to construct a Parking Area so long as it complies
with the LMC and Historic Residential Site regulations. Denying the request does not
infringe on the Applicant’s ability to enjoy their property in a manner that is inconsistent
with the ability of other properties in the same Zoning District, specifically Historic Sites
in the Zoning District. The requirements in the LMC are applied consistently to Historic
Residential Sites to maintain the character of the Historic District. As noted above, the
off-street parking is not a requirement for the exempt Historic Site.

(4) The Variance will substantially affect the General Plan and will be contrary
to the public interest.

The Applicant states:

“Allowing this variance will not substantially affect the General Plan and will be within the
public interest. Allowing this variance will reduce the likeliness of public nuisance that
could be caused by people accessing the home. This variance will also allow the
property to be in character with retaining walls that are shared in style and type by other
properties that are in this area. This is supportive of the General Plan and public
interest.”

Staff finds that Goal 15 of the Park City General Plan is to preserve the integrity, mass,
scale, compatibility and historic fabric of the nationally and locally designated historic
resources and districts for future generations.® Objective 15B is to maintain character,
context, and scale of local Historic Districts with compatible infill development and
additions. Community Implementation Strategy 15.7 is to “[e]ncourage pedestrian-
oriented development to minimize the visual impacts of automobiles and parking on
Historic Buildings and Streetscapes.”

While the Applicant states the proposed Parking Area will reduce the likeliness of public
nuisance and will allow the property to be in character with similar retaining walls in the
area, the proposal is in contradiction with the goals outlined in the General Plan. The
proposed Parking Area is to be located directly in front of the Historic Structure and will
alter the streetscape and impact of automobiles on the Structure along Deer Valley
Drive. Additionally, the installation of retaining walls will create a visual impact on the
Historic Structure as viewed from the public Right-of-Way. The surrounding Structures
with retaining walls are not Historic Sites and altering the site to be “compatible” with
these properties will alter the Historic character of the site.

Maintaining the integrity of the Historic Site is important to the historic fabric of the
nationally and locally designated Historic District and is integral to the goals of the
General Plan.

6 General Plan, Volume | - Historic Character, p. 106

10
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(5) The Spirit of the Land Management Code is not observed, and substantial
justice is not done.

The Applicant states:

“This variance observes the Land Management Code and will allow the property to
match the existing character of properties in this zone. While also allowing this property
to enjoy similar property rights that are possessed by the majority of neighboring
properties.”

Staff finds, as analyzed in the above sections, the proposed Parking Area is contradictory
to the purposes outlined for the RM Zoning District in LMC § 15-2.15-1 that aim to
encourage development that is Compatible with Historic Structures and to minimize the
visual impact of Parking Areas on the Streetscape.

Department Review
The Planning Department, Executive Department, and City Attorney’s Office reviewed
this report.

Notice

Staff published notice on the City’s website and the Utah Public Notice website and
posted notice to the property on August 5, 2025. Staff mailed courtesy notice to property
owners within 300 feet on August 5, 2025. The Park Record published courtesy notice
on August 5, 2025.7

Alternatives
The Board of Adjustment may:
¢ Deny the Variance.
e Approve the Variance and direct staff to make Findings for the approval.
¢ Request additional information and continue the discussion to a date certain.

Exhibits

A: Draft Final Action Letter

B: Historic Sites Inventory

C: Proposed Plans

D: Applicant Submittal

E: March 6, 1984 Board of Adjustment Final Action

7LMC § 15-1-21
11
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Planning Department

August 19, 2025
Tony Martino

NOTICE OF BOARD OF ADJUSTMENT ACTION

Description

Address: 560 Deer Valley Drive
Zoning District: Residential Medium Density
Application: Variance

Project Number: PL-25-06626

Action: DENIED

Date of Final Action: ~ August 19, 2025

Project Summary: The Applicant requests a Variance from the Regulations for
Parking Areas for Historic Residential Sites outlined in Land
Management Code § 15-13-2(B)(1)(g) to construct a Parking
Area in front of the Significant Historic Site

Action Taken
On August 19, 2025, the Board of Adjustment conducted a hearing and denied the
Variance according to the following findings of fact and conclusions of law:

Findings of Fact
1. 560 Deer Valley Drive is a metes and bounds Significant Historic Site on Park

City’s Historic Sites Inventory. The existing Structure was constructed circa 1912
and the property is in the Residential — Medium Density (RM) Zoning District.

2. The Board of Adjustment previously approved Variance for below-grade parking
on site. On March 6, 1984, the Board of Adjustment reviewed a requested
Variance at 560 Deer Valley to construct a below-grade parking Structure in the
Front and Side yard Setbacks, as well as a fireplace, stairway and additional
above-grade encroachments into the Front and Side Setbacks for a six-plex. The
Board granted the Variance to construct the below-grade Parking Structure and
denied the request for the fireplace, stairway and additional above-grade
encroachments
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3. The Board outlined the proposed encroachments as being inimical to the best
interest of the Zoning District and contrary to the spirit and intent of the zoning
ordinance. The Board was not able to find any unusual condition attached to the
property that would deprive the owner of a substantial property right or use of
their property.

4. No Building Permit was issued, and the Structure was not constructed.

5. Earlier this year, the Applicant submitted a Historic District Design Review
(HDDR) Pre-Application (PL-25-06570) to the Planning Department to construct
a Parking Area in the Front Setback that encroaches into City Right-of-Way.

6. The proposed paved Parking Area is 21 feet in depth and 19 feet in width. The
proposed area to be disturbed is 22 feet 11 inches in depth and 30 feet 5 inches
in width.

7. The proposed disturbed area impacting Steep Slopes between the Historic
Structure and Deer Valley Drive is 505 square feet.

8. The Applicant proposes 6-foot-tall retaining walls to retain the Parking Area
within the Steep Slopes.

9. The proposed Parking Area encroaches 6 feet 3 inches into the Deer Valley
Drive Right-of-Way and requires driving across and parking along an existing
public pedestrian pathway that is proposed to be improved.

10.Because the Applicant proposes to construct a 3 foot retaining wall in the Right-
of-Way, and exclusive private use of a portion of public Right-of-Way they would
be required to obtain approval from City Council for the proposed encroachment.

11. Additionally, the Bicycle and Pedestrian Plan for Park City includes a proposed
future improvement on Deer Valley Drive to construct a 10 foot wide trail with a
buffer on the north side of the street. The proposed improvement would result in
a revocation of the Encroachment Agreement and would render the proposed
Parking Area non-compliant with Parking Area dimensions. The Applicant would,
at that time be required to remove the Parking Area.

12.Pursuant to LMC § 15-13-2(B)(1)(9)(2) Parking Areas at Significant Historic Sites
should be located within the rear yard. When this is not possible, the Parking
Area may be located along a side yard but must be visually buffered.
Additionally, LMC § 15-13-2(B)(1)(g)(1) requires that the visual impacts of on-site
parking be integrated in a comprehensive, complementary design.

13.Planning Staff reviewed the proposal and requested that the Applicant consider
shifting the Parking Area in order to comply with LMC § 15-13-2(B)(1)(g). Staff
requested that the Parking Area be moved to a location where it was not directly
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in front of the Historic Structure in order to reduce the visual impact of the
proposed Parking Area on the site.

14.Additionally, the Planning Staff requested that the Parking Area be shifted to be
entirely on the Applicant’s property and eliminate the dependence on City Right-
of-Way to satisfy the required Parking Area dimensions outlined in LMC Chapter
15-3. Planning Staff also notified the Applicant that they would be required to
obtain an Encroachment Agreement for the utilization of City Right-of-Way and
that should the Encroachment Agreement be revoked the Applicant would be
responsible to completely remove the Parking Area.

15.The Applicant stated that based on the site they felt locating the Parking Area in
the proposed location was the most feasible and submitted a request for a
Variance to LMC § 15-13-2(B)(1)(9).

16. The Applicant seeks a Variance from the Regulations for Parking Areas for
Historic Residential Sites outlined in Land Management Code § 15-13-2(B)(1)(g)
to construct a Parking Area in front of the Significant Historic Site.

17.Goal 15 of the Park City General Plan is to preserve the integrity, mass, scale,
compatibility and historic fabric of the nationally and locally designated historic
resources and districts for future generations. Objective 15B is to maintain
character, context, and scale of local Historic Districts with compatible infill
development and additions. Community Implementation Strategy 15.7 is to
“[e]lncourage pedestrian-oriented development to minimize the visual impacts of
automobiles and parking on Historic Buildings and Streetscapes.”

18.LMC § 15-11-9 establishes the Preservation Policy for Sites of Historic
Significance in Park City, stating “It is deemed to be in the interest of the citizens
of Park City, as well as the State of Utah, to encourage the preservation of
Buildings, Structures, and Sites of Historic Significance in Park City. These
Buildings, Structures and Sites are among the City’s most important cultural,
educational, and economic assets. In order that they are not lost through neglect,
Demolition, expansion or change within the City, the preservation of Historic
Sites, Buildings, and Structures is required.”

19.LMC § 15-13-2(B)(1)(g) establishes the requirements for Parking Areas at
Historic Residential Sites.

20.The proposed Parking Area does not comply with the provisions outlined in LMC
§ 15-13-2(B)(1)(g) that require Parking Areas to reduce the visual impacts on
site, to be located along a side yard, to be complementary and integrated in
design. As a result, the Applicant requests a Variance to LMC § 15-13-2(B)(1)(Q).
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21.In order to grant the requested Variance, the Board of Adjustment must find that
all five criteria in LMC § 15-10-8(C) are met. The Applicant bears the burden of
proving that all the conditions justifying a Variance have been met.

22.The Applicant did not meet their burden to demonstrate that literal enforcement
of the Land Management Code would cause an unreasonable hardship for the
Applicant that is necessary to carry out the general purpose of the Land
Management Code.

23.LMC § 15-2.15-1(F) outlines that a purpose of the RM Zoning District is to
minimize the visibility of Parking Areas. The Applicant would be permitted to
construct a Parking Area on site if it complies with the provisions of the code
outlined in LMC § 15-13-2(B)(1)(g). However, the ability to park a vehicle on the
Site is able to be satisfied elsewhere on the property and it is not necessary to
locate it directly in front of the Historic Site.

24 LMC § 15-2.15-1(B) outlines new Development as being required to be
Compatible with Historic Structures in the surrounding Area. When looking at
Historic Structures in surrounding Zoning Districts, including the Historic
Residential — 1 (HR-1) Zoning District and the Historic Residential Low Density
(HRL) Zoning District existing Historic Structures are exempt from Off-Street
parking requirements pursuant to LMC § 15-2.2-4 and LMC § 15-2.1-4
respectively.

25.LMC § 15-2.15-1(F) outlines that a purpose of the RM Zoning District is to
minimize the visibility of Parking Areas. The Applicant would be permitted to
construct a Parking Area on site if it complies with LMC § 15-13-2(B)(1)(g). The
ability to park a vehicle on the Significant Historic Site may be satisfied
elsewhere on the property — for example, within the west Side yard, and it is not
necessary to locate it directly in front of the Significant Historic Site disturbing
505 square feet of Steep Slopes and requiring 6 foot-tall retaining walls, portions
of which that are 3 feet in height that encroach into the Right-of-Way.

26.LMC § 15-2.15-1(B) outlines new Development as being required to be
Compatible with Historic Structures in the surrounding Area. Historic Structures
in Historic Zoning Districts are exempt from Off-Street parking requirements
pursuant to LMC § 15-2.2-4 and LMC § 15-2.1-4 respectively. As a Significant
Historic Site in the RM Zoning District, 560 Deer Valley Drive is a Non-Complying
Structure because it was built in 1914 prior to any on-site parking requirements
and is therefore not required to provide Off-Street parking.
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27.LMC § 15-10-8(D)(1) states “In determining whether or not enforcement of the
zoning ordinance would cause unreasonable hardship (...), the Board of
Adjustment may not find an unreasonable hardship unless the alleged hardship
is located on or associated with the Property for which the variance is sought and
comes from circumstances peculiar to the Property, not from conditions that are
general to the neighborhood.” 560 Deer Valley Drive, like all Historic Structures
listed on Park City’s Historic Sites Inventory, are not required to provide parking
on site.

28.LMC § 15-10-8(D)(2) states “[iln determining whether or not enforcement of the
[LMC] would cause unreasonable hardship . . . the Board of Adjustment may not
find an unreasonable hardship if the hardship is self-imposed or economic.”
Literal enforcement of the LMC, which in this case would require the Applicant to
relocate the proposed Parking Area along the side yard, does not create
unreasonable hardship for the Applicant. The Applicant is permitted to construct
a Parking Area provided it is compatible with the LMC and Historic Residential
Site regulations. Additionally, the Applicant would be permitted to submit a HDDR
to construct a garage under the existing Historic Structure to provide parking for
the site. This proposal would be reviewed by the Historic Preservation Board
(HPB) and the Planning Director. Compliance with the Historic Residential Site
regulations is necessary to carry out the general purpose of the LMC to minimize
the impact of Parking Areas and to support development that is compatible with
Historic Structures.

29.The Applicant did not meet their burden to demonstrate that there are special
circumstances attached to the Property that do not generally apply to other
properties in the same zone.

30.The Applicant claims that the special circumstance for the property is that it does
not have easily accessible parking. As noted above, Historic Structures are
exempt from Off-Street parking requirements. However, parking on site is a
possibility in less impactful locations.

31.The Applicant is permitted to construct a Parking Area so long as it complies with
the LMC and Historic Residential Site regulations. Denying the request does not
infringe on the Applicant’s ability to enjoy their property in a manner that is
inconsistent with the ability of other properties in the same Zoning District,
specifically Historic Sites in the Zoning District. The requirements in the LMC are
applied consistently to Historic Residential Sites to maintain the character of the
Historic District.
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32.The Variance request is inconsistent with the General Plan goals because The
proposed Parking Area is to be located directly in front of the Historic Structure
and will alter the streetscape and impact of automobiles on the Structure along
Deer Valley Drive. Additionally, the installation of retaining walls will create a
visual impact on the Historic Structure as viewed from the public Right-of-Way.
The surrounding Structures with retaining walls are not Historic Sites and altering
the site to be “compatible” with these properties will alter the Historic character of
the site. The proposal will be contrary to the public interest.

33.Goal 15 of the Park City General Plan is to preserve the integrity, mass, scale,
compatibility and historic fabric of the nationally and locally designated historic
resources and districts for future generations. Objective 15B is to maintain
character, context, and scale of local Historic Districts with compatible infill
development and additions. Community Implementation Strategy 15.7 is to
“[e]lncourage pedestrian-oriented development to minimize the visual impacts of
automobiles and parking on Historic Buildings and Streetscapes.”

34.Maintaining the integrity of the Historic Site is important to the historic fabric of
the nationally and locally designated Historic District and is integral to the goals
of the General Plan.

35.As analyzed in the above sections, the proposed Parking Area is contradictory to
the purposes outlined for the RM Zoning District in LMC § 15-2.15-1 that aim to
encourage development that is Compatible with Historic Structures and to
minimize the visual impact of Parking Areas on the Streetscape.

36. Staff published notice on the City’s website and the Utah Public Notice website
and posted notice to the property on August 5, 2025. Staff mailed courtesy notice
to property owners within 300 feet on August 5, 2025. The Park Record
published courtesy notice on August 5, 2025.

Conclusions of Law
1. Literal enforcement of the Land Management Code for this Property does not

cause unreasonable hardship and is not necessary to carry out the general
purpose of the Land Management Code.

2. No special circumstances are attached to the Property that do not generally
apply to other properties in the same district.

3. Granting the Variance is not essential to the enjoyment of a substantial property
right possessed by other Properties in the same zone.

4. The proposal is not consistent with the General Plan.
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5. The spirit of the zoning ordinance is not observed, and substantial justice is not
done.

6. The Applicant did not meet the burden that all the conditions justifying a Variance
have been met.

Denial of the Variance by the Board of Adjustment constitutes Final Action that may be
appealed to a district court pursuant to LMC Section 15-1-18. If you have questions or
concerns regarding this Final Action Letter, please call 435-640-8683 or email
meredith.covey@parkcity.gov.

Sincerely,

Jennifer Franklin, Board of Adjustment Chair

CC: Meredith Covey, Planner |
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m HISTORIC SITES INVENTORY
Ty HISTORIC SITE FORM
PARK CITY MUNICIPAL CORPORATION

IDENTIFICATION

Property Name (if any): House at 560 Deer Valley Drive

Address: 560 Deer Valley Drive

Date of Construction: c. 1914 City, County: Park City, Summit County, Utah
Architect/Builder, if known: unknown Tax Number: PC-553

Current Owner: Michael and Robert D. Carnahan (jt.)

Legal Description (include acreage): BEG AT A PT ON A EXISTING FENCELINE, SDPT BEING S 0*30'11" W
511.70 FT ALG THE SEC LINE, & E 402.97 FT FR THE E 1/4 COROF SEC 16,T2SR4E,SLBM, SD PT ALSO BEING
ON THE S'LY R/W LINE OF DEER VALLEY ROAD TH S 8*16'W 82.79 FT ALG SD FENCE LINE;

TH N 81*44'W 66.60 FT M/L TO THE E'LYLINE OF THE PROPERTY DESC IN THE QCD-425-483 RECORDS IN
SUMMIT COUNTY; THN 7*31'48"E 78.42 FT TO THE S R/W LINE OF SD DEER VALLEY ROAD TO APT ON A
988.405 FT RAD CUR TO THE RIGHT (CHORD BEARS S 85*53'58" E 29.44 FT); TH E'LYALG THE ARC OF SD
CUR 29.44 FT TO THE PTOF TANGENCY OF SD CUR; TH S 85*02'26" E17.83 FT TO A PT OF CURVATURE OF
A7411.71 FT RAD CUR TO THE LEFT (CHORDBEARS S 85*06'41" E 20.48 FT); TH E'LY ALG THE ARC OF SD
CUR 20.48 FT TO THE PT OF BEG CONT 0.12 ACRES 255-729 468-230

611-737 2110-1599

STATUS / USE

Original Use: single dwelling  Current Use: single dwelling

Property Type: National Register of Historic Places: Evaluation:

M Buiding [ Eiigible (] Landmark Site
[J Structure B nciigible B significant Site
[1site [Listed, Date: [L1Non Historic

Planning Department/ Park City Corporation
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DOCUMENTATION

Photographs: Research Sources:

[]Tax Photos B sanbomn Maps H City/ County Histories H Newspapers
W prints: B ox card [ Personal Interviews []Other:

[ Historic B Census Records [ Park City Museum

DESCRIPTION

Architectural Style: Hipped Roof/ Pyramid House

No. Stories: 1

Number of Associated Structures: []Accessory building(s). # [ Structure(s). #
Condition: I Good C1Fair [ Poor []Uninhabitable/Ruin
Location: | Original location  []Moved (Date: ,original location: )

Materials: (Describe the visible materials)

Exterior Walls: Colored aluminum siding with raw wood trim for porch supports and railings

Foundation: Not appropriately visible and therefore its material cannot be verified

Roof: Not appropriately visible on all sides except front porch facade which appears a corrugated metal.
Indication of central chimney apparent but not visible enough to decipher materials

Windows/Doors: Raw wood casing surrounding double-hung windows of undetermined material. View of doors
obstructed but appears to be matching raw wood material of porch

Additions: [] Major M \vinor [[INone

Alterations: [ Major M \vinor [[INone

Describe Additions/ Alterations (Dates):

Essential Historic Form: Il Retains []Does Not Retain

Planning Department/ Park City Corporation
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NARRATIVE DESCRIPTION OF PROPERTY

(Briefly describe the property and its setting. Include a verbal description of the location; a general description of
the property including the overall shape, number of stories, architectural style, materials, shape of roof; identify and
describe any associated structures; identify any known exterior additions and/or alterations.)

560 Deer Valley Drive is a pyramid type house with only minor modifications made to the overall form. The pyramid
house is the most recent of the three common types of homes built during the historic mining era. Up until at least
the 1929 Sanborn map drawing, it was a simple square building, and the first documentation of a modification is in
the 1949 tax card drawing, where a front and back porch is shown. The front porch was centered on the house,
but did not stretch the full length of the front fagcade until after the 1968 tax card was drawn and before the 1995
tax photo was taken. The current aluminum siding does not reflect the Park City mining era, and was certainly
installed sometime after the original construction but after the 1948 tax card description, which describes the
siding as “Bricktex”. The hip roof was originally a shingled material, but has since been changed to the current
corrugated metal roof between the 1995 and 2006 photos. A concrete retaining wall stands near the sidewalk
edge. There is unpainted wood trim on the cladding, windows, and doors, along with the posts and railing
supporting the porch. Thought the original form is still evident, the material modifications, as well as the
modifications made to the site have diminished the historical value of the home.

SIGNIFICANCE

Historic Era:

[]Settlement & Mining Boom Era (1868-1893)
B \viature Mining Era (1894-1930)
[ Mining Decline & Emergence of Recreation Industry (1931-1962)

Narrative Statement of Significance:

(Briefly describe those characteristics by which this property may be considered historically significant.)

Early census records do not identify all area homes by their modern address, and this lot and the surrounding land
were leasehold arrangements made with the landlord mining companies. These factors combined make it very
difficult to determine the early owners and a possible construction date for the house at 560 Deer Valley Drive. The
first fee simple personal owners of the property were Neil and Deloris Clegg, who purchased the real estate in
1977. Previously, the land was owned by one of the many Park City mining companies, which were consolidated
into the Park Utah Consolidated Mines Company in 1925. This company became the United Park City Mines
Company in 1953. In 1975, as real estate was becoming lucrative with the growth of the ski-tourism industry,
Greater Park City Company, a developer, bought a large chunk of United Park City’s land holdings.

While the precise early owners are not known, this part of town was located close to Main Street and many
residents supported the mining industry by working at the downtown mills. This house was built during the mining
period in a type and style of other mining cabins and would be contributing to the Mining Boom Era Residences

Planning Department/ Park City Corporation
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Thematic District if not for the alterations and material changes that have occurred since its initial construction.
Therefore, it is a contributing building to the Park City historic sites inventory but is not eligible for state or national
listing at this time.
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PHOTOS

(Provide several clear historical and current photos of the property as well as locational maps indicating the
location of the property in relation to streets or other widely recognized features.)

Planning Department/ Park City Corporation
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560 Deer Valley Drive. East elevation. November 2013.

Planning Department/ Park City Corporation
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560 Deer Valley Drive. Northwest oblique. November 2013.
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MAPS

560 Deer Valley Dnve, Park City, Summit County, Ufah
Intensive Level Survey—Sanborn Map history

(outside of 1889 Sanbom boundary) (outside of 1900 Sanbom boundary)

Planning Department/ Park City Corporation
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560 Deer Valley Dnive, Park City, Summif County, Ulah
Intensive Level Survey—USGS Map

Produced by the United States Geological Survey *
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July 22, 2025

Park City Municipal Corporation
443 Marsac Avenue
Park City, Utah 84060

Attn: Meredith Covey Planner |
Retaining and Parking Pad Variance Request
To Whom It May Concern,

The purpose of this letter is to request a variance for the relocation and replacement of
existing retaining walls and to place a parking pad for two vehicles in front of the home.
Below are facts about the property for this consideration.

- The property currently has no off-street parking available.

- DeerValley Drive, which is the only public road that the property has access to, does
not have street parking available.

- The closest public street parking available is on Deer Valley Loop Road, depending
on the exact parking location on this road, walking distance is anywhere from 0.2-
0.25 miles from parking to the front of the home.

- This distance is further exacerbated during winter months, when public sidewalks
and roads are snow covered and constant snow removal is unlikely. This causes
additional difficulty and stress while trying to access vehicles via heavily trafficked
roads and sidewalks.

- Deer Valley Loop Road does not require residential parking permits. This parking is
most likely is used by non-residents as well, further limiting available parking for this
property.

- With the home being occupied, there will be deliveries, repairs, and maintenance
done to the home. Currently workers would likely park on the sidewalk, creating a
nuisance. Having off street parking on the property would eliminate this likely
nuisance.

- This property is not within a historic district.

- There are no other historic properties in close proximity, surrounding properties
include new modern homes, large condo buildings, and a large townhome
development.

- Neighboring properties on either side of the home already have extensive natural
stone retaining walls. The proposed retaining would match the look and would tie
into these already existing retaining walls.

LMC 15-10-8, Section C, addresses the requirements that must be met for approval of a
variance. Below are the code requirements followed by a response in italics.
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Literal enforcement of the Land Management Code would cause an unreasonable
hardship for the Applicant that is not necessary to carry out the general purpose of
the Land Management Code;

This property is unusual in the fact that all available parking is located unreasonably
far from the home and that the parking available is minimal, in comparison to other
similar properties. Literal enforcement of the Land Management Code would cause
unreasonable hardship for even the most basic household tasks that any other
property enjoys. Examples of this are numerous, but some examples are; bringing
groceries into the home, carrying any package or mail into the home, having repair
personal able to access and replace appliances and other home equipment, and
general access to the home in a timely manner. Allowing this variance does not
affect the general purpose of the Land Management Code.

. There are special circumstances attached to the Property that do not generally
apply to other Properties in the same zone;

This property is a single family home, properties in this area are generally
multifamily, have substantially more density, and have large acreage allowing for a
shared parking garage. Other properties in the same zone that are immediately
above this property, have public street parking on Deer Valley Loop Road and can
access that parking immediately in front of their home. These conditions make this
property unique and make these problems, specific to this property.

. Granting the variance is essential to the enjoyment of a substantial Property right
possessed by other Property in the same zone;

This variance is essential to the enjoyment of this property. Being able to access the
home is critical and currently the only access to the home is unreasonable.
Accessing the home is significant in being able to enjoy the home for almost any
aspect of use. All other properties in this zone enjoy surface parking on their
property or public surface parking that is immediately accessible to the property.

. Thevariance will not substantially affect the General Plan and will not be contrary to
the public interest; and

Allowing this variance will not substantially affect the General Plan and will be within
the public interest. Allowing this variance will reduce the likeliness of public
nuisance that could be caused by people accessing the home. This variance will
also allow the property to be in character with retaining walls that are shared in style
and type by other properties that are in this area. This is supportive of the General
Plan and public interest.

. The spirit of the Land Management Code is observed and substantial justice done.
This variance observes the Land Management Code and will allow the property to
match the existing character of properties in this zone. While also allowing this
property to enjoy similar property rights that are possessed by the majority of
neighboring properties.
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Approval of this variance would allow for the property to be enjoyed as it should be. It
would also allow for the beautification of this property to match the surrounding area. This
home is currently overgrown and unmaintained, and approval of this variance would allow
for this to be corrected so that it can be preserved and appreciated by the public.

The site plan showing the proposed retaining wall and parking pad are attached to this
document as well as the Variance Application Form.
Thank You.

i EZ—

Chloe Johnson and Tony Martino
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BEFORE THE BOARD OF ‘rUSTMENT, PARK CITY, UTAH.

FINDINGS AND ORDER
REPORT OF THE COMMISSION:

Application of Brent Gold, the owner of the property located
at approximately 560 Deer Valley Drive (formerly Heber Avenue),
requesting variances in the required segbacks for the construc-
tion of a proposed six-unit residential project.

IT IS THEREFORE ORDERED that the variance for only the below grade
parking structure encroachment into the front and side yard setbacks

be granted in accordance with the plans submitted by the petitioner
and, therefore, the decision of the Building Inspector is reversed

and said officer directed to issue the required permits in accordance
with the order and decision of the Board provided that the construction
plans show conformity to the requirements of the Uniform Building Code
and all other City Ordinances applicable thereto; and provided such re-
duction or addition does not conflict with any private covenants or
easements which may be attached to or apply to the property, said order
to expire within six months from the dating of this order. This vari-
ance expires if work has not been started within six months.*

From the evidence before it and after further consideration, it is the
opinion of the Board that the granting of the requested variances for:

1) the stairway ecnroachment into the front yard setback, 2) the fire-
place encroachment into the front yard setback, 3) the above-grade en-
croachment into the side yard setback would be inimical to the best in-
terest of the district and contrary to the spirit and intent of the
zoning ordinance, since the Board could find no unusual condition at-
tached to this property which would deprive the owner of a substantial
property right or use of his property and since no evidence was presented
which would justify the requested variances.

IT IS THEREFORE ORDERED that the requested variances be denied; that
the proposed improvements not be permitted; that the decision of the

Building Inspector be sustained and said officer directed not to issue
the required permits.

*THE FAILURE OF THE APPLICANT TO ABIDE BY THE CONDITIONS OF THIS VARI-
ANCE SHALL CAUSE IT TO BECOME NULL AND VOID, WHICH IN EFFECT IS THE
SAME AS THE VARIANCE HAVING BEEN DENIED.

Action taken by the Board of Adjustment at its meeting held Tuesday,
March 6, 1984.

Dated at Park City, Utah, this-é; day of , 1984.

b

NI \Shairman

Willas £ S/

Recorde
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Board of Adjustment

Subject: 243 Woodside Avenue
Application: PL-25-06601

Author: Meredith Covey, Planner |

Date: August 19, 2025

Type of Item: Variance

As of May 7, 2025, Utah Code Section 10-9a-701(5) prohibits municipalities from
conducting public hearings on Variance applications.

Recommendation

(I) Review the requested Variance from Land Management Code § 15-13-8(B)(2)(i)
Regulations for Porches on New Residential Infill in the Historic District to extend a
second-story porch on the front fagade from 6 feet to 9 feet 11 inches in depth to create
a hybrid porch-deck and (Il) consider denying the Variance based on the Findings of
Fact and Conclusions of Law outlined in the draft Final Action Letter (Exhibit A).

Description
Applicant: Tim Suter
Location: 243 Woodside
Zoning District: Historic Residential — 1
Adjacent Land Uses: Residential
Reason for Review: Variances require Board of Adjustment review and Final
Action.’
HDDR Historic District Design Review
HR-1 Historic Residential — 1
LMC Land Management Code
SSCUP Steep Slope Conditional Use Permit
SFD Single Family Dwelling

Terms that are capitalized as proper nouns throughout this staff report are defined in LMC § 15-15-1.

Background
243 Woodside Avenue is a 1,875-square-foot Lot in the Historic Residential — 1 (HR-1)

Zoning District and Lot 2 of the 239 Woodside Replat Lot Line Adjustment recorded with
Summit County on July 25, 2007 (Entry No. 820315; Exhibit B).

"LMC § 15-1-8(1)
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https://le.utah.gov/xcode/Title10/Chapter9A/10-9a-S701.html?v=C10-9a-S701_2025050720250507
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-13-8_Regulations_For_New_Residential_Infill_Construction_(and_Non-Historic_Residential_Sites)_In_Historic_Districts
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-15-1_Definitions
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-1-8_Review_Procedure_Under_The_Code

Image 1: 243 Woodside highlighted in red, the HR-1 Zoning District is shown in light blue.
In 2023, the Applicant submitted a Steep Slope Conditional Use Permit (SSCUP) and

Historic District Design Review (HDDR) to construct a new Single-Family Dwelling
(SFD) on the site.
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Image 2: August 30, 2023, SSCUP Submittal for 243 Woodside.

Planning Staff worked with the Applicant to bring the proposal into compliance with the
regulations in the Land Management Code (LMC) for the HR — 1 Zoning District and
New Residential Infill in the Historic District. In doing so Planning Staff reviewed the
proposed porch and rooftop deck on the front fagade.

Goal 15 of the Park City General Plan is to preserve the integrity, mass, scale,
compatibility and historic fabric of the nationally and locally designated historic
resources and districts for future generations.! Objective 15B is to maintain character,
context, and scale of local Historic Districts with compatible infill development and
additions.

243 Woodside Avenue is in the HR-1 Zoning District. The purposes of this Zoning
District include:

e Preserving present land uses and character of the historic residential areas of
Park City.

* Encouraging construction of historically compatible structures that contribute to
the character and scale of the Historic District and maintain existing residential
neighborhoods.

Page 51 of 302



Regulations are established for compatible infill in the Historic Districts for porches and
decks. The Land Management Code (LMC) does not define “porch.” LMC § 15-15-1
states that words not defined in the LMC “shall have a meaning consistent with
Webster's New Collegiate Dictionary, latest edition” and Webster’'s defines “porch” as “a
covered area adjoining an entrance to a building and usually having a separate roof.”

LMC § 15-13-8(B)(2)(i) establishes the following for new residential porches in Historic
Districts (emphasis added):

1. Porches shall be used to define front entrances. Porches typically cover the
entrance and usually extend partially or fully across the main fagade. Over-
scaled, monumental and under-scaled entries shall be avoided.

2. Porches on primary and secondary facades shall be compatible with a
building’s style and shall respect the scale and proportions found on
historic buildings.

3. The height of porch decks shall be similar to those found
on historic building(s) in the Historic District.

4. Locate porches on new infill construction in a way that follows the
predominant pattern of historic porches along the street,
maintaining traditional setbacks, orientation of entrances, and
alignment along the Streetscape or character area to reinforce
the visual rhythm of the buildings and site elements.

5. The height of porch decks shall be similar to those found on
historic building(s) within the Streetscape or character area.

The Applicant proposes extending the covered porch to create an uncovered
deck extension nearly 10 feet in depth. LMC § 15-15-1 defines “deck:”

e Platform Deck: open structure above the ground that is in the front
yard, rear yard, or side yard of a site.

e Deck, Rooftop: open structure located on or above the roof
framework and the enclosed gross floor area of a structure.

SWCA Lead Architectural Historian completed a technical memorandum to outline
appropriate dimensions for compatible porches and decks in the Historic Districts
(Exhibit C). The technical memorandum states that although “the LMC provides some
direction regarding historically compatible porches, balconies, and decks, the purpose of
this technical memorandum is to review those guidelines and provide clarification and
supplemental guidance:”

« A porch is a structure attached to a building to shelter an entrance or to serve as
a semi-enclosed space; usually roofed and generally open sided.

« Within the Park City Historic Districts, porches occur on the first and second
levels of buildings and are covered structures.

* Residential porch forms in Park City dating to the late 19th and early 20th
centuries tended to be modest in both style and size, similar to the houses they
fronted.
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* The 1889 Sanborn fire insurance map shows that most residences along
Woodside, Park Avenue, and Marsac Avenue had porches on the primary
facade.

» Second-story porches on residential structures tended to be tucked into the L- or
T-shape of the house plan over a first-story porch. Roofs over second-story
porches were often an extension of the main roof.

» Historic residential porch forms associated with the period of significance and
associated with the Historic Districts typically consist of simple designs ranging
from basic entry coverings to linear porches attached to the primary elevation on
the first or second level of the building.

« Sanborn fire insurance maps and existing historic residential porches in the
Historic Districts indicate typical porch dimensions are as follows:

o Overall porch depths tend to be between 4 and 5 feet deep, with an
average length of 12 feet on houses with L- or T-shaped plans.

* A second-story porch may be present without a first-story porch but should be
inset into the body of the building and always covered.

» Typical porch coverings include a shed or hipped roof.

The technical memorandum includes the following images demonstrating historic
porches on a second story, which are generally inset within the main roof form and
above a first-story porch:

Figure A-4. Typical one- and two-story residential porches in Park City in
the early twentieth century (Marriott Digital Library n.d. [1900]).
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Figure A-6. A covered two-story porch on the Durkin Boarding House
(Centennial House), ca. 1940 (Preservation Solutions/Park City Municipal
Corporation 2008b).

On November 8, 2023, as part of the HDDR process, the proposed SFD was reviewed
by the Design Review Team (DRT) with the City’s historic preservation consultant and
Planning Staff for compliance with the LMC. The Applicant’s original proposal contained
a porch that did not comply with the requirements of LMC § 15-13-8(B)(2)(i) because it
was:
e Over-scaled.
¢ Disproportionate to historic buildings, as demonstrated by the technical
memorandum.
¢ Inconsistent with the predominant pattern of historic porches along the street,
and did not align with the streetscape or character area to reinforce the visual
rhythm of the buildings and site elements.
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Image 3: Plans reviewed by Design Review Teams on November 8, 2023.

Based on the review of the LMC requirements regarding porches, the project Planner
sent comments to the Applicant requiring that the depth of the porch be reduced to no
more than six feet (Exhibit D). The Applicant updated their plans to comply with DRT
comments and the LMC and reduced the depth of the porch to six feet (Exhibit E).
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Image 4: Approved HDDR Plans.

On February 14, 2024, the Planning Commission approved a Steep Slope Conditional
Use Permit (SSCUP) (PL-23-05842) for the construction of the SFD (Staff Report;
Minutes, p. 42). Condition of Approval 1 from the SSCUP states “Final building plans
and construction details shall reflect substantial compliance with the plans reviewed
February 14, 2024, by the Planning Commission”(Exhibit J).

On March 7, 2024, the Planning Director approved the HDDR (PL-23-05841) for the
new SFD (Staff Report; Exhibit F).

On July 23, 2024, the City issued Building Permit 24-605 for the construction of the
SFD.

On February 19, 2025, the Applicant applied to modify the HDDR to increase the front

porch depth from six feet to nearly 10 feet to create a hybrid second-story porch/deck
that is cantilevered over the driveway.
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Image 5: Proposed plans submitted as a modification to the HDDR.

In addition to the regulations related to porches above, LMC § 15-13-8(B)(2)(7) outlines
regulations for decks in the Historic Districts:

1. Decks shall be constructed in inconspicuous areas where visually
minimized from the primary public right-of-way, usually on the
tertiary facade. When built on a secondary fagade of a new structure, a
deck should be screened from the primary public right-of-way with
fencing and/or appropriate native landscaping.

2. The visual impact of a deck should be minimized by limiting
its size and scale. Introducing a deck that visually detracts
from a new structure, or substantially alters a site’s proportion of
built area to open space is not appropriate.

The technical memorandum establishes the following for decks:

e Decks may reach the second story of a house but generally have
ground-level access by stairs or an elevated walkway.

e Decks are open structures without roofs, may or may not have railings,
and are designed for use as exterior living space.

e Existing residential decks in the Historic District were constructed after
the period of significance for the Mining Boom Era Residences Thematic

9
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District and are not considered contributing characteristics or elements
for the district.

e The form and dimensions for proposed decks within the Historic
District should be consistent with the LMC and scaled in the same
manner as historic porches when visible from the public right-of-way.

On May 15, 2025, the Planning Director opened a public hearing on the proposed
modification to install a hybrid second-story porch/deck on the front fagade that
extended nearly 10 feet over the driveway and continued the item to May 29, 2025. On
May 29, 2025 the Planning Director denied the modification to the HDDR because the
Applicant’s proposed hybrid porch/deck extension did not comply with LMC § 15-13-
8(B)(2)(i) and § 15-13-8(B)(2)(7) (Staff Report, Final Action Letter; Exhibit G)(Minutes,
Exhibit H).

Analysis
(I) The Applicant seeks a Variance from the Regulations for Porches on New

Residential Infill in the Historic District outlined in Land Management Code § 15-13-
8(B)(2)(i) and from the Regulations for Decks on New Residential Infill in the Historic
District outlined in LMC § 15-13-8(B)(2)(7) to extend the porch from 6 feet to 9 feet 11
inches in depth to create a hybrid porch/deck on the front fagade. In order to grant
the requested Variance, the Board of Adjustment must find that all five criteria in LMC
§ 15-10-8(C) are met. The Applicant bears the burden of proving that all the conditions
justifying a Variance have been met.

The Board of Adjustment hears Variance requests and takes Final Action. The Board of
Adjustment may impose additional requirements on the Applicant to mitigate any
harmful effects of the Variance or serve the purpose of the standard or requirement that
is waived or modified.?

In determining whether an unreasonable hardship exists pursuant to LMC § 15-10-
8(C)(1), the Board of Adjustment must find the unreasonable hardship is located on or
associated with the Property for which the Variance is sought and comes from
circumstances peculiar to the Property, not from conditions that are general to the
neighborhood.? In determining whether or not enforcement of the LMC would cause
unreasonable hardship, the Board of Adjustment may not find an unreasonable
hardship if the hardship is self-imposed or economic.*

The five criteria found in LMC § 15-10-8(C)(1) are outlined below, with the Applicant’s
response in italics and staff analysis thereafter. Please see Exhibit | for the Applicant’s
full analysis and narrative.

(1) Literal enforcement of the Land Management Code would not cause an
unreasonable hardship for the Applicant that is necessary to carry out the

2LMC § 15-10-8
3LMC § 15-10-8(D)(1)
4LMC § 15-10-8(D)(2)

10
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general purpose of the Land Management Code.

LMC § 15-10-8(D)(2) states “[i]n determining whether or not enforcement of the [LMC]
would cause unreasonable hardship . . . the Board of Adjustment may not find an
unreasonable hardship if the hardship is self-imposed or economic.”

The Applicant states:

“The denial of the request for this feature by PC Planning’s interpretation of LMC
and the Technical Memorandum “Porches, Balconies, and Decks — Appropriate
Dimensions and Compatibility SWCA Project No. 00026949- 005-SLC” causes
unreasonable hardship for the applicant as:

e 90% of uphill neighbors have the feature.

e 46 homes on the historic registry have this feature. Many are uncovered
decks above garages, which could not be comprehended by the Technical
Memorandum as automobiles were not much of a thing during the historic
period and so don’t appear on Sanborn maps nor in photographs, these have
mostly been installed in historic registry homes after the historic period. Six of
the historic homes have this feature with very similar characteristics to what is
being requested here.

e The applicant already suffers hardship with the stairs and 14’ deck of the
northern neighbor (245 Woodside) protruding past the normal setback and
into the sidewalk. Apparently the 245 Woodside stairs and deck were
approved under a variance some time ago.

This hardship is not necessary to carry out the general purpose of the LMC, being to
“preserve .... character of the Historic residential Areas of Park City” as this feature
is totally in character with the neighborhood, and barely visible. Ironically because it
is hidden by the previously approved similar features on 245 Woodside and 225
Woodside, so can only be viewed “front on” whereby depth is difficult to judge.”

Staff finds that Goal 15 of the Park City General Plan is to preserve the integrity, mass,
scale, compatibility and historic fabric of the nationally and locally designated historic
resources and districts for future generations. Objective 15B is to maintain character,
context, and scale of local Historic Districts with compatible infill development and
additions. The LMC is enacted to implement the goals and policies of the General Plan
(LMC § 15-1-2). The purposes of the HR-1 Zoning District outlined in LMC § 15-2.2-1
are to:

A. preserve present land Uses and character of the Historic residential Areas of Park
City;

B. encourage the preservation of Historic Buildings and/or Structures;

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

D. define Development parameters that are consistent with the General Plan policies
for the Historic core; and

11
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E. establish Development review criteria for new Development on Steep Slopes which
mitigate impacts to mass and scale and the environment.

LMC § 15-10-8 states, “In determining whether or not enforcement of the zoning
ordinance would cause unreasonable hardship (...), the Board of Adjustment may not
find an unreasonable hardship unless the alleged hardship is located on or associated
with the Property for which the variance is sought and comes from circumstances
peculiar to the Property, not from conditions that are general to the neighborhood.”

In 2019 the City Council adopted Ordinance 2019-06 approving updated Design
Regulations for Historic Districts and Historic Sites. These regulations are applied
consistently to properties in the Historic District. All new residential infill is required to
comply with the standards outlined in LMC § 15-13-8 Regulations for New Residential
Infill in the Historic District. Properties in the Historic District that were constructed
before the 2019 Historic District regulations that are Non-Complying Structures and
include porches and decks that do not comply with the updated Design Regulations are
not the standard by which new residential infill is to be reviewed. The proposed hybrid
porch/deck at 243 Woodside Avenue must be reviewed under the code in effect at the
time as established by LMC § 15-1-17 and must be compliant with current code
standards, not existing Non-Complying properties.

The Applicant states that the stairs and deck at 245 Woodside create a hardship for the
property at 243 Woodside as it impacts the view from the porch at 243 Woodside.

In the HR-1 Zoning District and the Old Town neighborhood many Non-Complying
Structures and Historic Structures do not comply with setbacks due to their date of
construction. While these homes would not be permitted under current LMC regulations,
their impact on the subject Property is not associated with circumstances peculiar to the
subject Property and is a condition that is general to the neighborhood.

Literal enforcement of the LMC, which in this case would require the porch to be
installed in a manner consistent with the regulations outlined in LMC § 15-13-8(B)(2)(i)
(a depth of six feet) and would not allow for a deck on the front fagade as outlined in
LMC § 15-13-8(B)(7), does not create unreasonable hardship for the Applicant. A front
porch is permitted subject to LMC and HDDR approval that is compliant with the
massing and scale required in the Historic District. The proposed extension and creation
of a hybrid porch/deck with an improved view shed on the front fagade is self-imposed.
Compliance with the approved plans is necessary to carry out the general purpose of
the LMC to encourage construction of Historically Compatible Structures that contribute
to the Historic character and scale in the Historic District.

(2) There are not special circumstances attached to the Property that do not
generally apply to other properties in the same zone.

The Applicant states:

12
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“There are special circumstances attached to the Property that do not generally
apply to other Properties in the same zone
a) Very few properties, if any, have neighbor’s decks extending through
their view corridor as 245 Woodside deck and stairs does for 243
Woodside’s view corridor.
b) 90% of the other properties in the same zone already have this feature
and the special circumstances for 243 Woodside is that it doesn’t yet have
this feature. This feature on 243 Woodside is barely visible from either
side due to the extensive stairs and deck on 245 Woodside, and the
garage and deck on 225 Woodside.
c¢) There is no “in fill” land remaining in the stretch of Woodside Ave
between the two nearest uphill historic homes, so others are not able to
make as clear an argument that “most of neighbors” have this feature, and
very few, if any, can make the argument similar to the hardship imposed
by 245 Woodside deck and stairs.”

Staff finds that properties in the HR-1 Zoning District are required to comply with the
LMC in effect at the time of construction. Prior to 2019, when the Historic District Design
Guidelines were updated, other properties in the HR-1 Zoning District may have
elements that were approved and that are now Non-Complying under today’s LMC.
Properties within the Historic District that conformed with the requirements of the LMC
at the time they were constructed do not change the requirements of the LMC for
current projects.

There are other properties in Old Town that are adjacent to Sites with Non-Complying
Structures, and this does not absolve the property of the regulations of LMC
compliance. There are no special circumstances attached to the property that do not
apply to other properties in the same district.

(3) Granting the Variance is not essential to the enjoyment of a substantial
Property right possessed by other Property in the same zone.

The Applicant states:

“Granting the variance is essential to the enjoyment of a substantial Property

right possessed by other Property in the same zone.

*  90% of neighbors have this feature

» The importance of this feature is demonstrated in these comments:
a) 241 Owner Joan Chartier when asked what she would do differently if
designing her house from scratch “increase size of front deck”
b) 245 Woodside front deck is the feature photo on VRBO listing and
listing states “After a long day on the slopes, take in the views from one of
the best decks in Old Town.”

Staff finds that the Applicant is permitted to have a porch on the front fagade so long as
it complies with the LMC Regulations and HDDR approval. Denying the request to

13
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create a hybrid porch/deck that is over-scaled in the Historic District does not infringe on
the Applicant’s ability to enjoy their property or utilize their front porch in a manner that
is inconsistent with the ability of other properties in the same Zoning District. The
requirements in the LMC are applied consistently to properties in the HR-1 Zoning
District, does not infringe on a substantial property right, and reflects the requirements
at the time of construction.

(4) The Variance will substantially affect the General Plan and will be contrary
to the public interest.

The Applicant states:

“The variance will not substantially affect the General Plan and will not be
contrary to the public interest;
* A 3117 extension in a barely visible place will not materially nor
substantially affect the General Plan
* As tis barely visible, it will not be contrary to the public interest.”

Staff finds that Goal 15 of the General Plan is to preserve the integrity, mass, scale,
compatibility and historic fabric of the nationally and locally designated historic
resources and districts for future generations.® Objective 15B is to maintain character,
context, and scale of local Historic Districts with compatible infill development and
additions. While the Applicant states the extension will be “barely visible,” it will be
visible from the Primary Public Right-of-Way, will impact the streetscape and character
area of Woodside Avenue, and a front hybrid porch/deck is a prominent feature on a
residential Structure. It is important, as outlined in the General Plan, for new residential
infill to be designed in a way that is compatible with the context, character, and scale of
Historic Sites. As outlined in the technical memorandum, decks were not seen on the
front fagade of Historic homes in Park City, and porches were traditionally limited to a
depth of around 5 feet and were inset under the main roof when located on a second
story.

Maintaining the integrity of the historic fabric of the nationally and locally designated
Historic District is integral to the goals of the General Plan. The proposed extension
does not comply with these goals.

(5) The Spirit of the Land Management Code is not observed, and substantial
justice is not done.

The Applicant states:

“The spirit of the Land Management Code is observed and substantial justice
done. The spirit of the Land Management Code is “preserve and maintain historic
district character” and complement existing historic houses, not to require owners
to design to imitate how the existing historic houses were originally built. The

5 General Plan, Volume | - Historic Character, p. 106
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Consultant technical memorandum “Porches, Balconies, and Decks —
Appropriate Dimensions and Compatibility SWCA Project No. 00026949-005-
SLC” is an overreach vs the Land Management code and is itself not in the spirit
of the LMC. Substantial justice will be done, by approving the feature that 90% of
neighbors have already.”

Staff finds that under LMC § 15-13-8(B)(2)(i)(1), over scaled and monumental porches
shall be avoided. The proposed hybrid porch/deck does not reflect the spirit of the LMC
that dictates new porches shall be compatible with Historic porches seen within the
district.

LMC § 15-13-8(B)(7) states “[d]ecks shall be constructed in inconspicuous areas where
visually minimized from the primary public right-of-way, usually on the tertiary fagade.”
The proposed expansion and creation of a hybrid porch/deck conflicts with the spirit of the
LMC that regulates the location of decks to ensure they do not detract from the
streetscape of the Historic District when viewed from the Primary Public Right of Way.

As analyzed above, the purpose of the HR-1 Zoning District is to:

A. preserve present land Uses and character of the Historic residential Areas of Park
City;

B. encourage the preservation of Historic Buildings and/or Structures;

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

D. define Development parameters that are consistent with the General Plan policies
for the Historic core; and

E. establish Development review criteria for new Development on Steep Slopes which
mitigate impacts to mass and scale and the environment.

The proposed expansion and creation of a hybrid deck/porch is contradictory to the
purposes outlined for the HR-1 Zoning District in LMC § 15-2.2-1. The proposed
expansion does not contribute to the character and scale of the Historic District. The
technical memorandum created by SWCA is utilized by Planning Staff in applying the
code for porches and decks in a consistent manner. The memorandum provides historic
context and technical specifications that aide in encouraging construction of decks and
porches that contribute to the scale of the Historic District in compliance with LMC § 15-
2.2-1. The memorandum allows for the purpose of the HR-1 Zoning District to be
implemented when reviewing proposed decks and porches within the Zoning District.

The standards of the LMC are applied consistently to all property owners and projects
based on the code that is in effect at the time. To grant an exception to one property
owner that is contrary to the regulations outlined in the LMC does not support the
consistent application of the code. An exception in this manner is not equitable to other
property owners that have and will be required to install porches on front facades that
comply with the LMC.
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Department Review
The Planning Department, Executive Department, and City Attorney’s Office reviewed
this report.

Notice

Staff published notice on the City’s website and the Utah Public Notice website and
posted notice to the property on August 5, 2025. Staff mailed courtesy notice to property
owners within 300 feet on August 5, 2025. The Park Record published courtesy notice
on August 5, 2025.5

Alternatives
The Board of Adjustment may:
e Deny the Variance.
e Approve the Variance and direct staff to make Findings for the approval.
e Request additional information and continue the discussion to a date certain.

Exhibits

A: Draft Final Action Letter

B: 239 Woodside Replat

C: SWCA Technical Memorandum

D: Design Review Team Comments

E: HDDR Approved Plans

F: HDDR Final Action Letter

G: Modification Final Action Letter

H: Administrative Public Hearing Minutes
I: Applicant Submittal

J: Steep Slope Conditional Use Permit Final Action Letter

8 LMC § 15-1-21
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Planning Department

August 19, 2025
Tim Suter

NOTICE OF BOARD OF ADJUSTMENT ACTION

Description

Address: 243 Woodside Avenue
Zoning District: Historic Residential — 1
Application: Variance

Project Number: PL-25-06601

Action: DENIED

Date of Final Action: ~ August 19, 2025

Project Summary: The Applicant requests a Variance from the Regulations for
Porches on New Residential Infill in the Historic District
outlined in Land Management Code § 15-13-8(B)(2)(i) to
extend a porch on the front facade from 6 feet to 9 feet 11
inches in depth.

Action Taken
On August 19, 2025, the Board of Adjustment denied the Variance according to the
following findings of fact and conclusions of law:

Findings of Fact
1. 243 Woodside Avenue is a 1,875-square-foot Lot in the Historic Residential — 1

(HR-1) Zoning District and Lot 2 of the 239 Woodside Replat Lot Line Adjustment
recorded with Summit County on July 25, 2007.

2. In 2023 the Applicant submitted a Steep Slope Conditional Use Permit and
Historic District Design Review (HDDR) to construct a new Single-Family
Dwelling (SFD) on the site.

3. Planning Staff worked with the Applicant to process the applications and to bring
the proposal into compliance with the regulations in the Land Management Code
(LMC) for the HR — 1 Zoning District and New Residential Infill in the Historic
District. In doing so Planning Staff reviewed the proposed porch and rooftop deck
on the front fagade.
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4. Goal 15 of the Park City General Plan is to preserve the integrity, mass, scale,
compatibility and historic fabric of the nationally and locally designated historic
resources and districts for future generations.1 Objective 15B is to maintain
character, context, and scale of local Historic Districts with compatible infill
development and additions.

5. 243 Woodside Avenue is in the HR-1 Zoning District. The purposes of this
Zoning District include:

a. Preserving present land uses and character of the historic residential
areas of Park City.
b. Encouraging construction of historically compatible structures that

contribute to the character and scale of the Historic District and maintain

existing residential neighborhoods.

6. The LMC does not define “porch.” LMC § 15-15-1 states that words not defined

in the LMC “shall have a meaning consistent with Webster's New Collegiate
Dictionary, latest edition” and Webster’s defines “Porch” as “a covered area
adjoining an entrance to a building and usually having a separate roof.”

7. LMC § 15-13-8(B)(2)(i) establishes the following for new residential porches in
Historic Districts:

a. Porches shall be used to define front entrances. Porches typically cover

the entrance, and usually extend partially or fully across the main fagade.

Over- scaled, monumental and under-scaled entries shall be avoided.

b. Porches on primary and secondary facades shall be compatible with a
building’s style and shall respect the scale and proportions found on
historic buildings.

c. The height of porch decks shall be similar to those found on historic
building(s) in the Historic District.

d. Locate porches on new infill construction in a way that follows the
predominant pattern of historic porches along the street, maintaining
traditional setbacks, orientation of entrances, and alignment along the
Streetscape or character area to reinforce the visual rhythm of the
buildings and site elements.

e. The height of porch decks shall be similar to those found on historic
building(s) within the Streetscape or character area

8. The Applicant proposes extending the covered porch to create an uncovered
deck extension nearly 10 feet in depth. LMC § 15-15-1 defines “deck:”

a. Platform Deck: open structure above the ground that is in the front yard,

rear yard, or side yard of a site.
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b. Deck, Rooftop: open structure located on or above the roof framework and
the enclosed gross floor area of a structure.

9. SWCA Lead Architectural Historian completed a technical memorandum to
outline appropriate dimensions for compatible porches and decks in the Historic
Districts. The technical memorandum states that although the LMC provides
some direction regarding historically compatible porches, balconies, and decks,
the purpose of this technical memorandum is to review those guidelines and
provide clarification and supplemental guidance.

10.0n November 8, 2023, as part of the HDDR process, the proposed SFD was
reviewed by the Design Review Team (DRT) with the City’s historic preservation
consultant and Planning Staff for compliance with the LMC. The Applicant’s
original proposal contained a porch that did not comply with the requirements of
LMC § 15-13-8(B)(2)(i) because it was:

a. Over-scaled.

b. Disproportionate to historic buildings, as demonstrated by the technical
memorandum.

c. Inconsistent with the predominant pattern of historic porches along the
street, and it did not align with the streetscape or character area to
reinforce the visual rhythm of the buildings and site elements.

11.Based on the review of the LMC requirements regarding porches, the Planner for
the project sent comments to the Applicant requiring that the depth of the porch
be reduced to no more than six feet.

12.The Applicant updated their plans to comply with the LMC and reduced the depth
of the porch to six feet.

13.0n February 14, 2024, the Planning Commission approved a Steep Slope
Conditional Use Permit (PL-23-05842) for the construction of the SFD. Condition
of Approval 1 from the SSCUP states “[f]inal building plans and construction
details shall reflect substantial compliance with the plans reviewed February 14,
2024, by the Planning Commission.”

14.0n March 7, 2024, the Planning Director approved the HDDR (PL-23-05841) for
the new SFD.

15.0n July 23, 2024, the City issued Building Permit 24-605 for the construction of
the SFD.

16. On February 19, 2025, the Applicant applied to modify the HDDR to increase the
front porch depth from six feet to nearly 10 feet to create a hybrid second-story
porch/deck that is cantilevered over the driveway.

17.0n May 15, 2025, the Planning Director opened a public hearing and continued
the item to May 29, 2025.
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18.0n May 29, 2025 the Planning Director denied the request for a modification to
the HDDR because the Applicant’s proposed hybrid Porch/Deck extension did
not comply with the porch regulations outlined in LMC § 15-13-8(B)(2)(i) or the
Deck regulations outlined in LMC § 15-13-8(B)(2)(7).

19.0n June 26, 2025 the Applicant applied for a Variance from the requirements of
the LMC.

20. Literal enforcement of the Land Management Code would not cause an
unreasonable hardship for the Applicant that is necessary to carry out the
general purpose of the Land Management Code.

21.Goal 15 of the Park City General Plan is to preserve the integrity, mass, scale,
compatibility and historic fabric of the nationally and locally designated historic
resources and districts for future generations. Objective 15B is to maintain
character, context, and scale of local Historic Districts with compatible infill
development and additions. The LMC is enacted to implement the goals and
policies of the General Plan (LMC § 15-1-2). The purposes of the HR-1 Zoning
District outlined in LMC § 15-2.2-1 are to:

a. preserve present land Uses and character of the Historic residential Areas
of Park City;

b. encourage the preservation of Historic Buildings and/or Structures;

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

d. define Development parameters that are consistent with the General Plan
policies for the Historic core; and

e. establish Development review criteria for new Development on Steep
Slopes which mitigate impacts to mass and scale and the environment.

22. LMC § 15-10-8 states “In determining whether or not enforcement of the zoning
ordinance would cause unreasonable hardship (...), the Board of Adjustment
may not find an unreasonable hardship unless the alleged hardship is located on
or associated with the Property for which the variance is sought and comes from
circumstances peculiar to the Property, not from conditions that are general to
the neighborhood.”

23.1n 2019 the City Council adopted Ordinance 2019-06 approving updated Design
Regulations for Historic Districts and Historic Sites. These regulations are applied
consistently to properties in the Historic District. All new residential infill is
required to comply with the standards outlined in LMC § 15-13-8 Regulations for
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New Residential Infill in the Historic District. Properties in the Historic District with
decks that do not comply with the updated Design Regulations are not the
standard by which new residential infill is to be reviewed under. The proposed
deck at 243 Woodside must be reviewed under the code in effect at the time as
established by LMC § 15-1-17 and must be compliant with current code
standards, not existing Non-Complying properties.

24.In the HR-1 Zoning District and the Old Town neighborhood many Historic
Structures do not comply with setbacks due to their date of construction and
Historic Character. While these homes would not be permitted under current
LMC regulations, their impact on the subject Property is not associated with
circumstances peculiar to the subject Property and is a condition that is general
to the neighborhood.

25. Literal enforcement of the LMC, which in this case would require the porch to be
installed in a manner consistent with the regulations outlined in LMC § 15-13-
8(B)(2)(i) (a depth of six feet) and would not allow for a deck on the front facade
as outlined in LMC § 15-13-8(B)(7), does not create unreasonable hardship for
the Applicant. A front porch is permitted subject to LMC and HDDR approval that
is compliant with the massing and scale required in the Historic District. The
proposed extension and creation of a hybrid porch/deck with an improved view
shed on the front fagade is self-imposed. Compliance with the approved plans is
necessary to carry out the general purpose of the LMC to encourage construction
of Historically Compatible Structures that contribute to the Historic character and
scale in the Historic District.

26. There are not special circumstances attached to the Property that do not
generally apply to other properties in the same zone.

27.Properties in the HR-1 Zoning District are required to comply with the LMC in
effect at the time of construction. Prior to 2019, when the Historic District Design
Guidelines were updated, other properties in the HR-1 Zoning District may have
elements that were approved and that are now Non-Complying under today’s
LMC. Properties within the Historic District that conformed with the requirements
of the LMC at the time they were constructed do not change the requirements of
the LMC for current projects.

28.There are other properties in Old Town that are adjacent to Sites with Non-
Complying Structures, and this does not absolve the property of the regulations
of LMC compliance. There are no special circumstances attached to the property
that do not apply to other properties in the same district.
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29.Granting the Variance is not essential to the enjoyment of a substantial Property
right possessed by other Property in the same zone.

30.The Applicant is permitted to have a porch on the front fagade so long as it
complies with the LMC Regulations and HDDR approval. Denying the request to
create a hybrid porch/Deck that is over-scaled in the Historic District does not
infringe on the Applicant’s ability to enjoy their property or utilize their front porch
in a manner that is inconsistent with the ability of other properties in the same
Zoning District. The requirements in the LMC are applied consistently to
properties in the HR-1 Zoning District, does not infringe on a substantial property
right, and reflects the requirements at the time of construction.

31.The Variance will substantially affect the General Plan and will be contrary to the
public interest.

32.Goal 15 of the General Plan is to preserve the integrity, mass, scale,
compatibility and historic fabric of the nationally and locally designated historic
resources and districts for future generations. Objective 15B is to maintain
character, context, and scale of local Historic Districts with compatible infill
development and additions. While the Applicant states the extension will be
“barely visible” it will be visible from the Primary Public Right-of-Way, will impact
the streetscape and character area of Woodside Avenue, and a front porch and
Deck is a prominent feature on a residential Structure. It is important, as outlined
in the General Plan, for new residential infill to be designed in a way that is
compatible with the context, character, and scale of Historic Sites. As outlined in
the technical memorandum decks were not seen on the front facade of Historic
homes in Park City, porches were traditionally limited to a depth of around 5 feet
and were inset under the main roof when located on a second story.

33.Maintaining the integrity of the historic fabric of the nationally and locally
designated Historic District is integral to the goals of the General Plan. The
proposed extension does not comply with these goals.

34.The Spirit of the Land Management Code is not observed, and substantial justice
is not done.

35.LMC § 15-13-8(B)(2)(i)(1) outlines that over scaled and monumental porches
shall be avoided. The proposed expansion does not reflect the spirit of the LMC
that dictates new porches shall be compatible with Historic porches seen within
the district.

36.LMC § 15-13-8(B)(7) dictates that “Decks shall be constructed in inconspicuous
areas where visually minimized from the primary public right-of-way, usually on
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the tertiary facade.” The proposed expansion and creation of a hybrid porch/deck
conflicts with the spirit of the LMC that regulates the location of decks so as to
not detract from the streetscape of the Historic District when viewed from the
Primary Public Right of Way.

37.As stated above the purpose of the HR-1 Zoning District is to:

a. preserve present land Uses and character of the Historic residential Areas
of Park City;

b. encourage the preservation of Historic Buildings and/or Structures;

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

d. define Development parameters that are consistent with the General Plan
policies for the Historic core; and

e. establish Development review criteria for new Development on Steep
Slopes which mitigate impacts to mass and scale and the environment.

38.The proposed expansion and creation of a hybrid deck/porch is contradictory to
the purposes outlined for the HR-1 Zoning District in LMC § 15-2.2-1. The
proposed expansion does not contribute to the character and scale of the Historic
District. The technical memorandum created by SWCA is utilized by Planning
Staff in applying the code for porches and decks in a consistent manner. The
memorandum provides historic context and technical specifications that aide in
encouraging construction of decks and porches that contribute to the scale of the
Historic District in compliance with LMC § 15-2.2-1. The memorandum allows for
the purpose of the HR-1 Zoning District to be implemented when reviewing
proposed decks and porches within the Zoning District.

39.The standards of the LMC are applied consistently to all property owners and
projects based on the code that is in effect at the time. To grant an exception to
one property owner that is contrary to the regulations outlined in the LMC does
not support the consistent application of the code. An exception in this manner is
not equitable to other property owners that have and will be required to comply
with the LMC.

40. Staff published notice on the City’s website and the Utah Public Notice website
and posted notice to the property on August 5, 2025. Staff mailed courtesy notice
to property owners within 300 feet on August 5, 2025. The Park Record
published courtesy notice on August 5, 2025.

Conclusions of Law
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1. Literal enforcement of the Land Management Code for this Property does not
cause unreasonable hardship and is not necessary to carry out the general
purpose of the Land Management Code.

2. No special circumstances are attached to the Property that do not generally
apply to other properties in the same district.

3. Granting the Variance is not essential to the enjoyment of a substantial property
right possessed by other Properties in the same zone.

4. The proposal is not consistent with the General Plan, and will be contrary to
public interest.

5. The spirit of the zoning ordinance is not observed.

6. The Applicant did not meet the burden of proof that all the conditions justifying a
Variance have been met.

Denial of the Variance by the Board of Adjustment constitutes Final Action that may be
appealed to a district court pursuant to LMC Section 15-1-18. If you have questions or
concerns regarding this Final Action Letter, please call 435-640-8683 or email
meredith.covey@parkcity.gov.

Sincerely,

Jennifer Franklin, Board of Adjustment Chair

CC: Meredith Covey, Planner |
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239 WOODSIDE REPLAT

A LOT LINE ADJUSTMENT

LYING WITHIN BLOCK 31
OF THE AMENDED PLAT OF THE
PARK CITY SURVEY

OWNER’S DEDICATION AND CONSENT TO RECORD

KNOW ALL MEN BY THESE PRESENTS THAT, the undersigned owner(s) of the herein described tract of land,

to be known hereafter as the 239 WOODSIDE REPLAT, do hereby certify that | have caused this
Plat to be prepared, and 1/we, James Totora, hereby consent(s) to the recordation of this Plat.

ALSO, the owner(s), or his/her representatives, hereby irrevocably offers for dedication to the City of

Park City all the streets, land for local government uses, easements, parks, and required utilities and

easements shown on the plat and construction drawings in accordance with and irrevocable of dedication.

In withgls whereof, | have hereugto set my hand this ,;;@; day of M,M

ACKNOWLEDGMENT

State of Utah:
County of Summit:

On this z& day of Mﬂfc‘ﬂ 2007, personally appeared before me, the undersigned

Notary Public, in and for said County of Summit, in said State of Utah, James Totora
the person that executed the within instrument and known to me to be (or proved

to me on the basis of satisfactory evidence) the person who executed the within instrument on behalf of

said persons, being duly sworn acknowledged to me that he is the owner of the herein described tract
of land and he signed the above Owner's Dedication and Consent to Record freely and voluntarily.

L &;EI I My commission expires: 7 15 ?alo

Notary Public

DEED DESCRIPTION

LOTL:

NORTH HALF OF LOT @ AND THE SOUTH HALF OF LOT 10, BLOCK 31,
PARK CITY SURVEY ACCORDING TO THE OFFICIAL PLAT THEREOF ON
FILE AND OF RECORD IN THE SUMMIT COUNTY RECORDERS OFFICE.

LOT2:
NORTH HALF OF LOT 10 AND THE SOUTH HALF OF LOT 11, BLOCK 31,

PARK CITY SURVEY ACCORDING TO THE OFFICIAL PLAT THEREOF ON
FILE AND OF RECORD IN THE SUMMIT COUNTY RECORDERS OFFICE.

NQIES:

PLEASE DISSASSEMBLE THE EXISTING HOUSE AFTER RECEIVING AlLL NECESSARY PLAN
APPROVALS AND PERMITS.

THE HISTORIC CHARACTER AND FORM OF THE EXISTING HOME MUST BE RECONSTRUCTED
ON ONE OF THE NEW LOTS CONSISTENT WITH THE HISTORIC DISTRICT DESIGN GUIDELINES
AND THE FINDINGS OF THE HISTORIC PRESERVATION BOARD.

THE REMNANT HALF OF LOT 11 IS NOT RENDERED SEPARATELY DEVELOPABLE BY THIS
PLAT.
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% 600‘ SURVEYOR'S CERTIFICATE
241 STREET ADDRESS ON WOODSIDE Lo I, Christopher R. Braun, certify that | am a Registered Land Surveyor and that | hold Certificate No.
5152604, as prescribed by the laws of the State of Utch, and this Plat was prepared
under my direction in accordance with the requirements of Park City Municipal Corporation. | further
certify thot the property boundar s shown are correct.
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TECHNICAL MEMORANDUM

To: Rebecca Ward, Assistant Planning Director
Park City Municipal Corporation, Planning Department
445 Marsac Avenue
Park City, Utah 84060
Submitted via email: rebecca.ward@parkcity.org

From: Christina Olson, Lead Architectural Historian
Date: July 17, 2023
Re: Porches, Balconies, and Decks — Appropriate Dimensions and Compatibility

SWCA Project No. 00026949-005-SLC

OVERVIEW

Historic character is one of four core values outlined in the Park City General Plan (Park City Planning
Department 2014). Park City’s historic character is defined by more than 400 historic sites, including two
National Register Historic Districts (Park City Planning Department 2022). The Main Street Historic
District was listed in the National Register of Historic Places in 1979, and the Mining Boom Era
Residences Thematic District, which comprises historically significant residential structures built during
the mining boom period of 1872 to 1929 (period of significance), was listed in 1984 (Park City Planning
Department 2022).

Park City has pursued protection of the city’s historic resources though local designations on their
Historic Site Inventory and through Historic District Design Guidelines (design guidelines), initially
adopted in 1983. In 2009, Park City completed a total update of the regulating documents for the historic
districts, including an updated Historic Site Inventory, new design guidelines, and amendments to the
Land Management Code (LMC). The design guidelines were updated again and incorporated into the
LMC in 2019 (Park City Planning Department 2022). As requested by the Park City Planning
Department, SWCA Environmental Consultants (SWCA) has drafted this technical memorandum
outlining best practices regarding dimensions and compatible design, as appropriate to the design
guidelines and the LMC, for commercial and residential porches, balconies, and decks to assist the
Planning Department’s Design Review Team in the Historic District Design Review process. Although
the LMC provides some direction regarding historically compatible porches, balconies, and decks, the
purpose of this technical memorandum is to review those guidelines and provide clarification and
supplemental guidance.
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Porches
Historic Context

A porch is defined as a “structure attached to a building to shelter an entrance or to serve as a semi-
enclosed space; usually roofed and generally open sided” (Harris 1983). As a result of their functionality,
porches are a perennial feature of architecture, ranging in form from a simple entry cover on a basic
dwelling to an elaborate entranceway on a formal or commercial building. Within the Park City historic
districts, porches occur on the first and second levels of buildings and are covered structures.

Residential porch forms in Park City dating to the late nineteenth and early twentieth centuries tended to
be modest in both style and size, similar to the houses they fronted. As illustrated in an 1889 Sanborn fire
insurance map, most dwellings on a typical block, such as one along Woodside, Park, and Marsac
avenues, had porches attached to the primary fagade (Figure A-1 in Appendix A). Even after the Great
Fire of 1898, houses continued to be equipped with simple porches, as seen on a 1907 Sanborn fire
insurance map (Figure A-2).

Photographs of Park City during the late nineteenth and early twentieth century captured both the form
and detailing of typical porches during that time. Residential porches off the first story were generally
modest in design, had floors slightly above grade or at grade, and were often built into a corner between a
projecting bay and the primary elevation of houses with L- or T-shaped plans. Sometimes porches would
run the length of the primary elevation and occasionally wrap around the primary elevation and a side
elevation. Roof covering was generally a simple extension of the eaves of the primary elevation or the
floor of a second-story porch (Figure A-3-5).

Additionally, second-story porches on residential structures tended to be tucked into the L- or T- shaped
of the house plan over a first-story porch. The Durkin Boarding House (Centennial House) at 176 Main
Street and the Alaska Boarding House at 125 Main Street both had second-story porches constructed over
corner front porches tucked into the L-shaped building plans (Figure A-6—7; Park City Museum 2023;
Preservation Solutions/Park City Municipal Corporation 2008a, 2008b). Roofs over second-story porches
were often an extension of the main roof.

On commercial buildings, porches were most common on the second story, running along the length of

the front elevation. The Park City Hotel had full-length, second-story porch across its front elevation, and
the Park City Union Pacific Depot has a covered balcony constructed over the original front entry portico
(Figure A-8-9; Park City Museum 2023; Preservation Solutions/Park City Municipal Corporation 2008c).

Several short notices in the Park Record from the 1880s indicate that porches were often added to
existing residential and commercial buildings. Mention of a residential porch addition in Park City
appeared as a local announcement in 1881: “Mrs. Boume has put down a porch in front of her boarding
house and filled in around it with gravel” (Park Record 1881). Several years later, two local
announcements on the same day captured the construction of porch additions at that time: “Mr. G.W.
Dressler is building a large addition to his residence on the north, putting a porch on the front and
otherwise improving the property,” and “Aug H. Puelling our enterprising baker has been putting a new
porch the front of his building this week. It makes quite an improvement in the building” (Park Record
1884). Additionally, early entries in the Park Record indicate that second-story porches associated with
commercial buildings were often used to stage public entertainment and concerts (Park Record 1882,
1887).
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Form and Dimensions

Historic residential porch forms associated with the period of significance and associated with the Park
City historic districts typically consist of simple designs ranging from basic entry coverings to linear
porches attached to the primary elevation and occasionally wrapping around the primary and side
elevations; additionally, porches are on the first or second level of the building. Although there are no
specifications for porch size or shape within the LMC, Sanborn fire insurance maps and existing historic
residential porches in the historic districts indicate typical porch dimensions as follows. Overall porch
depths tend to be between 4 and 5 feet deep, with an average length of 12 feet for corner porches on
houses with L- or T-shaped plans, a maximum length of 35 feet for those along a primary elevation, and a
maximum length between 25 and 35 feet for those wrapping around the primary and side elevations
(Sanborn Map Company 1889, 1907). Regardless of size, porches are typically covered, and this covering
is often a shed or hipped roof in form.

Historic commercial porch forms associated with the period of significance are typically found on the
primary elevation at the first or second level of the building and run the length of the elevation. Again,
there are no specifications for porch size or shape within the LMC; however, based on Sanborn fire
insurance maps, typical dimensions for commercial porches were 30 to 40 feet in length and roughly 10
feet deep. Historic photographs and exiting porches within the historic districts, coverings ranged from
simple shed roofs to gabled roofs with decorative detailing, such as on the Union Pacific Depot (Park City
Museum 2023; Preservation Solutions/Park City Municipal Corporation 2008c; Sanborn Map Company
1889, 1907).

Balconies
Historic Context

A balcony is defined as “a projecting platform on a building — sometimes supported from below,
sometimes cantilevered — enclosed with a railing or balustrade” (Harris 1983). Balconies are constructed
at the second story or higher and are typically accessed from inside of the house rather than from ground
level, apart from emergency egress, such as fire escapes. Balconies typically have no roof. Within the
Park City historic districts, balconies occur on upper levels (second story or above) and are uncovered.

While the presence of balconies on residential structures within Park City during the period of
significance is likely, the lack of photographic evidence or information available through the Sanborn
maps indicates that they were rare. Based on historic photographs and news clippings, balconies within
Park City during the period of significance were evident primarily on commercial buildings, such as the
Salt Lake House balcony, which was cantilevered over the sidewalk and supported with wooden posts
(Figure A-10; Park City Museum 2023). Early entries in the Park Record indicate that balconies
associated with commercial buildings were often used for public oration (Park Record 1895).

Form and Dimensions

Historic residential balconies were likely scaled to single-family dwellings present during the period,
mimicking those of porches: 4 to 5 feet deep, with an average length of 12 feet. Additionally, residential
balconies would have been uncovered.

Historic commercial balconies were typically scaled for public use, taking up a substantial portion or
spanning the length of the front elevation of the building, and were not covered. Typically commercial
balconies mimicked commercial porches in dimension, being 30 to 40 feet in length and approximately 10
feet deep (Sanborn Map Company 1889, 1907).
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Decks
Historic Context

Decks are typically built at ground level or slightly raised on piers and are usually constructed off the rear
of a house, providing access between the back door and yard. Raised decks may reach the second story of
a house, resembling a balcony, but generally still have ground level access by stairs or an elevated
walkway. Decks may also appear as rooftop structures. Decks are open structures without roofs, may or
may not have railings, and are designed for use as exterior living space.

Across the United States in the early twentieth century, decks sometimes appeared at the rear of houses as
simple, utilitarian platforms, typically constructed of wood (Odom 2016). While early Sanborn maps for
Park City do not readily identify any residential decks, they do indicate wooden deck structures at the rear
of several commercial buildings leading to ancillary structures, likely privies (Figure A-2; Sanborn Map
Company 1907). Although rare, a few commercial buildings may have had roof access and railings to
allow for the use of flat rooftop space, much in the same manner as a modern rooftop deck.

It was not until the rise of suburbia in the 1950s and 1960s that decks became a common element of the
residential backyard. Prior to World War 11, backyards were typically utilitarian in nature, often
containing gardens and livestock maintained to support family subsistence; exterior recreation and
entertainment space was generally confined to the front porch. By the mid-twentieth century, popular
residential design aesthetic, especially that associated with the Ranch style, had shifted exterior recreation
and entertainment space from the front (public face) of the house to the rear (private face) of the house
and into the backyard, which was largely no longer used for subsistence-level agrarian practices (Odom
2016).

Deck designs evolved with residential housing design in the 1970s and 1980s; by the mid-1980s, decks
had become an extension of interior living space rather than an exterior addition to the house. Composite
and synthetic decking materials, first available in the 1960s, became common in deck construction by the
1980s (Composite Prime 2022; Odom 2016). Commercial decks, typically constructed after ca. 1980,
were typically added to the fronts of historic buildings in Park City, as Main Street lots were fully built
out, which limited space for the addition of rear decks.

Form and Dimensions

In general, existing residential decks in the Park City historic districts were constructed after the period of
significance for the Main Street Historic District and the Mining Boom Era Residences Thematic District
and are not considered contributing characteristics or elements for either district. Additionally, most
existing decks were constructed after 1978, outside of the 50-year mark for consideration for National
Register of Historic Places eligibility. Dimensionally, decks are greater in depth than porches or balconies
but may be similar in length. The form and dimensions for proposed decks within either historic district
should be consistent with the LMC and scaled in the same manner as historic porches when visible from
the public right-of-way.

GUIDELINES AND INTERPRETATION

Park City’s design guidelines are intended to protect the historic character of Park City. The following
guidelines regarding porches, balconies, and decks have been written into the LMC (Park City Planning
Department 2019). Clarification and supplemental guidance are provided when appropriate.
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Porches

15-13-2 Design Guidelines for Historic Residential Sites

A. Universal Design Guidelines

6. Features that do not contribute to the significance of the site or building and exist prior to the
adoption of these guidelines, such as incompatible windows, aluminum soffits, or iron porch
supports or railings, may be maintained; however, if it is proposed they be changed, those
Sfeatures must be brought into compliance with these guidelines.

Incompatible residential porch designs associated with historic residential sites that were
constructed or installed after the period of significance and before the adoption of the design
guidelines into the LMC are not appropriate to the historic character of the site or districts. As
such, existing designs may remain, but any proposed changes must comply with the current
LMC for the historic districts. Proposed designs compatible with historic residential porch
forms and dimensions should be consistent with the following:

Porch depths between 4 and 5 feet.

Average porch length of 12 feet for corner porches on houses with L- or T-shaped
plans.

A maximum length of 35 feet for porches along a primary elevation.

A maximum length between 25 and 35 feet for porches wrapping around the primary
and side elevations.

Typical porch coverings should consist of a shed or hipped roof.

B. Specific Design Guidelines

2. Primary Structures

a. Exterior Walls

(1) Primary and secondary facade components, such as window/door configuration, wall

planes, recesses, bays, balconies, steps, porches, and entryways shall be maintained
in their original location on the facade.

In addition to maintaining historic or historically compatible design and scale,
porches associated with historic residential dwellings, either existing or
reconstructed, should be maintained in their original location(s) on street-facing and
side elevations to be compatible with the LMC for the historic districts. This is true
for balconies as well.

(8) Avoid interior changes that affect the exterior appearance of primary and secondary

facades, including changing historic floor levels, changing windows to doors or
doors to windows, and changing porch roofs to balconies or decks. Insulation may be
added to increase the energy efficiency of the structure; however, this should be

accommodated within the wall system and shall not impact the exterior dimensions of
the structure.
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Porches associated with historic residential dwellings that historically did not have
second-story porches or balconies over them should maintain the original roof form
to be compatible with the LMC for the historic districts. Similarly, balconies should
be maintained above residential porches if they were present historically.
Additionally, historic door and window patterns, including dimensions and glazing,
associated with residential porches should be maintained or reconfigured to the
historic pattern to be compatible with the LMC.

g. Porches

(D

2)

3

4

Preserve and maintain a historic porch by preserving the existing location, form,
proportion, details, posts, railing, and stairs.

Dimensions and scale, including that of architectural detailing, posts, railing, and
stairs, of porches associated with historic residential dwellings should be consistent
with those characteristics of either the Main Street Historic District or the Mining
Boom Era Residences Thematic District, and appropriate to the period of significance
(1872-1929).

Repair deteriorated historic elements of the porch. Replacement porch elements are
allowed only when it can be shown that the historic elements are no longer safe
and/or serviceable and cannot be repaired to a safe and/or serviceable condition.
Replacement elements shall exactly match the historic elements in size, dimensions,
form, profile, and material.

In-kind replacement material is the most compatible, although substitute decking
materials may be used (see 15-13-3 B.2.g[3], below). The design, dimension, and
scale of historic elements must be maintained.

Substitute decking materials such as fiber cement or plastic-wood composite
floorboards shall not be used unless they are made of a minimum of 50% recycled
and/or reclaimed materials. In addition, the applicant must show that the physical
properties of the substitute material—expansion/contraction rates, chemical
composition, stability of color and texture, compressive or tensile strength—have
been proven to not damage or cause the deterioration of adjacent historic material.

The design, dimensions, and scale of historic elements must be maintained when
using substitute decking materials to be in compliance with the LMC.

It may be appropriate, in some cases, to reconstruct historic porches. Replacement
porches shall be constructed of materials and in styles that are compatible with the
structure to which they are attached. When possible, the reconstructed porch shall be
based on physical or documentary evidence; when no such evidence exists, the design
shall be based on historic porches found on comparable historic structures.

Based on available photographic evidence and Sanborn fire insurance maps, historic
porches were typically constructed of wood with minimal ornamentation. When
ornamental elements were present, they generally consisted of turned wood posts,
brackets, and spindle work or bargeboard along the porch eaves. Compatible
reconstructions should closely approximate historic materials, design, and scale for
which there is ample photographic evidence in Park City.
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(5) While modifications to porch posts and balustrades may be necessary to meet current
code requirements, these elements shall not be substantially different in size and
proportion than those seen historically.

Necessary modifications to porches and porch elements associated with historic
residential dwellings should closely approximate the historic scale of residential
dwellings to maintain compatibility with the LMC. It is often possible to retain the
historic posts, railings, and balustrades while adding height to railings or introducing
additional elements between balusters to meet code.

(6) It is not appropriate to add decorative porch elements that are not known to have
been used on a particular historic structure or on similar historic structures.

Replacement of porch elements or reconstruction of residential porches on historic
structures should be based on documentary evidence or closely approximate the
design, materials, and scale of historic porches on similar structures in the historic
districts.

15-13-3 Design Guidelines for Historic Commercial Sites
A. Universal Design Guidelines

6. Non-historic alterations that have been made to elements of a property, such as window
replacements, eave enclosures, or porch element substitutions, that are in place prior to the
adoption of these Design Guidelines may be maintained. However, if additional alterations to
these elements are proposed, the elements must be brought into compliance with these Design
Guidelines.

Incompatible porch designs associated with historic commercial sites that were constructed or
installed after the period of significance and before the adoption of the design guidelines into
the LMC are not appropriate to the historic character of the site or districts. As such, existing
designs may remain, but any proposed changes must comply with the current LMC for the
historic districts. Proposed designs compatible with historic commercial porch forms and
dimensions should be consistent with existing historic commercial building porches, those
identified through photographs of commercial buildings during the period of significance,
and those identified on Sanborn fire insurance maps.

B. Specific Design Guidelines
2. Primary Structures
b. Exterior Walls

(1) Primary and secondary facade elements, such as window/door configuration, wall
planes, recesses, bays, balconies, steps, porches, and entryways shall be preserved
and maintained in their original location on the fagade.

In addition to maintaining historic or historically compatible design and scale,
porches associated with historic residential dwellings, either existing or
reconstructed, should be maintained in their original location(s) on street-facing and
side elevations to be compatible with the LMC for the historic districts. This is true
for balconies as well.
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(8) Interior changes that affect the exterior appearance of primary and secondary
facades, including changing historic floor levels windows to doors or doors to
windows, and porch roofs to balconies or decks, shall be avoided.

Porches associated with historic commercial buildings, which historically did not
have second-story porches or balconies over them, would maintain the original roof
form to be compatible with the LMC for the historic districts. Additionally, historic
door and window patterns, including dimensions and glazing, associated with
commercial porches would be maintained or reconfigured to the historic pattern to be
compatible with the LMC.

d. Storefronts

(1) Primary and secondary facade elements, such as window/door configuration, wall
planes, recesses, bays, balconies, steps, porches, and entryways shall be maintained
in their original location on the facade.

Porches associated with historic commercial buildings, either existing or
reconstructed, would be maintained in their original location(s)—in addition to
design and scale—on street-facing and side elevations to be compatible with the
LMC for the historic districts. This is true for balconies as well.

15-13-4 Guidelines for Relocation and/or Reorientation of Intact Buildings or Structures
B. Panelization

3. Reconstruction

d. Reconstruction shall include recreating the documented design of exterior features such
as roof shape, architectural detailing, windows, entrances and porches, steps and doors,
and the historic spatial relationships.

Reconstruction of historic porches must maintain historic placement, scale, and design to
be compatible with the LCM, and must be based on documentary evidence.

15-13-8 Design Guidelines for New Residential Infill Construction in Historic Districts:

A. Universal Design Guidelines

2. New infill residential buildings shall not directly imitate existing historic structures in Park
City. Roof pitch, shape and configuration, as well as scale of building elements found on
Historic Sites may be duplicated, but building elements such as moldings, cornice details,
brackets, and porch supports shall not be directly imitated. Reconstruction of non-surviving
historic buildings is allowed.

While porches associated with new residential construction should not mimic historic styles,
they should maintain the size, scale, proportion, and basic design elements of historic
porches. Typically, historic porches constructed during the period of significance have the
following form and dimensions:

e Porch depths between 4 and 5 feet.
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Average porch lengths of 12 feet for corner porches on houses with L- or T-shaped
plans.

A maximum length of 35 feet for porches along a primary elevation.

A maximum length between 25 and 35 feet for porches wrapping around the primary
and side elevations.

Typical porch coverings would consist of a shed or hipped roof.

Typically located to shelter the front door on the first story but may be two stories
when compatible with historic precedents and overall new design. A second-story
porch may be present without a first-story porch but should be inset into the body of
the building and always covered.

6. Exterior elements—roofs, entrances, eaves, chimneys, porches, windows, doors, steps,
garages, etc.—of the new infill residential building shall be of human scale and shall be
compatible with neighboring Historic Structures.

Porches associated with new residential construction should maintain the scale and proportion
of historic porches (see 15-13-8 A.2, above).

B. Specific Guidelines

2. Primary Structures

a.

Mass, Scale, Height

(4) Building features such as upper story windows, porches, and first floor bays shall be

aligned with similar historic building features in the Streetscape or character area.
Generally, these elements should align in relation to the topography allowing these
elements to “step up” or “step down” the block.

Porches associated with new residential construction should be in the same location
as historic porches and be similar in size, scale, and proportion so that they physically
align with those on historic buildings (see 15-13-8 A.2, above).

Roofs

(3) The alignment that is created by similar heights of primary roofs and porches among

historic buildings shall be maintained. This similarity of heights in building features
contributes to the visual continuity along the Streetscape or character area.

While porches associated with new residential construction shouldn’t mimic historic
styles, they should maintain the location, scale, and proportion of historic porches
(see 15-13-8 A.2, above). Historic porch roof forms in Park City are typically shed or
hipped.

Porches

(1) Porches shall be used to define front entrances. Porches typically cover the entrance,

and usually extend partially or fully across the main fagade. Over-scaled,
monumental and under-scaled entries shall be avoided.
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To be compatible with the historic character of Park City, porches on new
residential infill should be consistent with the historic use as basic entry coverings
that also bring a focus to the building’s front door. Historic porches were usually
linear as well as and attached to the primary elevation and occasionally wrapping
around the primary and side elevations. Porches associated with new residential
construction should be similar in location, scale, and proportion to historic porches
(see 15-13-8 A.2, above).

(2) Porches on primary and secondary facades shall be compatible with a building’s
style and shall respect the scale and proportions found on historic buildings in the
surrounding area.

While new porches shouldn’t mimic the style or design of historic porches, they
should be similar in location, size, scale, proportion, and design elements to historic
porches (see 15-13-8 A.2, above).

(3) The height of porch decks shall be similar to those found on historic building(s) in
the Historic District.

Porches associated with new residential construction should be similar in location,
size, scale, and proportion to historic porches (see 15-13-8 A.2, above). Historic
porch deck heights varied based on topography, especially between uphill and
downhill lots, and the height of new porch decks should follow the patterns of the
district when no pattern is discernible at the Streetscape or character area level.

(4) Locate porches on new infill construction in a way that follows the predominant
pattern of historic porches along the street, maintaining traditional setbacks,
orientation of entrances, and alignment along the Streetscape or character area to
reinforce the visual rhythm of the buildings and site elements.

Porches associated with new residential construction should be similar in location,
scale, and proportion to historic porches (see 15-13-8 A.2, above). They should also
reinforce a sense of entry on the primary, street-facing facade.

(5) The height of porch decks shall be similar to those found on historic building(s)
within the Streetscape or character area.

Porches associated with new residential construction should be similar in location,
scale, and proportion to historic porches (see 15-13-8 A.2, above). Setbacks may vary
depending on the street or even location of the property along the street; new porches
should be designed with this in mind. Historic porch deck heights also varied based
on topography, especially between uphill and downhill lots, and the height of new
decks should follow the patterns of the historic Streetscape or character area when
present or otherwise the patterns of the district.

(6) Porch columns and railings shall be simple in design and utilize square or
rectangular shapes. If balusters are used, they should be no more than two inches
square. Columns should be a minimum of six inches and a maximum of eight inches
square.

10
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J.

New porch elements are identified here in the LMC to be compatible with the scale
of historic porches, referencing the design of historic porch types without mimicking
the style.

Architectural Features

(1) Simple ornamental trim and decoration is in character with historic architectural
ornamentation and is encouraged. Traditional locations for architectural
ornamentation are porches and eaves. Other details, like eave depth, mullions,
corner boards, and brackets, that lend character to historic buildings shall be
considered.

New porch elements are identified here in the LMC to be compatible with the scale
of historic porches, referencing the design of historic porch types while simplifying it
to avoid mimicking the style.

15-13-9 Design Guidelines for Historic Commercial Infill Construction

A. Universal Design Guidelines

2. New infill commercial buildings shall not directly imitate existing historic structures in Park
City. Roof pitch, shape and configuration, as well as scale of building elements found on
Historic Sites may be duplicated, but building elements such as moldings, cornice details,
brackets, and porch supports shall not be directly imitated. Reconstructions of non-surviving
historic buildings are allowed.

While porches associated with new commercial construction shouldn’t mimic historic styles,
they should maintain scale and proportion of historic commercial porches, which were
typically 30 to 40 feet in length and 10 feet deep.

6. Exterior elements—roofs, entrances, eaves, chimneys, porches, windows, doors, steps,
retaining walls, garages, etc.—shall be of human scale and shall be compatible with
neighboring Historic Sites.

While porches associated with new commercial construction shouldn’t mimic historic styles,
they should maintain the scale and proportion of historic commercial porches.

Balconies

15-13-2 Design Guidelines for Historic Residential Sites

B. Specific Site Design Guidelines

7. Balconies and Roof Decks

a. New balconies and roof decks on a historic structure shall be visually subordinate to the

historic structure from the primary right-of-way. Installing a balcony on a historic
structure's primary facade is not allowed, however, a balcony may be considered on a
secondary or tertiary facade.

New balconies (constructed on secondary and tertiary elevations) should be similar in
size, scale, and proportion to historic balconies. Typically, historic balconies mimicked
historic porches in dimension: between 4 and 5 feet deep, with an average width of 12

11
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feet. Balconies were typically found on commercial buildings and were rear on
residential structures during the period of significance, with the exception of a few small,
step-out balconies.

b. A new balcony shall be simple in design and compatible with the character of the historic
structure. Simple wood and metal designs are appropriate for residential structures.
Heavy timber and plastics are inappropriate materials.

New balcony elements are identified here in the LMC to be compatible with the scale and
materials of historic balconies.

15-13-3 Design Guidelines for Historic Commercial Sites
B. Specific Site Design Guidelines
2. Primary Structures
h. Historic Balconies/Porticos

(1) Historic balconies, porticos, and their railings and decorative architectural features
shall be maintained and preserved.

Dimensions and scale, including that of architectural detailing, posts, and railings, of
balconies associated with historic commercial buildings should be consistent with
those characteristics of the Main Street Historic District and appropriate to the period
of significance (1872-1929).

(2) Restoring historic balconies and porticos that have been altered or lost over time is
encouraged. On primary facades, in particular, consider reconstructing, based on
physical or documentary evidence, historic balconies and porticos that no longer
exist.

Based on available photographic evidence and Sanborn fire insurance maps, historic
balconies were typically constructed of wood with minimal ornamentation.
Compatible reconstructions would mimic historic materials, design, and scale.

In-kind replacement material is the most compatible, although substitute decking
materials may be used (see 15-13-3 B.2.h[4], below). The dimension and scale of
historic elements must be maintained.

(3) Changing the position, proportions, or dimensions of historic balconies or porticos
shall be avoided.

The location, size, scale, and proportion of historic balconies should be maintained.

(4) Substitute decking materials such as fiber cement or plastic-wood composite
floorboards shall not be used unless they are made of 50% recycled and/or reclaimed
material. Additionally, the applicant must show that the physical properties—
expansion/contraction rates, chemical composition, stability of color and texture,
compressive or tensile strength—of the substitute material have been proven to not
damage or cause the deterioration of adjacent historic material.

12
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The dimensions and scale of historic elements must be maintained when using
substitute decking materials to be in compliance with the LMC.

15-13-8 Design Guidelines for New Residential Infill Construction in Historic Districts

B. Specific Site Design Guidelines

8. New Balconies and Roof Decks

i.

New balconies and roof decks shall be visually subordinate to the new building and shall
be minimally visible from the primary public right-of-way.

Balconies associated with residential infill should be constructed on secondary and/or
tertiary elevations. While new balconies should not mimic historic styles, they should be
similar in size, scale, and proportion to historic balconies. Typically, historic balconies
were similar to historic porches in dimension: between 4 and 5 feet deep, with an average
width of 12 feet.

A new balcony shall be simple in design and compatible with the character of the
Historic District. Simple wood and metal designs are appropriate for residential
structures. Heavy timber and plastics are inappropriate materials.

New balcony elements (design and materials) are identified here in the LMC to promote
compatibility of historic balconies.

15-13-9 Design Guidelines for Historic Commercial Infill Construction

b. Specific Design Guidelines

2. Primary Structures

i.

Balconies and Roof Decks

(1) New balconies and roof decks shall be visually subordinate to the new building and
shall be minimally visible from the primary public right-of-way.

Balconies associated with commercial infill should be constructed on secondary
and/or tertiary elevations. While new balconies should not mimic historic styles, they
should be similar in scale and proportion to historic commercial balconies, which
typically ran the length of the elevation but were incorporated into the style and
design of the building rather than merely tacked on as utilitarian features.

(2) A new balcony shall be simple in design and compatible with the character of the
Historic Districts. Simple wood and metal designs are appropriate for commercial
structures. Heavy timber and plastics are inappropriate materials.

New balcony elements (design and materials) are identified here in the LMC to
promote compatibility of historic balconies.
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Decks

15-13-2 Design Guidelines for Historic Residential Sites

B. Specific Design Guidelines

6. Decks

a. Decks should be constructed in inconspicuous areas where visually minimized from the

primary right-of-way, usually on the tertiary fagade. If built on a secondary facade of the
historic structure, a deck should be screened from the right-of-way with fencing and/or
appropriate native landscaping. Decks should be located such that they will not damage
or conceal significant historic features or details of the historic structure.

Decks typically were not present in Park City during the period of significance for either
historic district. If present historically, decks were most commonly on the rear (tertiary)
elevation. Decks constructed on side (secondary) elevations of new residential structures
should be screened with appropriate (native) vegetation or fencing to minimize the visual
impact to the associated historic district. Dimensionally, decks are greater in depth than
porches or balconies, but may be similar in length. The form and dimensions for
proposed decks within either historic district should be consistent with the LMC and
scaled in the same manner as historic porches when visible from the public right-of-way.

Historic porches were most often located on the primary elevations of houses but
sometimes were present on side or rear fagades to shelter secondary doorways. Many of
these porches have been removed to make way for additions but, if present, they may be
considered an important character-defining feature because of their scarcity. Removing or
altering porches in these areas to accommodate decks is strongly discouraged.

In order to prevent damage to a historic structure, decks shall be constructed to be self-
supporting. If the deck cannot be constructed to be self-supporting, decks shall be
attached to a historic structure with care so loss of historic fabric is minimized.

Decks should be constructed in a manner that, if they were to be removed from the
historic building, no damage to the historic materials or design would occur.

Introducing a deck that will result in the loss of a character-defining feature of the
historic structure or site, such as a historic porch or mature tree, should be avoided.

Historic porches were most often located on the facades of houses but sometimes were
present on side or rear fagades to shelter secondary doorways. Many of these porches
have been removed to make way for additions but, if present, they may be considered an
important character-defining feature because of their scarcity. Removing or altering
porches in these areas to accommodate decks is strongly discouraged. Similarly, decks on
any fagade should not impact historic trees.

The visual impact of a deck should be minimized by limiting its size and scale.
Introducing a deck that visually detracts from a historic structure or historic site, or
substantially alters a historic site’s proportion of built area to open space is not
appropriate.

The size and scale of new decks should be similar to historic porches and balconies.
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e. Decks and related steps and railings should be constructed of materials and in styles that
are compatible with the structure to which they are attached.

When possible, decks and related steps and railings should be constructed with wood to
maintain material compatibility with the historic character of Park City.

[ Decking materials such as fiber cement or plastic-wood composite floorboards shall not
be used unless they are made of a minimum of 50% recycled and/or reclaimed materials.

Although not present during the period of significance for the Park City historic districts,
decking (or flooring) is relatively unobtrusive and some types of synthetic materials are
permissible in place of wood; the historic scale of decking components should be
maintained.

7. Balconies and Roof Decks

c. Avroofdeck on a new addition shall be visually minimized when viewed from the right-of-
way.

Roof decks should be designed at a scale similar to historic porches and balconies. The
use of setbacks from the roof edges and solid railings can help to visually minimize the
presence of roof decks.

15-13-3 Design Guidelines for Historic Commercial Sites
B. Specific Design Guidelines
2. Primary Structures
i. Decks, Fire Escapes, and Exterior Staircases

(1) New decks, fire escapes, and exterior staircases shall be constructed in
inconspicuous areas where visually minimized from the primary public right-of-way,
usually on the tertiary facade. These features shall be located such that they will not
damage or conceal significant historic features or details of the historic structure.

Because decks, particularly in their current use as a space for leisure and entertaining,
were not present historically, the rear (tertiary) elevation is the most appropriate
location for a deck to maintain the character of historic commercial streetscapes.
Occasionally decks can be constructed unobtrusively on secondary or primary
elevations, usually on an upper level if screened by solid railings or setbacks, In these
cases, great care is required in siting and design to avoid obscuring or damaging
significant historic features.

(2) The visual impact of a deck, fire escape, or exterior staircase shall be minimized by
limiting its size and scale. Introducing a deck, fire escape, or exterior staircase that
visually detracts from a historic structure or historic site, or substantially alters a
historic site’s proportion of built area to open space is not appropriate.

Historically, the rear (tertiary) elevation is the most appropriate location for a deck on
a historic commercial building. Decks should be scaled in the same manner as
historic porches and balconies.
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Introducing a deck, fire escape, or staircase that will result in the loss of a
character-defining feature of the historic structure or site, such as a historic porch,
shall be avoided.

Historic porches were most often located on the front elevations of commercial
buildings but sometimes were present on side or rear elevations as well to shelter
secondary doorways. Many of these porches have been removed to make way for
additions but if present, they may be considered an important character-defining
feature because of their scarcity. Removing or altering porches in these areas to
accommodate decks is strongly discouraged. Similarly, decks on any fagade should
not impact historic trees.

In order to prevent damage to a historic structure, decks, fire escapes, and exterior
staircases shall be constructed to be self-supporting. If a deck cannot be constructed
to be self-supporting, the deck shall be attached to a historic building with care such
that loss of historic material is minimized.

Decks should be constructed in a manner that if they were to be removed from the
historic building, no damage to the historic materials or design would occur.

Decks, fire escapes, and related exterior steps and railings should be constructed of
materials and in styles that are compatible with the historic building.

When possible, decks and related steps and railings should be constructed with wood
to maintain material compatibility with the historic character of Park City.

Decking materials such as fiber cement or plastic-wood composite floorboards shall
not be used unless they are made of a minimum of 50% recycled and/or reclaimed
material.

Although not present during the period of significance for the Park City historic
districts, decking (or flooring) is relatively unobtrusive and some types of synthetic
materials are permissible in place of wood; the historic scale of decking components
should be maintained.

4. Additions to Primary Structures

b. General Compatibility

(6)

No more than fifty (50) feet in width of street front may have the same facade height.
On large projects (more than two lots) building heights shall be varied by creating
setbacks in the facade, by stepping back upper stories, and by building decks and
balconies when it is appropriate to the design.

When used to create interest and break up the facades of larger additions, decks
should still be compatible in size and scale to historic porches and balconies on
commercial buildings.

g. New Decks (Not Street Dining Decks)

(1) Decks on new additions shall be constructed in inconspicuous areas, usually on a

tertiary facade, where the deck is visually minimized from the primary public right-
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(6]

(6)

of-way. If a deck is built on a secondary facade of a historic structure, the deck shall
be screened from the primary public right-of-way with fencing and/or appropriate
native landscaping. Decks shall be located where and in a way that will not damage
or conceal significant historic features or details of the historic structure.

Decks were not present historically on commercial buildings; therefore, the rear
(tertiary) elevation is the most appropriate location for a new deck. Decks should be
scaled in the same manner as historic porches and balconies.

In order to prevent damage to a historic structure, decks shall be constructed to be
self-supporting. If a deck cannot be constructed to be self-supporting, the deck shall
be attached to a historic structure with care so that loss of historic fabric is
minimized.

Decks should be constructed in a manner that if they were to be removed from the
historic building, no damage to the historic materials or design would occur.

Introducing a deck that will result in the loss of a character-defining feature of a
historic structure or site, such as a historic porch or mature tree, shall be avoided.

Historic porches were most often located on the primary elevations of commercial
buildings but sometimes were present on side or rear facades as well to shelter
secondary doorways. Many of these porches have been removed to make way for
additions but if present, they may be considered an important character-defining
feature because of their scarcity. Removing or altering porches in these areas to
accommodate decks is strongly discouraged. Similarly, decks on any fagade should
not impact historic trees.

The visual impact of a deck shall be minimized by limiting its size and scale.
Introducing a deck that visually detracts from a historic structure or historic site, or
substantially alters a historic site’s proportion of built area to open space, is not
appropriate.

Historically, the rear (tertiary) elevation is the most appropriate location for a deck on
a historic commercial building. Decks should be scaled in the same manner as
historic porches and balconies. Similarly, decks on any fagade should not impact
historic open space or spatial relationship between buildings.

Decks and related steps and railings shall be constructed of material and in styles
that are compatible with the structure to which they are attached.

When possible, decks and related steps and railings should be constructed with wood
to maintain material compatibility with the historic character of Park City.

Decking materials such as fiber cement or plastic-wood composite floorboards shall
not be used unless they are made of a minimum of 50% recycled and/or reclaimed
material.

Although not present during the period of significance for the Park City historic
districts, decking (or flooring) is relatively unobtrusive and some types of synthetic
materials are permissible in place of wood; the historic scale of decking components
should be maintained.
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(7) A roof deck on a historic structure or new addition shall be visually minimized when
viewed from the primary public right-of-way.

Although rare, a few commercial buildings historically may have had roof access and
railings to allow for the use of flat rooftop space, much in the same manner as a
modern rooftop deck. Rooftop decks associated with new commercial buildings
should be screened appropriately by setting the deck behind parapet walls or placing
the deck back from the front (primary) elevation of the buildings minimize visual
impacts to the associated historic district.

15-13-8 Design Guidelines for New Residential Infill Construction in Historic Districts
B. Specific Design Guidelines
7. Decks

a. Decks shall be constructed in inconspicuous areas where visually minimized from the
primary public right-of-way, usually on the tertiary facade. When built on a secondary
facade of a new structure, a deck should be screened from the primary public right-of-
way with fencing and/or appropriate native landscaping.

Decks typically were not present in Park City during the period of significance in either
historic district. If present historically, decks were most commonly on the rear (tertiary)
elevation. Decks constructed on side (secondary) elevations of new residential structures
should be screened with appropriate (native) vegetation or fencing to minimize the visual
impact to the associated historic district.

b. The visual impact of a deck should be minimized by limiting its size and scale.
Introducing a deck that visually detracts from a new structure, or substantially alters a
site’s proportion of built area to open space is not appropriate.

Dimensionally, decks are greater in depth than porches or balconies, but may be similar
in length. The form and dimensions for proposed decks within either historic district
should be consistent with the LMC, scaled in the same manner as historic porches when
visible from the public right-of-way.

c. Decks and related steps and railings shall be constructed of materials and in styles that
are compatible with the structure to which they are attached as well as with the character
of the Historic District as a whole.

When possible, decks and related steps and railings should be constructed with wood to
maintain material compatibility with the historic character of Park City.

d. Decking materials such as fiber cement or plastic-wood composite floorboards shall not
be used unless they are made of a minimum of 50% recycled and/or reclaimed materials.

Although not present during the period of significance for the Park City historic districts,
decking (or flooring) is relatively unobtrusive and some types of synthetic materials are
permissible in place of wood; the historic scale of decking components should be
maintained.

8. Balcony and Roof Decks

18
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a. A roofdeck shall be visually minimized when viewed from the primary public right-of-
way.

Although rare, a few commercial buildings historically may have had roof access and
railings to allow for the use of flat rooftop space, much in the same manner as a modern
rooftop deck. The form and dimensions for proposed decks within either historic district
should be consistent with the LMC and scaled in the same manner as historic porches
when visible from the public right-of-way.

15-13-9 Design Guidelines for Historic Commercial Infill Construction
B. Specific Design Guidelines
8. Decks
e. Balconies and Roof Decks

(1) New balconies and roof decks shall be visually subordinate to the new building and
shall be minimally visible from the primary public right-of-way.

Decks should be scaled in the same manner as historic porches and balconies.

(3) A roof deck shall be visually minimized when viewed from the primary public right-
of-way. Consider minimalizing its visual appearance by hiding rooftop decks behind
parapets and/or setting rooftop decks back from the primary facade.

Although rare, a few commercial buildings historically may have had roof access and
railings to allow for the use of flat rooftop space, much in the same manner as a
modern rooftop deck. Rooftop decks associated with new commercial buildings
should be screened appropriately by setting the deck behind parapet walls or placing
the deck back from the front (primary) elevation of the buildings to minimize visual
impacts to the associated historic district.

f- Decks, Fire Escapes, and Exterior Staircases

(1) Decks, fire escapes, and exterior staircases shall be constructed in inconspicuous
areas where visually minimized from the primary public right-of-way, usually on the
tertiary facade.

Because decks, particularly in their current use as a space for leisure and entertaining,
were not present historically, the rear (tertiary) elevation is the most appropriate
location for a deck to maintain the character of historic commercial streetscapes.
Occasionally, decks can be constructed unobtrusively on secondary or primary
elevations, usually on an upper level if screened by solid railings or setbacks. In these
cases, great care is required in siting and design to avoid obscuring or damaging
significant historic features.

(2) The visual impact of a deck, fire escape, or exterior staircase shall be minimized by
limiting its size and scale. Introducing a deck, fire escape, or exterior staircase that
visually detracts from the architectural character of the building, or substantially
alters a site s proportion of built area to open space is not appropriate.
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Historically, the rear (tertiary) elevation is the most appropriate location for a deck on
a historic commercial building. Decks should be scaled in the same manner as
historic porches and balconies.

(3) Decks, fire escapes, and related exterior steps and railings shall be constructed of
materials and in styles that are compatible with the existing building.

When possible, decks and related steps and railings should be constructed with wood
to maintain material compatibility with the historic character of Park City.

(4) Decking materials such as fiber cement or plastic-wood composite floorboards shall
not be used unless they are made of a minimum of 50% recycled and/or reclaimed
material.

Although not present during the period of significance for the Park City historic
districts, decking (or flooring) is relatively unobtrusive and some types of synthetic
materials are permissible in place of wood; the historic scale of decking components
should be maintained.

(5) Decks shall be constructed in inconspicuous areas where visually minimized from the
primary public right-of-way, usually on the tertiary facade. When built on a
secondary facade of a new structure, a deck should be screened from the primary
public right-of-way with fencing and/or appropriate native landscaping.

Decks were typically not present in Park City during the period of significance for
either historic district. If present historically, decks were most commonly on the rear
(tertiary) elevation. Decks constructed on side (secondary) elevations of new
commercial buildings should be screened with appropriate (native) vegetation or
fencing to minimize the visual impact to the associated historic district.
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Figure A-1. Dashed lines indicate porches adorning Park City buildings in 1889. Most residential
dwellings along Woodside, Park, and Marsac avenues have porches of some form on primary
elevations. Additionally, several commercial buildings along Main Street also have porches
indicated along their primary elevations (Sanborn Map Company 1889).

Page 97 of 302



5

(32)

Shating
Fimk
I
!
I
L}
]
i I
3 X :
" 7P
L w R S \
i | x ¥ I
i the g\ -l
= £ i i
“éw = F 5 z B
) £t
7 F } 5
; il
o = \ I
& Z | se E,m’m |
| g1 {
I e 1
S O I = ¢ S
AT L ey
| N o ol i
I : i
i Bs 1. 17
'3 I
|y L
HE Yl s =Y l/ 3
M STy =
i . = S| Maeis Hau
" i '_Q\.Q 1 Dance Hall
I au| [
: S|
1 i
x ~
: o
: . &
I 3 i
I ] §
3 3 \
y 5
I m@ e o~
riv e
I | S <l
I 7
| g 1 )
. =
: Y H et 'R
: of i
: TH ] e
i ifzs. 5 ‘ o 5
5 7
| Zraps #||5w
I % i g 3
. v
! i §‘ E A7 |
| N
S |
1 § g S |8
7 e e et
s, murum — e ' mamn amm @) 3% (5mw) o 2
o0 e wonn @ 1
n oK
| 1
| I
I |
I
I L Scale of Fest
0 - .
1] .

Figure A-2. By 1907, residential porches continued to be popular along Park Avenue and both
sides of Woodside Avenue. Several porches are also identified on commercial buildings along
Main Street. Additionally, there appear to be deck structures at the rear of 264/268, 316/318, and
320 Main Street (lower right, below the Dewey Theatre), linking the buildings with ancillary
structures, likely privies (Sanborn Map Company 1907).
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Figure A-3. View of the Upper Town, Park City, ca. 1900 to 1910. Typical
one-story residential porches are visible on several structures (Park City
Museum 2023).

Figure A-4. Typical one- and two-story residential porches in Park City in
the early twentieth century (Marriott Digital Library n.d. [1900]).

A-3
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Figure A-5. Typical one-story residential porch in Park City, 1904 (Marriott
Digital Library 1904).

Figure A-6. A covered two-story porch on the Durkin Boarding House
(Centennial House), ca. 1940 (Preservation Solutions/Park City Municipal
Corporation 2008b).
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PARK CITY
MUSEUM

Figure A-7. A covered two-story porch on the Alaska Boarding House, ca.
1940 (Park City Museum 2023).
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Figure A-8. A two-story porch on the front of the Park City Hotel, ca. 1910
(Park City Museum 2023).
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Figure A-9. A covered two-story porch on the Park City Union Pacific
Depot, ca. 1910 (Park City Museum 2023).

Figure A-10. A covered first-story porch and open second-story balcony on
the Salt Lake House, ca. 1884 to 1898 (Park City Museum 2023).
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From: Jack Niedermeyer <jack.niedermeyer@parkcity.org>

Sent: Wednesday, November 8, 2023 11:59 AM

To: I

Ce: I, Lillian Zollinger
<lillian.zollinger@parkcity.org>

Subject: RE: [External] 243 Woodside Avenue HDDR and SSCUP Updated Plans

Hi,

| wanted to update you all that | will be leaving the Planning Department at the end of this year. With that being said,
Lillian has kindly volunteered to take on your SSCUP and HDDR applications. Thank you all for attending our DRT
meetings and your patience during the review process. Below are my notes from todays DRT meeting.

e 3 decks on the front fagade is not consistent with the design guidelines.
e Porches with a maximum depth of 6’ are allowed on the front facade.
e There needs to be more of historic roof pitch on the front facade.
e The primary entrance needs to be more defined.

o Reducing the depth of the entry porch could help with this.
e There is too much stone being used in the current proposal.

o Stone columns, stone siding, retaining walls etc.

= Stone is allowed material for retaining walls.

o The design guidelines do not specifically state whether concrete needs to be board-formed or not,
however no more than 2’ of foundation exposure is allowed.

o Perthe LMC 15-13-8(B)(2): Typically, a ‘hierarchy’ of building materials should be used, with heavier,
more durable materials for foundations and more refined materials above foundations. Building
materials, especially masonry, shall be used in the manner they were used historically.

e The window additions on the right-hand side of the structure need to be reduced.

o Like Tim’s comment — a balance between the original and new plans would be more in keeping with the

design guidelines.
¢ Windows should have a 2:1 vertical emphasis.
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o Currently the windows on the side of the structure have a 2- % :1 ratio.
e Final grade needs to be within 4’ of existing grade around the periphery of the site.
o Garage entrances are exempt from this requirement.
Additionally, | would like you to keep in mind the parking requirement for Single-Family Dwellings (SFD).
e Per LMC 15-3-6, SFD’s require 2 parking spaces.
e Per LMC 15-3-4, single car garages must have a minimum interior dimension of eleven feet (11') wide by twenty
feet (20') deep
o The proposed garage has a length of 23’ and a width of 11’
e Per LMC 15-3-3(F): Parking Spaces must be at least nine feet (9') wide by eighteen feet (18') long.
o Perthe plans that we have, only the garage meets these dimensions.
e Per LMC 15-2.2-3(F): Driveways leading to a Garage or approved Parking Area are allowed within the Front
Setback.
o This exception is for a Driveway leading to (A) a Garage or (B) an approved Parking Area.
o Parking cannot be satisfied within the front setback.

| have attached Lillian to the message and please feel free to reach out to either her or | with any questions.

Best,
Jack Niedermeyer

Jack Niedermeyer

Planning Technician

Park City Municipal Corporation
parkcity.org

445 Marsac Avenue, PO Box 1480
Park City, UT 84060

0: 435.615.5064
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GENERAL PROJECT NOTES
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THE MOST RECENT ADOPTED INTERNATIONAL CODES, STATE, AND MUNICIPALTY
AMENDMENTS SHALL GOVERN.

ALL DIMENSIONS ARE TO FACE OF WALL UNLESS NOTED OTHERWISE.

ALL DIAGONAL WALLS ARE AT A 45° ANGLE UNLESS NOTED OTHERWISE. SEE
FLOOR PLANS. CONTRACTOR TO VERIFY ALL DIMENSIONS PRIOR TO
CONSTRUCTION.

SEE STRUCTURAL CALCULATIONS FOR ADDITIONAL GENERAL STRUCTURAL NOTES

AND REQUIREMENTS. ANY NOTES AND/OR REQUIREMENTS FROM STRUCTURAL
ENGINEER SHALL GOVERN EXCEPT WHEN REQUIREMENTS SET FORTH IN THIS

SPECIFICATION EXCEED ENGINEER'S REQUIREMENTS.

PASSENGER ELEVATORS, LIMITED USE AND LIMITED APPLICATION ELEVATORS OR
PRIVATE RESIDENCE ELEVATORS SHALL COMPLY WITH ASME A17.1/CSA B44.

GENERAL SITE NOTES

@

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

DRAINAGE PATTERN OF FINISH GRADING SHALL NOT CHANGE
DRAINAGE PATTERN ONTO ADJACENT PROPERTIES.

WHERE REQUIRED BY GOVERNING AUTHORITY A CONSTRUCTION
ENTRANCE MAY BE NECESSARY. WIDTH OF ENTRANCE TO BE A
MINIMUM OF 10—-0" WIDE, BUT NOT LESS THAN FULL WIDTH OF
POINTS WHERE INGRESS OR EGRESS OCCURS. AT HIGH TRAFFIC
SITES, THE ENTRANCE SHOULD BE WIDE ENOUGH FOR TWO
VEHICLES TO PASS SAFELY. ENTRANCE IS TO BE FLARED WHERE
IT MEETS THE EXISTING ROAD TO PROVIDE TURNING RADIUS. THE
MINIMUM LENGTH IS 50-0" OR 30-0" ON RESIDENCIAL LOTS.
TOTAL DEPTH OF ROCK SHOULD BE 6". THE BASE LAYER
AGGREGATE SIZE SHOULD BE 2°-8" IN DIA. AND THE TOP
CRUSHED STONE OF 2" IN DIA. OR RECYCLED CONCRETE
EQUIVALENT.

GENERAL CONCRETE NOTES
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ALL WORK SHALL BE IN STRICT ACCORDANCE WITH THE LATEST
EDITION OF THE INTERNATIONAL RESIDENTIAL CODE, ACI
318-95, AND LOCAL ORDINANCES.

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

CONTRACTOR SHALL COORDINATE WITH MECHANICAL, ELECTRICAL,
AND PLUMBING CONTRACTORS PRIOR TO POURING CONCRETE.
PROVIDE SLEEVES, BLOCK-OQUTS, ETC. AS REQUIRED.

CONTRACTOR SHALL PROVIDE ALL SHORING AS REQUIRED. BRACE
WALLS AS REQUIRED UNTIL FLOOR DIAPHRAGMS ARE IN PLACE.

SEE STRUCTURAL CALCULATIONS FOR ADDITIONAL STRUCTURAL
MEMBER REQUIREMENTS.

ALL EXTERIOR FOOTINGS SHALL BEAR 36" (MIN.) BELOW FINISH
GRADE, OR UNCONDITIONED CRAWL SPACE.

TOP OF FOUNDATION WALL TO BE 6" ABOVE FINISH GRADE TYPICAL.

COORDINATE TOP OF CONCRETE & BOTTOM OF FOOTING ELEVATIONS
WITH FLOOR PLANS, FOOTING & FOUNDATION PLAN, AND ELEVATIONS.

FOOTINGS, FOUNDATION AND SLABS SHALL BE CONSTRUCTED ON
PROPERLY PREPARED MATERIAL. SUBBASE TO BE UNDISTURBED,
NATURAL SOILS OR ENGINEERED FILL PER THE SOILS ENGINEER'S
RECOMMENDATIONS.  ENGINEERED FILL SHALL BE TESTED AND
APPROVED BY A LICENSED SOILS ENGINEER.

PROVIDE 4" GRANULAR FILL UNDER ALL SLABS.

ALL REINFORCING STEEL SHALL BE DEFORMED BARS CONFORMING TO
THE STANDARD SPECIFICATIONS ASTM A615 GRADE 60, AND MUST
BE PROPERLY TIED INTO PLACE PRIOR TO POURING CONCRETE
(FIELD BENT DOWELS MAY BE GRADE 40)

ALL SPLICES IN CONTINUOUS CONCRETE REINFORCING BARS SHALL
LAP 40 BAR DIAMETERS MIN. ALL SPLICES SHALL BE MADE IN A
COMPRESSION ZONE UNLESS OTHERWISE NOTED. ALL CONT.
REINFORCING SHALL TERMINATE WITH A 90" BEND OR SEPARATE
CORNER BARS.

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

TO MINIMIZE CRACKING OF SLABS, PROVIDE #4 BARS @ 18" 0.C.
EACH WAY 1" CLEAR FROM TOP. TYPICAL ALL SLABS ON GRADE.

ALL EXTERIOR FOOTINGS SHALL BE PROPERLY FORMED. INTERIOR
FOOTINGS MAY BE MONOLITHIC WITH SLAB.

POSITION ALL WINDOW AND DOOR BUCKS TO ALLOW BASEMENT
HEAD HEIGHTS TO BE AS PER WINDOW AND DOOR SCHEDULE

FOUNDATION REBAR INSPECTIONS REQUIRED FOR FOUNDATION WALLS OVER 8'-0"
TALL. FORMS ARE NOT TO BE INSTALLED ON ONE SIDE UNTIL AFTER REBAR HAS
BEEN INSPECTED AND APPROVED BY BUILDING OFFICIAL.

GENERAL CONCRETE NOTES (CONTINUED)
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ALL CONCRETE SHALL HAVE A MINIMUM COMPRESSIVE STRENGTH OF
3,500 P.S.I. IN 28 DAYS. FLAT SLABS AND CONCRETE RETAINING
WALLS SHALL HAVE A MINIMUM COMPRESSIVE STRENGTH OF 4,000
P.S.. SEE STRUCTURAL CALCULATIONS FOR ADDITIONAL CONCRETE
REQUIREMENTS.

RECESS FOUNDATION AND POUR SLAB THROUGH, TYPICAL ALL
GARAGE DOORS AND STORE FRONT TYPE WINDOWS AS INDICATED
ON FOOTING AND FOUNDATION PLAN.

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

DEPRESS SLAB AS REQUIRED IN AREAS OF CERAMIC TILE AND AS
REQUIRED FOR SPECIAL ENTRY MATS, ETC. COORDINATE WITH
FLOOR PLANS.

GARAGE FLOOR TO HAVE 2 % SLOPE (MIN.) TOWARD EXTERIOR
GARAGE DOORS.

HOLD DOWNS SHALL BE POSITIONED AS INDICATED BY STRUCTURAL
ENGINEER. ALL HOLD DOWNS TO BE POSITIONED TO ALLOW
ATTACHMENT TO FULL HEIGHT DOUBLE STUDS.

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

WHERE FOUNDATION WALLS OR FOOTINGS SUPPORT MASONRY WALLS,
PROVIDE MATCHING DOWELS OF SAME SIZE AND SPACING.

GENERAL FRAMING NOTES
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ALL WORK SHALL BE IN STRICT ACCORDANCE WITH THE LATEST
EDITION OF THE INTERNATIONAL RESIDENTIAL CODE, AND LOCAL
ORDINANCES.

COORDINATE ALL FLOOR FRAMING WITH FLOOR PLANS TO VERIFY
STEPS AND/OR OPENINGS IN FLOOR FRAMING.

CONTRACTOR TO CONSULT STRUCTURAL CALCULATIONS TO VERIFY
ALL FRAMING MEMBER SIZES, LOCATIONS, AND LOAD PATHS, AND
ADDITIONAL STRUCTURAL MEMBER REQUIREMENTS.

ALL DIMENSIONS AND CONDITIONS TO BE VERIFIED BY BUILDER
PRIOR TO ANY WORK.

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

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

ALL STRUCTURAL MEMBERS SHALL CONFORM TO THE U.S.
DEPARTMENT OF COMMERCE STANDARD PS—-56 AND THE
INTERNATIONAL RESIDENTIAL CODE.

ALL STRUCTURAL PLYWOOD SHALL BE STRUCTURAL GRADE I OR
STRUCTURAL GRADE II.

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

ALL WOOD CONNECTIONS MUST CARRY THE CAPACITY OF THE
SUPPORTED MEMBERS. CONTRACTOR IS RESPONSIBLE FOR
CONNECTION IF OTHER THAN STANDARD CONNECTIONS ARE
REQUIRED. SEE PROJECT ENGINEER FOR ADDITIONAL ASSISTANCE.

ALL EXTERIOR HOUSE WALLS TO BE 2" X 6" D.F.#2 OR BETTER AT
16" 0.C. SEE STRUCTURAL FOR SHEAR WALL REQUIREMENTS.

ALL INTERIOR HOUSE WALLS TO BE 27X6" D.F.#2 OR BETTER AT 16"
0.C.

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

NOT USED

ALL CORNERS, INTERSECTIONS, AND BEAMS MUST HAVE ONE OF THE
DOUBLE TOP CHORDS CONTINUOUS, LAPPED AS PER CODE, OR
STRAPPED WITH SIMPSON ST22.

FLOOR JOISTS SHALL HAVE ALL BLOCKING, BRACING, BRIDGING, ETC.
AS RECOMMENDED BY THE I.R.C. AND THE MANUFACTURER.

CONNECT ALL WOOD TO CONCRETE, WOOD TO STEEL, AND WOOD TO
WOOD WITH SIMPSON OR APPROVED EQUAL CONNECTIONS UNLESS
MEMBER IS TOP BEARING AS PER ENGINEER.

WHEN POSSIBLE BEAMS SHALL BE RECESSED IN FLOOR/CEILING
ASSEMBLY. BEAMS SHALL NOT PENETRATE CEILING PLANE.

ALL JOISTS AND RAFTERS SHALL HAVE SOLID BLOCKING AT THE
BEARING LOCATIONS.  CONNECT BLOCKING TO TOP OF WALL WITH
SIMPSON A34 FRAMING ANCHORS. ROOF JOISTS TO HAVE HURRICANE
CLIPS AT 24" 0.C. MINIMUM, UNLESS NOTED OTHERWISE.

ALL COLUMNS SHALL EXTEND DOWN THROUGH THE STRUCTURE TO
THE FOUNDATION. ALL COLUMNS SHALL BE BRACED AT ALL FLOOR
LEVELS. COLUMNS SHALL BE AS WIDE AS THE MEMBER THEY
SUPPORT.

GENERAL FRAMING NOTES (CONTINUED)
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BALLOON FRAME WALLS AT SCISSOR GABLE ENDS.

ALL HEADERS (6'-0" IN LENGTH OR LESS) SHALL BE SUPPORTED BY
ONE TRIMMER AND A KING STUD EACH END. MINIMUM. ALL BEAMS
(LONGER THAT 6'=0" IN LENGTH) SHALL BE SUPPORTED BY TWO
TRIMMERS AND A KING STUD EACH END, MINIMUM, UNLESS NOTED
OTHERWISE.

COORDINATE SHEATHING REQUIREMENTS WITH SHEAR WALL
SCHEDULES AND STRUCTURAL CALCULATIONS.

ALL EXTERIOR SHEATHING TO BE 0.S.B. WITH 8D COMMON NAILS AT
6” 0.C. FOR EDGE NAILING AND 12" 0.C. FIELD NAILING UNLESS
NOTED OTHERWISE. BLOCK ALL PANEL EDGES AND START
SHEATHING AT BASEPLATE AND NAIL INTO BOTH PLATES.

SHEATHING MUST BE CONTINUOUS FROM BASE PLATE TO TOP PLATE.
COORDINATE WITH SHEAR WALLS AS INDICATED ABOVE.

NAILS OR OTHER APPROVED SHEATHING CONNECTIONS SHALL BE
DRIVEN FLUSH BUT NOT BREAK THE SURFACE OF THE SHEATHING.
NAIL ALL SHEAR WALLS AS PER SHEAR WALL SCHEDULE AND
STRUCTURAL CALCULATIONS.

SEE CURRENT EDITION OF THE INTERNATIONAL RESIDENTIAL CODE
FOR ADDITIONAL STANDARD NAILING REQUIREMENTS.

ALL FLOOR SHEATHING SHALL BE GLUED AND SCREWED IN PLACE.
NO SQUEAKING SHALL OCCUR.

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

ALL EAVES TO BE AS NOTED ON EELEVATIONS, ROOF PLAN, AND
REFLECTED CEILING PLAN. ALL FASCIA ELEVATIONS SHALL BE AS
INDICATED ON ELEVATION DRAWINGS.

BRACE ROOF TO SHEAR WALL WITH DIAGONAL BRACING @ 4" 0.C..

PREFABRICATED AND ENGINEERED TRUSSES ARE TO BE USED FOR THE ROOF
UNLESS NOTED OTHERWISE. INSTALL PER MANUFACTURER'S RECOMMENDATIONS
AND SPECIFICATIONS.  TRUSS MANUFACTURER SHALL DESIGN TRUSSES FOR ALL
LOADS PER CURRENT [.R.C. INCLUDING UNBALANCED SNOW LOADS, SNOW
DRIFTING, SNOW BUILD-UPS IN VALLEYS AND ON EAVES, ETC.. TRUSSES TO BE
DESIGNED TO CARRY POINT LOADS INDICATED IN FRAMING PLANS AND
STRUCTURAL CALCULATIONS.

THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE INSTALLATION OF THE

TRUSSES AS PER TRUSS MANUFACTURER'S RECOMMENDATIONS. NO
PREFABRICATED TRUSS SHALL BE MODIFIED IN THE FIELD.

FULL BEARING IS REQUIRED UNDER ROOF TRUSSES. BLOCK THE STUDS TO THE
CONCRETE FOUNDATION. USE LUS26 HANGERS FOR ALL MONO- JACK TRUSSES,
HUS26 HANGERS FOR ALL TRUSSES ON GIRDERS AND HGUS28-2 GIRDER TO
GIRDER HANGERS.

ALL ROOF SHEATHING TO BE AS INDICATED ON PLANS AND IN STRUCTURAL
CALCULATIONS. BLOCK ALL PANEL EDGES UNLESS NOTED OTHERWISE. PROVIDE

(2) 2 X SHAPED BLOCKING AT RIDGES UNLESS CONTINUOUS MEMBER EXISTS.

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

TRUSS MANUFACTURER SHALL FIELD VERIFY ALL TRUSS REQUIREMENTS AND
DIMENSIONS PRIOR TO FABRICATION.

BOTTOM CHORDS OF TRUSSES ACTING AS CEILING MEMBERS MUST BE ABLE TO
SUPPORT A 10 P.S.F. LIVE LOAD AS PER IR.C.

THE TRUSS MANUFACTURER SHALL BE RESPONSIBLE FOR THE DESIGN AND
FABRICATION OF ALL PRE—ENGINEERED TRUSSES.

TRUSS MANUFACTURER SHALL INDICATE PROPER BRACING OF ALL COMPRESSION
CHORD MEMBERS AS WELL AS PROPER BRACING DURING TRUSS ERECTION.

FABRICATION OF TRUSSES SHALL BE AS APPROVED BY ICB EXCEPT THAT THIS
SPECIFICATION SHALL GOVERN WHEN [T EXCEEDS ICB REQUIREMENTS.

TRUSS MANUFACTURER SHALL PROVIDE SHOP DRAWINGS FOR TRUSS DESIGN.
FABRICATE TRUSSES FROM APPROVED SHOP DRAWINGS ONLY.

FABRICATE TRUSSES IN JIGS WITH MEMBERS ACCURATELY CUT TO PROVIDE GOOD
BEARING AT JOINTS. JOINTS SHALL BE ACCEPTABLE IF THE AVERAGE OPENING
BETWEEN ENDS OF MEMBERS IMMEDIATELY AFTER FABRICATION IS LESS THAN
1/16". EXCEPT THAT TRUSS COMPRESSION CHORD JOINTS AT SPLICES AND
RIDGES SHALL HAVE FULL CONTACT BETWEEN MEMBERS.

EACH CHORD SECTION SHALL BE ENGAGED IN TWO PANEL POINTS BEFORE BEING
SPLICED.

UNLESS OTHERWISE NOTED, PROVIDE 1/8" CAMBER FOR EACH 6 FEET OF
HORIZONTAL TRUSS LENGTH.

TRUSS FABRICATORS USING METAL PLATES MUST HAVE FABRICATION PLANT
INSPECTED FOUR TIMES PER YEAR BY AN INDEPENDENT TESTING LABORATORY IN
ACCORDANCE WITH T.P.I. REGULATIONS. COPIES OF INSPECTIONS ARE TO BE
MADE AVAILABLE UPON REQUEST.

ELEVATION AND SECTION DRAWING IN THIS PLAN SET HAVE ROOF STRUCTURE
DRAWN WITH HEAL HEIGHTS OF 12" MIN. FOR ALL TRUSS MEMBERS. HEAL
HEIGHTS MAY BE MODIFIED BY TRUSS MANUFACTURER AS REQUIRED FOR ROOF
SURFACES TO BE COPLANAR. COORDINATE WITH FRAMING CONTRACTOR AND
STICK FRAMED AREAS.

GENERAL MASONRY NOTES

@
@

OWNER TO SELECT FINISH MASONRY MATERIALS AND COLORS.

MASONRY VENEER TO BE ATTACHED AND SUPPORTED AS PER STRUCTURAL
DRAWINGS AND IRC 703.8

THERMAL & MOISTURE PROTECTION NOTES
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PROVIDE 4" PERFORATED DRAIN PIPE ON CRUSHED ROCK BED AT FOOTING
PERIMETER. DRAIN TO SUMP UNLESS NOTED OTHERWISE.

APPLY TUFF—N-DRI' WATERPROOFING, OR APPROVED EQUAL, TO ALL
FOUNDATION WALLS. INSTALL AS PER MANUFACTURER'S RECOMMENDATIONS.

PROVIDE CONTINUOUS VAPOR BARRIER TO WARM SIDE (WINTER) OF ALL EXTERIOR
WALLS.

ALL EXTERIOR WALLS TO BE INSULATED WITH R—21 INSULATION, MINIMUM.

COVER SHEATHING OF ALL EXTERIOR WALLS WITH CONTINUOUS TYVEK HOUSE
WRAP OR APPROVED EQUAL.

PROVIDE VENTILATION OF ATTIC AND CRAWL SPACES AS PER IR.C. SEE
ELEVATIONS FOR LOCATION AND TYPE OF ATTIC VENTING.

ALL ATTIC AREAS TO BE INSULATED WITH R-49 BLOWN INSULATION, MINIMUM.

PROVIDE 'GRACE' OR EQ. WEATHER BARRIER OVER ALL ROOF SHEATHING.

PROVIDE CORROSION RESISTANT CONTINUOUS METAL DRIP-EDGE AT ROOF
PERIMETER.

PROVIDE CONTINUQUS FASCIA AND SOFFIT WITH CONTINUOUS SOFFIT VENT AS
PER DETAILS. FINISH MATERIAL TO BE SELECTED BY OWNER.

INSPECTION OF WEATHER RESISTIVE BARRIER AND FLASHING IS REQUIRED AS PER
IRC SECTION R109.1.5 AND AMENDED BY THE STATE OF UTAH.

PROVIDE ONE (1) S.F. OF VENTILATIOON PER 1500 S.F. OF CRAWL SPACE AS PER
IRC. PLACEMENT OF VENTILATION TO BE SUCH THAT CROSS VENTILATION CAN
OCCURE. CRAWL SPACE MAY ALSO BE MECHANICALLY VENTILATED.

CEILING AND FLOOR ASSEMBLIES TO BE INSULATED WITH R—49 INSULATION,
MINIMUM.

GENERAL WINDOW AND DOOR NOTES
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ALL  WINDOWS TO HAVE HEADS AT 8-0" ABOVE FINISH FLOOR, UNLESS NOTED
OTHERWISE. COORDINATE WITH FLOOR PLANS, ELEVATIONS, WINDOW AND DOOR
SCHEDULE.

ALL WINDOW SIZES AS PER FLOOR PLANS AND/OR WINDOW SCHEDULE. POSITION
AS INDICATED ON FLOOR PLANS AND ELEVATIONS.

WINDOW AND DOOR MANUFACTURERS TO BE SELECTED BY OWNER.
ALL WINDOW AND DOOR FINISH AND TRIM COLORS TO BE SELECTED BY OWNER.

ALL ARCHED WINDOWS TO BE ARCHED AS PER ELEVATIONS. ~ COORDINATE WITH
OWNER, FRAMING CONTRACTOR, AND WINDOW MANUFACTURER.

ALL GLASS IN DOORS, SIDELIGHT UNITS, OR WINDOWS WITHIN 5'-0" OF A
BATHTUB, SHOWER ENCLOSURE, STAIR TREAD, OR SPA SHALL BE TEMPERED
GLASS ACCORDING TO CURRENT INTERNATIONAL RESIDENTIAL CODE
REQUIREMENTS. SEE FLOOR PLANS AND/OR WINDOW AND DOOR SCHEDULES.

ALL DOORS BETWEEN GARAGES AND RESIDENCES TO BE TWENTY MINUTE FIRE
RATED ASSEMBLIES WITH SELF CLOSING HARDWARE, AS REQUIRED BY I.R.C.

ALL WINDOWS SHALL HAVE A MAXIMUM U—-FACTOR OF .35 AND SHGC OF .19 OR
AS REQUIRED BY MUNICIPALITY.

GENERAL FINISH NOTES
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COORDINATE CABINET DESIGN, CONSTRUCTION AND INSTALLATION WITH
MECHANICAL AND ELECTRICAL CONTRACTORS. OWNER TO SELECT CABINET
MANUFACTURER, STYLES, FINISHES, AND COLORS.

ALL INTERIOR WALLS TO BE WRAPPED WITH 5/8" GYPSUM WALL BOARD, TAPED,
FILLED, AND FINISHED AS PER ROOM FINISH SCHEDULE AND OWNER.

SEE FLOOR PLANS AND/OR FINISH SCHEDULE FOR FINISH FLOOR MATERIALS.

OWNER TO SELECT ALL FINISH MATERIALS, COLORS, HARDWARE, FIXTURES,
APPLIANCES, ETC.. CONTRACTOR TO INSTALL AS PER OWNER.

OWNER TO SELECT CLOSET ORGANIZER SYSTEMS. COORDINATE CLOSET DESIGN
WITH ELECTRICAL AS REQUIRED. CONTRACTOR TO INSTALL.

RAILING TO BE AS PER IR.C. ALL BALUSTERS TO BE AT 4" 0.C., AND SHALL
NOT ALLOW 4" SPHERE TO PASS THROUGH, AS PER IR.C.

ALL ARCHWAYS TO BE SEGMENTED ARCHES. ARCH RADIUS TO EQUAL ARCH
WIDTH.  ALLOW FOR 12" ABOVE ARCH TO CEILING OR SOFFIT FOR TRIM UNLESS

NOTED OTHERWISE. JUMP POINT FOR ARCH SHALL BE AT 7'-0" A.F.F. UNLESS
NOTED OTHERWISE.

GENERAL MECHANICAL, ELECTRICAL, AND PLUMBING

@©®  © O

MECHANICAL AND PLUMBING SYSTEMS ARE DESIGN BUILD. IT IS RECOMMENDED
THAT THE CONTRACTOR CONSULT A LICENSED ENGINEER DURING DESIGN OF
THESE SYSTEMS.

IT IS THE RESPONSIBILITY OF THE GENERAL CONTRACTOR TO ASSURE REQUIRED
PLUMBING AND ELECTRICAL SERVICE TO ALL FIXTURES AS INDICATED ON PLANS
AND AS REQUIRED BY BUILDING CODES AND OWNER.

ALL VENTS AND OTHER MECHANICAL OR PLUMBING ELEMENTS THAT PENETRATE
ROOF ARE NOT TO BE VISIBLE FROM FRONT OF BUILDING.

ALL ELECTRICAL FINISH HARDWARE TO BE SELECTED BY OWNER.

ALL LIGHTS, SWITCHES, OUTLETS, AND SMOKE DETECTORS IN ALL BEDROOMS,
KITCHENS, AND LAUNDRY ROOMS TO BE ARC FAULT PROTECTED.

GENERAL ENERGY EFFICIENCY NOTES
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ROOF TRUSSES ARE TO BE CONSTRUCTED WITH RAISED HEELS TO ALLOW
INSULATION TO CONTINUE TO AND OVER EXTERIOR WALLS. SEE BUILDING
SECTIONS.

EXTERIOR CORNERS SHALL BE FRAMED AS "CALIFORNIA™ CORNERS TO ALLOW FOR

CORNER INSULATION.

AIRTIGHT DRYWALL SYSTEMS SHALL BE USED (USE VAPOR BARRIERS AT ALL
EXTERIOR WALLS AND CEILINGS).

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

PROVIDE RIGID FOUNDATION INSULATION R10 MIN. AT INSIDE OF STEM WALLS AND

4-0" TO INTERIOR OF CONCRETE SLAB AT WALK OUT BASEMENT CONDITIONS.
WITH THERMAL BREAK BETWEEN STEM WALL AND SLAB.

AT RADIANT SLAB FLOOR CONDITIONS PROVIDE A MINIMUM OF 4'-0" R15 TO
INTERIOR OF SLAB PLUS INTERIOR OF STEM WALL (6'-0" MIN. TOTAL) PROVIDE
R5 THERMAL BREAK BETWEEN SLAB AND STEM WALL AT ALL CONDITIONS 12
BELOW GRADE AND ABOVE.

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

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

CAULK AROUND ALL EXTERIOR DOOR AND WINDOW PENETRATIONS.
SEAL AND INSULATE AROUND ALL MECHANICAL DUCTS.

ALL MECHANICAL UNITS SUCH AS FORCED AIR UNIT, BOILER, AND WATER HEATER
TO BE 90% EFFICIENT MIN. .

AIR BARRIER AND INSULATION INSTALLATION SHALL CONFORM TO IRC N1102.4.1.1
AND TABLE N1102.4.1.1

DUCT TESTING IS REQUIRED ON ALL PERMITS WHERE AIR HANDLERS OR MORE
THAN 35% OF DUCTWORK IS OUTSIDE OF THE THERMAL ENVELOPE.

ALL MECHANICAL ROOMS WITH OPEN AIR COMBUSTION DUCTS SHALL CONFORM
TO IRC N1102.4.4

LEGEND

@ T.0.P. A

@ ELEV. 489'-5"~
TOP OF PLATE
GRID LINES ELEVATION

|

DETAIL SECTION LINE

&

SECTION LINE
1
7:12 |— J e
ROOF SLOPE DETAIL AREA

PROJ#
231

FEBRUARY 8, 2024

DATE:
REVISION:

SUTER
RESIDENCE

243 WOODSIDE AVE.
PARK CITY, UTAH 84060

GENERAL NOTES

®,
=

.609.5295

50|
612 UTE BLVD SUITE 212

PARK CITY, UTAH 64098

JSARC

@ COPYRIGHT 2021 JSARC PLLC — THE PURCHASER IS GRANTED A SINGLE USE LICENSE FOR CONSTRUCTION ONLY. THESE PLANS ARE COPYRIGHTED AND ARE SUBJECT TO COPYRIGHT PROTECTION AS AN "ARCHITECTURAL WORK” UNDER THE COPYRIGHT ACT. THE PROTECTION INCLUDES BUT IS NOT LIMITED TO THE OVERALL FORM AS WELL AS THE ARRANGEMENT AND COMPOSITION OF SPACES. UNDER SUCH PROTECTION, UNAUTHORIZED USE OF THESE PLANS, WORK, OR STRUCTURE REPRESENTED WILL RESULT IN THE CESSATION OF CONSTRUCTION AND/OR MONETARY COMPENSATION TO JSARC PLLC

Page 106 of 302


AutoCAD SHX Text_20
THE MOST RECENT ADOPTED INTERNATIONAL CODES, STATE, AND MUNICIPALTY AMENDMENTS SHALL GOVERN. ALL DIMENSIONS ARE TO FACE OF WALL UNLESS NOTED OTHERWISE. ALL DIAGONAL WALLS ARE AT A 45° ANGLE UNLESS NOTED OTHERWISE.  SEE FLOOR PLANS.  CONTRACTOR TO VERIFY ALL DIMENSIONS PRIOR TO CONSTRUCTION. SEE STRUCTURAL CALCULATIONS FOR ADDITIONAL GENERAL STRUCTURAL NOTES AND REQUIREMENTS.  ANY NOTES AND/OR REQUIREMENTS FROM STRUCTURAL ENGINEER SHALL GOVERN EXCEPT WHEN REQUIREMENTS SET FORTH IN THIS SPECIFICATION EXCEED ENGINEER'S REQUIREMENTS.

AutoCAD SHX Text_21
GENERAL PROJECT NOTES

AutoCAD SHX Text_22
OWNER TO SELECT FINISH MASONRY MATERIALS AND COLORS. MASONRY VENEER TO BE ATTACHED AND SUPPORTED AS PER STRUCTURAL DRAWINGS AND IRC 703.8

AutoCAD SHX Text_23
ALL  WINDOWS TO HAVE HEADS AT 8'-0" ABOVE FINISH FLOOR, UNLESS NOTED OTHERWISE. COORDINATE WITH FLOOR PLANS, ELEVATIONS, WINDOW AND DOOR SCHEDULE. ALL WINDOW SIZES AS PER FLOOR PLANS AND/OR WINDOW SCHEDULE.  POSITION AS INDICATED ON FLOOR PLANS AND ELEVATIONS. WINDOW AND DOOR MANUFACTURERS TO BE SELECTED BY OWNER. ALL WINDOW AND DOOR FINISH AND TRIM COLORS TO BE SELECTED BY OWNER. ALL ARCHED WINDOWS TO BE ARCHED AS PER ELEVATIONS.    COORDINATE WITH OWNER, FRAMING CONTRACTOR, AND WINDOW MANUFACTURER. ALL GLASS IN DOORS, SIDELIGHT UNITS, OR WINDOWS WITHIN 5'-0" OF A BATHTUB, SHOWER ENCLOSURE, STAIR TREAD, OR SPA SHALL BE TEMPERED GLASS ACCORDING TO CURRENT INTERNATIONAL RESIDENTIAL CODE REQUIREMENTS.  SEE FLOOR PLANS AND/OR WINDOW AND DOOR SCHEDULES. ALL DOORS BETWEEN GARAGES AND RESIDENCES TO BE TWENTY MINUTE  FIRE RATED ASSEMBLIES WITH SELF CLOSING HARDWARE, AS REQUIRED BY I.R.C. ALL WINDOWS SHALL HAVE A MAXIMUM U-FACTOR OF .33 AND SHGC OF .19 OR AS REQUIRED BY MUNICIPALITY.

AutoCAD SHX Text_24
MECHANICAL AND PLUMBING SYSTEMS ARE DESIGN BUILD.  IT IS RECOMMENDED THAT THE CONTRACTOR CONSULT A LICENSED ENGINEER DURING DESIGN OF THESE SYSTEMS. IT IS THE RESPONSIBILITY OF THE GENERAL CONTRACTOR TO ASSURE REQUIRED PLUMBING AND ELECTRICAL SERVICE TO ALL FIXTURES AS INDICATED ON PLANS AND AS REQUIRED BY BUILDING CODES AND OWNER. ALL VENTS AND OTHER MECHANICAL OR PLUMBING ELEMENTS THAT PENETRATE ROOF ARE NOT TO BE VISIBLE FROM FRONT OF BUILDING. ALL ELECTRICAL FINISH HARDWARE TO BE SELECTED BY OWNER. ALL LIGHTS, SWITCHES, OUTLETS, AND SMOKE DETECTORS IN ALL BEDROOMS, KITCHENS, AND LAUNDRY ROOMS TO BE ARC FAULT PROTECTED.

AutoCAD SHX Text_25
1

AutoCAD SHX Text_26
2

AutoCAD SHX Text_27
GENERAL SITE NOTES

AutoCAD SHX Text_28
2

AutoCAD SHX Text_29
1

AutoCAD SHX Text_30
GENERAL CONCRETE NOTES (CONTINUED)

AutoCAD SHX Text_31
18

AutoCAD SHX Text_32
19

AutoCAD SHX Text_33
20

AutoCAD SHX Text_34
21

AutoCAD SHX Text_35
22

AutoCAD SHX Text_36
23

AutoCAD SHX Text_37
24

AutoCAD SHX Text_38
25

AutoCAD SHX Text_39
GENERAL FRAMING NOTES

AutoCAD SHX Text_40
1

AutoCAD SHX Text_41
PREFABRICATED AND ENGINEERED TRUSSES ARE TO BE USED FOR THE ROOF UNLESS NOTED OTHERWISE.  INSTALL PER MANUFACTURER'S RECOMMENDATIONS AND SPECIFICATIONS.  TRUSS MANUFACTURER SHALL DESIGN TRUSSES FOR ALL LOADS PER CURRENT I.R.C. INCLUDING UNBALANCED SNOW LOADS, SNOW DRIFTING, SNOW BUILD-UPS IN VALLEYS AND ON EAVES, ETC..  TRUSSES TO BE DESIGNED TO CARRY POINT LOADS INDICATED IN FRAMING PLANS AND STRUCTURAL CALCULATIONS. THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE INSTALLATION OF THE TRUSSES AS PER TRUSS MANUFACTURER'S RECOMMENDATIONS.  NO PREFABRICATED TRUSS SHALL BE MODIFIED IN THE FIELD. FULL BEARING IS REQUIRED UNDER ROOF TRUSSES.  BLOCK THE STUDS TO THE CONCRETE FOUNDATION.  USE LUS26 HANGERS FOR ALL MONO- JACK TRUSSES, HUS26 HANGERS FOR ALL TRUSSES ON GIRDERS AND HGUS28-2 GIRDER TO GIRDER HANGERS. ALL ROOF SHEATHING TO BE AS INDICATED ON PLANS AND IN STRUCTURAL CALCULATIONS. BLOCK ALL PANEL EDGES UNLESS NOTED OTHERWISE.  PROVIDE (2) 2 X SHAPED BLOCKING AT RIDGES UNLESS CONTINUOUS MEMBER EXISTS. COMPLETELY SHEATH ROOF UNDER OVER BUILD AREAS PRIOR TO FRAMING OVERBUILD.  OVER BUILD AREAS TO BE FRAMED AS PER STRUCTURAL DETAILS.  FRAME SO AS TO AVOID POINT LOADS ON ROOF. TRUSS MANUFACTURER SHALL FIELD VERIFY ALL TRUSS REQUIREMENTS AND DIMENSIONS PRIOR TO FABRICATION. BOTTOM CHORDS OF TRUSSES ACTING AS CEILING MEMBERS MUST BE ABLE TO SUPPORT A 10 P.S.F. LIVE LOAD AS PER I.R.C. THE TRUSS MANUFACTURER SHALL BE RESPONSIBLE FOR THE DESIGN AND FABRICATION OF ALL PRE-ENGINEERED TRUSSES. TRUSS MANUFACTURER SHALL INDICATE PROPER BRACING OF ALL COMPRESSION CHORD MEMBERS AS WELL AS PROPER BRACING DURING TRUSS ERECTION. FABRICATION OF TRUSSES SHALL BE AS APPROVED BY ICB EXCEPT THAT THIS SPECIFICATION SHALL GOVERN WHEN IT EXCEEDS ICB REQUIREMENTS. TRUSS MANUFACTURER SHALL PROVIDE SHOP DRAWINGS FOR TRUSS DESIGN.  FABRICATE TRUSSES FROM APPROVED SHOP DRAWINGS ONLY. FABRICATE TRUSSES IN JIGS WITH MEMBERS ACCURATELY CUT TO PROVIDE GOOD BEARING AT JOINTS.  JOINTS SHALL BE ACCEPTABLE IF THE AVERAGE OPENING BETWEEN ENDS OF MEMBERS IMMEDIATELY AFTER FABRICATION IS LESS THAN 1/16".  EXCEPT THAT TRUSS COMPRESSION CHORD JOINTS AT SPLICES AND RIDGES SHALL HAVE FULL CONTACT BETWEEN MEMBERS. EACH CHORD SECTION SHALL BE ENGAGED IN TWO PANEL POINTS BEFORE BEING SPLICED. UNLESS OTHERWISE NOTED, PROVIDE 1/8" CAMBER FOR EACH 6 FEET OF HORIZONTAL TRUSS LENGTH. TRUSS FABRICATORS USING METAL PLATES MUST HAVE FABRICATION PLANT INSPECTED FOUR TIMES PER YEAR BY AN INDEPENDENT TESTING LABORATORY IN ACCORDANCE WITH T.P.I. REGULATIONS.  COPIES OF INSPECTIONS ARE TO BE MADE AVAILABLE UPON REQUEST. ELEVATION AND SECTION DRAWING IN THIS PLAN SET HAVE ROOF STRUCTURE DRAWN WITH HEAL HEIGHTS OF 12" MIN. FOR ALL TRUSS MEMBERS. HEAL HEIGHTS MAY BE MODIFIED BY TRUSS MANUFACTURER AS REQUIRED FOR ROOF SURFACES TO BE COPLANAR. COORDINATE WITH FRAMING CONTRACTOR AND STICK FRAMED AREAS.

AutoCAD SHX Text_42
GENERAL FRAMING NOTES (CONTINUED)

AutoCAD SHX Text_43
31

AutoCAD SHX Text_44
2

AutoCAD SHX Text_45
3

AutoCAD SHX Text_46
4

AutoCAD SHX Text_47
5

AutoCAD SHX Text_48
6

AutoCAD SHX Text_49
7

AutoCAD SHX Text_50
8

AutoCAD SHX Text_51
9

AutoCAD SHX Text_52
10

AutoCAD SHX Text_53
11

AutoCAD SHX Text_54
12

AutoCAD SHX Text_55
13

AutoCAD SHX Text_56
14

AutoCAD SHX Text_57
15

AutoCAD SHX Text_58
16

AutoCAD SHX Text_59
17

AutoCAD SHX Text_60
18

AutoCAD SHX Text_61
19

AutoCAD SHX Text_62
20

AutoCAD SHX Text_63
21

AutoCAD SHX Text_64
22

AutoCAD SHX Text_65
23

AutoCAD SHX Text_66
24

AutoCAD SHX Text_67
25

AutoCAD SHX Text_68
26

AutoCAD SHX Text_69
27

AutoCAD SHX Text_70
28

AutoCAD SHX Text_71
29

AutoCAD SHX Text_72
30

AutoCAD SHX Text_73
32

AutoCAD SHX Text_74
33

AutoCAD SHX Text_75
34

AutoCAD SHX Text_76
35

AutoCAD SHX Text_77
36

AutoCAD SHX Text_78
37

AutoCAD SHX Text_79
38

AutoCAD SHX Text_80
39

AutoCAD SHX Text_81
40

AutoCAD SHX Text_82
41

AutoCAD SHX Text_83
42

AutoCAD SHX Text_84
43

AutoCAD SHX Text_85
44

AutoCAD SHX Text_86
45

AutoCAD SHX Text_87
GENERAL MASONRY NOTES

AutoCAD SHX Text_88
1

AutoCAD SHX Text_89
2

AutoCAD SHX Text_90
THERMAL & MOISTURE PROTECTION NOTES

AutoCAD SHX Text_91
1

AutoCAD SHX Text_92
PROVIDE 4" PERFORATED DRAIN PIPE ON CRUSHED ROCK BED AT FOOTING PERIMETER.  DRAIN TO SUMP UNLESS NOTED OTHERWISE. APPLY TUFF-N-DRI WATERPROOFING, OR APPROVED EQUAL,  TO ALL FOUNDATION WALLS.  INSTALL AS PER MANUFACTURER'S RECOMMENDATIONS. PROVIDE CONTINUOUS VAPOR BARRIER TO WARM SIDE (WINTER) OF ALL EXTERIOR WALLS. ALL EXTERIOR WALLS TO BE INSULATED WITH R-21 INSULATION, MINIMUM. COVER SHEATHING OF ALL EXTERIOR WALLS WITH CONTINUOUS TYVEK HOUSE WRAP OR APPROVED EQUAL. PROVIDE VENTILATION OF ATTIC AND CRAWL SPACES AS PER I.R.C.  SEE ELEVATIONS FOR LOCATION AND TYPE OF ATTIC VENTING. ALL ATTIC AREAS TO BE INSULATED WITH R-49 BLOWN INSULATION, MINIMUM. PROVIDE 'GRACE' OR EQ. WEATHER BARRIER OVER ALL ROOF SHEATHING. PROVIDE CORROSION RESISTANT CONTINUOUS METAL DRIP-EDGE AT ROOF PERIMETER. PROVIDE CONTINUOUS FASCIA AND SOFFIT WITH CONTINUOUS SOFFIT VENT AS PER DETAILS.  FINISH MATERIAL TO BE SELECTED BY OWNER.

AutoCAD SHX Text_93
2

AutoCAD SHX Text_94
3

AutoCAD SHX Text_95
4

AutoCAD SHX Text_96
5

AutoCAD SHX Text_97
6

AutoCAD SHX Text_98
7

AutoCAD SHX Text_99
8

AutoCAD SHX Text_100
9

AutoCAD SHX Text_101
10

AutoCAD SHX Text_102
GENERAL WINDOW AND DOOR NOTES

AutoCAD SHX Text_103
1

AutoCAD SHX Text_104
2

AutoCAD SHX Text_105
4

AutoCAD SHX Text_106
3

AutoCAD SHX Text_107
5

AutoCAD SHX Text_108
6

AutoCAD SHX Text_109
7

AutoCAD SHX Text_110
GENERAL FINISH NOTES

AutoCAD SHX Text_111
1

AutoCAD SHX Text_112
COORDINATE CABINET DESIGN, CONSTRUCTION AND INSTALLATION WITH MECHANICAL AND ELECTRICAL CONTRACTORS.  OWNER TO SELECT CABINET MANUFACTURER, STYLES, FINISHES, AND COLORS. ALL INTERIOR WALLS TO BE WRAPPED WITH 5/8" GYPSUM WALL BOARD, TAPED, FILLED, AND FINISHED AS PER ROOM FINISH SCHEDULE AND OWNER. SEE FLOOR PLANS AND/OR FINISH SCHEDULE FOR FINISH FLOOR MATERIALS. OWNER TO SELECT ALL FINISH MATERIALS, COLORS, HARDWARE, FIXTURES, APPLIANCES, ETC..  CONTRACTOR TO INSTALL AS PER OWNER. OWNER TO SELECT CLOSET ORGANIZER SYSTEMS.  COORDINATE CLOSET DESIGN WITH ELECTRICAL AS REQUIRED.  CONTRACTOR TO INSTALL. RAILING TO BE AS PER I.R.C.  ALL BALUSTERS TO BE AT 4" O.C., AND SHALL NOT ALLOW 4" SPHERE TO PASS THROUGH, AS PER I.R.C. ALL ARCHWAYS TO BE SEGMENTED ARCHES.  ARCH RADIUS TO EQUAL ARCH WIDTH.  ALLOW FOR 12" ABOVE ARCH TO CEILING OR SOFFIT FOR TRIM UNLESS NOTED OTHERWISE. JUMP POINT FOR ARCH SHALL BE AT 7'-0" A.F.F. UNLESS NOTED OTHERWISE.

AutoCAD SHX Text_113
2

AutoCAD SHX Text_114
3

AutoCAD SHX Text_115
4

AutoCAD SHX Text_116
5

AutoCAD SHX Text_117
6

AutoCAD SHX Text_118
7

AutoCAD SHX Text_119
GENERAL MECHANICAL, ELECTRICAL, AND PLUMBING

AutoCAD SHX Text_120
1

AutoCAD SHX Text_121
2

AutoCAD SHX Text_122
3

AutoCAD SHX Text_123
4

AutoCAD SHX Text_124
3

AutoCAD SHX Text_125
ROOF TRUSSES ARE TO BE CONSTRUCTED WITH RAISED HEELS TO ALLOW INSULATION TO CONTINUE TO AND OVER EXTERIOR WALLS.  SEE BUILDING SECTIONS.

AutoCAD SHX Text_126
GENERAL ENERGY EFFICIENCY NOTES

AutoCAD SHX Text_127
1

AutoCAD SHX Text_128
EXTERIOR CORNERS SHALL BE FRAMED AS "CALIFORNIA" CORNERS TO ALLOW FOR CORNER INSULATION.

AutoCAD SHX Text_129
2

AutoCAD SHX Text_130
AIRTIGHT DRYWALL SYSTEMS SHALL BE USED (USE VAPOR BARRIERS AT ALL EXTERIOR WALLS AND CEILINGS).

AutoCAD SHX Text_131
3

AutoCAD SHX Text_132
INSULATE AT ALL FLOOR/CEILING ASSEMBLY CONNECTIONS. (I.E.  BEHIND RIM BOARDS AND JOIST BEARING LOCATIONS)

AutoCAD SHX Text_133
4

AutoCAD SHX Text_134
PROVIDE RIGID FOUNDATION INSULATION R10 MIN. AT INSIDE OF STEM WALLS AND 4'-0" TO INTERIOR OF CONCRETE SLAB AT WALK OUT BASEMENT CONDITIONS. WITH THERMAL BREAK BETWEEN STEM WALL AND SLAB.  AT RADIANT SLAB FLOOR CONDITIONS PROVIDE A MINIMUM OF 4'-0" R15 TO INTERIOR OF SLAB PLUS INTERIOR OF STEM WALL (6'-0" MIN. TOTAL) PROVIDE R5 THERMAL BREAK BETWEEN SLAB AND STEM WALL AT ALL CONDITIONS 12" BELOW GRADE AND ABOVE.

AutoCAD SHX Text_135
5

AutoCAD SHX Text_136
ALL EXTERIOR DOORS SHALL BE WEATHER STRIPPED AND AIR TIGHT ASSEMBLIES.

AutoCAD SHX Text_137
6

AutoCAD SHX Text_138
SEAL AROUND ALL ELECTRICAL,  PLUMBING, OR MECHANICAL PENETRATIONS AT EXTERIOR WALL AND IN CEILING/FLOOR OR CEILING ROOF ASSEMBLIES.

AutoCAD SHX Text_139
7

AutoCAD SHX Text_140
CAULK AROUND ALL EXTERIOR DOOR AND WINDOW PENETRATIONS.

AutoCAD SHX Text_141
8

AutoCAD SHX Text_142
SEAL AND INSULATE AROUND ALL MECHANICAL DUCTS.

AutoCAD SHX Text_143
9

AutoCAD SHX Text_144
5

AutoCAD SHX Text_145
46

AutoCAD SHX Text_146
INSPECTION OF WEATHER RESISTIVE BARRIER AND FLASHING IS REQUIRED AS PER IRC SECTION R109.1.5 AND AMENDED BY THE STATE OF UTAH.

AutoCAD SHX Text_147
11

AutoCAD SHX Text_148
ALL CONCRETE SHALL HAVE A MINIMUM COMPRESSIVE STRENGTH OF 

AutoCAD SHX Text_149
3,500 P.S.I. IN 28 DAYS.  FLAT SLABS AND CONCRETE RETAINING 

AutoCAD SHX Text_150
WALLS SHALL HAVE A MINIMUM COMPRESSIVE STRENGTH OF 4,000 

AutoCAD SHX Text_151
P.S.I.  SEE STRUCTURAL CALCULATIONS FOR ADDITIONAL CONCRETE 

AutoCAD SHX Text_152
REQUIREMENTS.

AutoCAD SHX Text_153
RECESS FOUNDATION AND POUR SLAB THROUGH, TYPICAL ALL 

AutoCAD SHX Text_154
GARAGE DOORS AND STORE FRONT TYPE WINDOWS AS INDICATED 

AutoCAD SHX Text_155
ON FOOTING AND FOUNDATION PLAN.

AutoCAD SHX Text_156
PROVIDE ISOLATION JOINTS AROUND COLUMNS, SPREAD FOOTINGS, 

AutoCAD SHX Text_157
CONTROL JOINTS, ETC. AS REQUIRED. 

AutoCAD SHX Text_158
DEPRESS SLAB AS REQUIRED IN AREAS OF CERAMIC TILE AND AS 

AutoCAD SHX Text_159
REQUIRED FOR SPECIAL ENTRY MATS, ETC.  COORDINATE WITH 

AutoCAD SHX Text_160
FLOOR PLANS.

AutoCAD SHX Text_161
GARAGE FLOOR TO HAVE 2

AutoCAD SHX Text_162
% SLOPE (MIN.) TOWARD EXTERIOR 

AutoCAD SHX Text_163
GARAGE DOORS.

AutoCAD SHX Text_164
HOLD DOWNS SHALL BE POSITIONED AS INDICATED BY STRUCTURAL 

AutoCAD SHX Text_165
ENGINEER.  ALL HOLD DOWNS TO BE POSITIONED TO ALLOW 

AutoCAD SHX Text_166
ATTACHMENT TO FULL HEIGHT DOUBLE STUDS.

AutoCAD SHX Text_167
CONTRACTOR IS RESPONSIBLE FOR PROPER LOCATING AND PLACING 

AutoCAD SHX Text_168
OF ALL ANCHOR BOLTS, HOLD DOWNS, ANCHORS, STRAPS, ETC.  

AutoCAD SHX Text_169
INSTALL AS PER MANUFACTURER'S RECOMMENDATIONS.

AutoCAD SHX Text_170
WHERE FOUNDATION WALLS OR FOOTINGS SUPPORT MASONRY WALLS, 

AutoCAD SHX Text_171
PROVIDE MATCHING DOWELS OF SAME SIZE AND SPACING.

AutoCAD SHX Text_172
HEAD HEIGHTS TO BE AS PER WINDOW AND DOOR SCHEDULE 

AutoCAD SHX Text_173
POSITION ALL WINDOW AND DOOR BUCKS TO ALLOW BASEMENT  

AutoCAD SHX Text_174
FOOTINGS MAY BE MONOLITHIC WITH SLAB.

AutoCAD SHX Text_175
ALL EXTERIOR FOOTINGS SHALL BE PROPERLY FORMED.  INTERIOR 

AutoCAD SHX Text_176
EACH WAY 1" CLEAR FROM TOP.  TYPICAL ALL SLABS ON GRADE.

AutoCAD SHX Text_177
TO MINIMIZE CRACKING OF SLABS, PROVIDE #4 BARS @ 18" O.C. 

AutoCAD SHX Text_178
STANDARDS.

AutoCAD SHX Text_179
ACCORDANCE WITH ACI DETAILING MANUAL AND CURRENT ACI 

AutoCAD SHX Text_180
ALL REINFORCING STEEL SHALL BE DETAILED AND PLACED IN 

AutoCAD SHX Text_181
CORNER BARS.

AutoCAD SHX Text_182
REINFORCING SHALL TERMINATE WITH A 90° BEND OR SEPARATE 

AutoCAD SHX Text_183
COMPRESSION ZONE UNLESS OTHERWISE NOTED.  ALL CONT. 

AutoCAD SHX Text_184
LAP 40 BAR DIAMETERS MIN.  ALL SPLICES SHALL BE MADE IN A 

AutoCAD SHX Text_185
ALL SPLICES IN CONTINUOUS CONCRETE REINFORCING BARS SHALL 

AutoCAD SHX Text_186
(FIELD BENT DOWELS MAY BE GRADE 40)

AutoCAD SHX Text_187
BE PROPERLY TIED INTO PLACE PRIOR TO POURING CONCRETE 

AutoCAD SHX Text_188
THE STANDARD SPECIFICATIONS ASTM A615 GRADE 60, AND MUST 

AutoCAD SHX Text_189
ALL REINFORCING STEEL SHALL BE DEFORMED BARS CONFORMING TO 

AutoCAD SHX Text_190
PROVIDE 4" GRANULAR FILL UNDER ALL SLABS.

AutoCAD SHX Text_191
APPROVED BY A LICENSED SOILS ENGINEER.

AutoCAD SHX Text_192
RECOMMENDATIONS.  ENGINEERED FILL SHALL BE TESTED AND 

AutoCAD SHX Text_193
NATURAL SOILS OR ENGINEERED FILL PER THE SOILS ENGINEER'S 

AutoCAD SHX Text_194
PROPERLY PREPARED MATERIAL.  SUBBASE TO BE UNDISTURBED, 

AutoCAD SHX Text_195
FOOTINGS, FOUNDATION AND SLABS SHALL BE CONSTRUCTED ON 

AutoCAD SHX Text_196
WITH FLOOR PLANS, FOOTING & FOUNDATION PLAN, AND ELEVATIONS.

AutoCAD SHX Text_197
COORDINATE TOP OF CONCRETE & BOTTOM OF FOOTING ELEVATIONS 

AutoCAD SHX Text_198
TOP OF FOUNDATION WALL TO BE 6" ABOVE FINISH GRADE TYPICAL.

AutoCAD SHX Text_199
GRADE, OR UNCONDITIONED CRAWL SPACE.

AutoCAD SHX Text_200
ALL EXTERIOR FOOTINGS SHALL BEAR 36" (MIN.) BELOW FINISH 

AutoCAD SHX Text_201
MEMBER REQUIREMENTS.

AutoCAD SHX Text_202
SEE STRUCTURAL CALCULATIONS FOR ADDITIONAL STRUCTURAL 

AutoCAD SHX Text_203
WALLS AS REQUIRED UNTIL FLOOR DIAPHRAGMS ARE IN PLACE.

AutoCAD SHX Text_204
CONTRACTOR SHALL PROVIDE ALL SHORING AS REQUIRED.  BRACE 

AutoCAD SHX Text_205
PROVIDE SLEEVES, BLOCK-OUTS, ETC. AS REQUIRED.

AutoCAD SHX Text_206
AND PLUMBING CONTRACTORS PRIOR TO POURING CONCRETE.  

AutoCAD SHX Text_207
CONTRACTOR SHALL COORDINATE WITH MECHANICAL, ELECTRICAL, 

AutoCAD SHX Text_208
TO POURING CONCRETE.

AutoCAD SHX Text_209
CONTRACTOR SHALL VERIFY ALL CONDITIONS AND DIMENSIONS PRIOR 

AutoCAD SHX Text_210
318-95, AND LOCAL ORDINANCES.

AutoCAD SHX Text_211
EDITION OF THE INTERNATIONAL RESIDENTIAL CODE, ACI 

AutoCAD SHX Text_212
ALL WORK SHALL BE IN STRICT ACCORDANCE WITH THE LATEST 

AutoCAD SHX Text_213
16

AutoCAD SHX Text_214
15

AutoCAD SHX Text_215
14

AutoCAD SHX Text_216
13

AutoCAD SHX Text_217
12

AutoCAD SHX Text_218
11

AutoCAD SHX Text_219
10

AutoCAD SHX Text_220
9

AutoCAD SHX Text_221
8

AutoCAD SHX Text_222
7

AutoCAD SHX Text_223
6

AutoCAD SHX Text_224
5

AutoCAD SHX Text_225
4

AutoCAD SHX Text_226
3

AutoCAD SHX Text_227
2

AutoCAD SHX Text_228
1

AutoCAD SHX Text_229
GENERAL CONCRETE NOTES

AutoCAD SHX Text_230
ALL WORK SHALL BE IN STRICT ACCORDANCE WITH THE LATEST 

AutoCAD SHX Text_231
EDITION OF THE INTERNATIONAL RESIDENTIAL CODE, AND LOCAL 

AutoCAD SHX Text_232
ORDINANCES.

AutoCAD SHX Text_233
COORDINATE ALL FLOOR FRAMING WITH FLOOR PLANS TO VERIFY 

AutoCAD SHX Text_234
STEPS AND/OR OPENINGS IN FLOOR FRAMING.

AutoCAD SHX Text_235
CONTRACTOR TO CONSULT STRUCTURAL CALCULATIONS TO VERIFY 

AutoCAD SHX Text_236
ALL FRAMING MEMBER SIZES, LOCATIONS, AND LOAD PATHS, AND 

AutoCAD SHX Text_237
ADDITIONAL STRUCTURAL MEMBER REQUIREMENTS.

AutoCAD SHX Text_238
ALL DIMENSIONS AND CONDITIONS TO BE VERIFIED BY BUILDER 

AutoCAD SHX Text_239
PRIOR TO ANY WORK.

AutoCAD SHX Text_240
PROVIDE SHOP DRAWINGS (TO BE REVIEWED BY ENGINEER

AutoCAD SHX Text_241
 AND ARCHITECT) FOR ALL STRUCTURAL STEEL.

AutoCAD SHX Text_242
FRAMING SHALL BE AS INDICATED IN STRUCTURAL PLANS.  

AutoCAD SHX Text_243
CONTRACTOR SHALL OBTAIN WRITTEN AUTHORIZATION FOR ANY 

AutoCAD SHX Text_244
VARIATIONS FROM THESE PLANS.

AutoCAD SHX Text_245
ALL STRUCTURAL MEMBERS SHALL CONFORM TO THE U.S. 

AutoCAD SHX Text_246
DEPARTMENT OF COMMERCE STANDARD PS-56 AND THE 

AutoCAD SHX Text_247
INTERNATIONAL RESIDENTIAL CODE.

AutoCAD SHX Text_248
ALL STRUCTURAL PLYWOOD SHALL BE STRUCTURAL GRADE I OR 

AutoCAD SHX Text_249
STRUCTURAL GRADE II.

AutoCAD SHX Text_250
ALL JOISTS, RAFTERS BEAMS, HEADERS AND COLUMNS SHALL BE 

AutoCAD SHX Text_251
DOUGLAS FIR LARCH NO.2 OR BETTER, UNLESS NOTED OTHERWISE.

AutoCAD SHX Text_252
ALL WOOD CONNECTIONS MUST CARRY THE CAPACITY OF THE 

AutoCAD SHX Text_253
SUPPORTED MEMBERS.  CONTRACTOR IS RESPONSIBLE FOR 

AutoCAD SHX Text_254
CONNECTION IF OTHER THAN STANDARD CONNECTIONS ARE 

AutoCAD SHX Text_255
REQUIRED.  SEE PROJECT ENGINEER FOR ADDITIONAL ASSISTANCE.

AutoCAD SHX Text_256
ALL EXTERIOR HOUSE WALLS TO BE 2" X 6" D.F.#2 OR BETTER AT 

AutoCAD SHX Text_257
16" O.C. SEE STRUCTURAL FOR SHEAR WALL REQUIREMENTS.

AutoCAD SHX Text_258
ALL INTERIOR HOUSE WALLS TO BE 2"X6" D.F.#2 OR BETTER AT 16" 

AutoCAD SHX Text_259
O.C.

AutoCAD SHX Text_260
ALL LUMBER IN CONTACT WITH CONCRETE OR WITHIN 6" OF EARTH 

AutoCAD SHX Text_261
SHALL BE EITHER FOUNDATION REDWOOD MARKED BY THE REDWOOD 

AutoCAD SHX Text_262
INSPECTION SERVICE OR PRESSURE TREATED LUMBER.

AutoCAD SHX Text_263
NOT USED

AutoCAD SHX Text_264
ALL CORNERS, INTERSECTIONS, AND BEAMS MUST HAVE ONE OF THE 

AutoCAD SHX Text_265
DOUBLE TOP CHORDS CONTINUOUS,  LAPPED AS PER CODE, OR 

AutoCAD SHX Text_266
STRAPPED WITH SIMPSON ST22.

AutoCAD SHX Text_267
FLOOR JOISTS SHALL HAVE ALL BLOCKING, BRACING, BRIDGING, ETC. 

AutoCAD SHX Text_268
AS RECOMMENDED BY THE I.R.C. AND THE MANUFACTURER.

AutoCAD SHX Text_269
CONNECT ALL WOOD TO CONCRETE, WOOD TO STEEL, AND WOOD TO 

AutoCAD SHX Text_270
WOOD WITH SIMPSON OR APPROVED EQUAL CONNECTIONS UNLESS 

AutoCAD SHX Text_271
MEMBER IS TOP BEARING AS PER ENGINEER.

AutoCAD SHX Text_272
WHEN POSSIBLE BEAMS SHALL BE RECESSED IN FLOOR/CEILING 

AutoCAD SHX Text_273
ASSEMBLY.  BEAMS SHALL NOT PENETRATE CEILING PLANE.

AutoCAD SHX Text_274
ALL JOISTS AND RAFTERS SHALL HAVE SOLID BLOCKING AT THE 

AutoCAD SHX Text_275
BEARING LOCATIONS.  CONNECT BLOCKING TO TOP OF WALL WITH 

AutoCAD SHX Text_276
SIMPSON A34 FRAMING ANCHORS.  ROOF JOISTS TO HAVE HURRICANE 

AutoCAD SHX Text_277
CLIPS AT 24" O.C. MINIMUM, UNLESS NOTED OTHERWISE.

AutoCAD SHX Text_278
ALL COLUMNS SHALL EXTEND DOWN THROUGH THE STRUCTURE TO 

AutoCAD SHX Text_279
THE FOUNDATION.  ALL COLUMNS SHALL BE BRACED AT ALL FLOOR 

AutoCAD SHX Text_280
LEVELS.  COLUMNS SHALL BE AS WIDE AS THE MEMBER THEY 

AutoCAD SHX Text_281
SUPPORT.

AutoCAD SHX Text_282
BALLOON FRAME WALLS AT SCISSOR GABLE ENDS.

AutoCAD SHX Text_283
ALL HEADERS (6'-0" IN LENGTH OR LESS) SHALL BE SUPPORTED BY 

AutoCAD SHX Text_284
ONE TRIMMER AND A KING STUD EACH END. MINIMUM.  ALL BEAMS 

AutoCAD SHX Text_285
(LONGER THAT 6'-0" IN LENGTH) SHALL BE SUPPORTED BY TWO 

AutoCAD SHX Text_286
TRIMMERS AND A KING STUD EACH END, MINIMUM, UNLESS NOTED 

AutoCAD SHX Text_287
OTHERWISE.

AutoCAD SHX Text_288
COORDINATE SHEATHING REQUIREMENTS WITH SHEAR WALL 

AutoCAD SHX Text_289
SCHEDULES AND STRUCTURAL CALCULATIONS.

AutoCAD SHX Text_290
ALL EXTERIOR SHEATHING TO BE O.S.B. WITH 8D COMMON NAILS AT 

AutoCAD SHX Text_291
6" O.C. FOR EDGE NAILING AND 12" O.C. FIELD NAILING UNLESS 

AutoCAD SHX Text_292
NOTED OTHERWISE.  BLOCK ALL PANEL EDGES AND START 

AutoCAD SHX Text_293
SHEATHING AT BASEPLATE AND NAIL INTO BOTH PLATES.  

AutoCAD SHX Text_294
SHEATHING MUST BE CONTINUOUS FROM BASE PLATE TO TOP PLATE.  

AutoCAD SHX Text_295
COORDINATE WITH SHEAR WALLS AS INDICATED ABOVE.

AutoCAD SHX Text_296
NAILS OR OTHER APPROVED SHEATHING CONNECTIONS SHALL BE 

AutoCAD SHX Text_297
DRIVEN FLUSH BUT NOT BREAK THE SURFACE OF THE SHEATHING.  

AutoCAD SHX Text_298
NAIL ALL SHEAR WALLS AS PER SHEAR WALL SCHEDULE AND 

AutoCAD SHX Text_299
STRUCTURAL CALCULATIONS.

AutoCAD SHX Text_300
SEE CURRENT EDITION OF THE INTERNATIONAL RESIDENTIAL CODE 

AutoCAD SHX Text_301
FOR ADDITIONAL STANDARD NAILING REQUIREMENTS.

AutoCAD SHX Text_302
ALL FLOOR SHEATHING SHALL BE GLUED AND SCREWED IN PLACE.  

AutoCAD SHX Text_303
NO SQUEAKING SHALL OCCUR.

AutoCAD SHX Text_304
ALL ROOF PITCHES TO BE AS NOTED ON ROOF FRAMING PLAN.

AutoCAD SHX Text_305
ALL EAVES TO BE AS NOTED ON EELEVATIONS, ROOF PLAN, AND

AutoCAD SHX Text_306
REFLECTED CEILING PLAN.  ALL FASCIA ELEVATIONS SHALL BE AS 

AutoCAD SHX Text_307
INDICATED ON ELEVATION DRAWINGS.  

AutoCAD SHX Text_308
BRACE ROOF TO SHEAR WALL WITH DIAGONAL BRACING @ 4" O.C..

AutoCAD SHX Text_309
ALL FINISH GRADING TO SLOPE AWAY FROM PROPOSED STRUCTURES 

AutoCAD SHX Text_310
AT 5

AutoCAD SHX Text_311
% SLOPE (MIN.)  FOR A MINIMUM OF 10'-0" FROM HOUSE.

AutoCAD SHX Text_312
DRAINAGE PATTERN OF FINISH GRADING SHALL NOT CHANGE 

AutoCAD SHX Text_313
DRAINAGE PATTERN ONTO ADJACENT PROPERTIES.

AutoCAD SHX Text_314
3

AutoCAD SHX Text_315
WHERE REQUIRED BY GOVERNING AUTHORITY A CONSTRUCTION ENTRANCE MAY BE NECESSARY. WIDTH OF ENTRANCE TO BE A MINIMUM OF 10-0' WIDE, BUT NOT LESS THAN FULL WIDTH OF POINTS WHERE INGRESS OR EGRESS OCCURS. AT HIGH TRAFFIC SITES, THE ENTRANCE SHOULD BE WIDE ENOUGH FOR TWO VEHICLES TO PASS SAFELY. ENTRANCE IS TO BE FLARED WHERE IT MEETS THE EXISTING ROAD TO PROVIDE TURNING RADIUS. THE MINIMUM LENGTH IS 50-0' OR 30-0' ON RESIDENCIAL LOTS. TOTAL DEPTH OF ROCK SHOULD BE 6". THE BASE LAYER AGGREGATE SIZE SHOULD BE 2"-8" IN DIA. AND THE TOP CRUSHED STONE OF 2" IN DIA. OR RECYCLED CONCRETE EQUIVALENT.  

AutoCAD SHX Text_316
12

AutoCAD SHX Text_317
PROVIDE ONE (1) S.F. OF VENTILATIO0N PER 1500 S.F. OF CRAWL SPACE AS PER IRC. PLACEMENT OF VENTILATION TO BE SUCH THAT CROSS VENTILATION CAN OCCURE. CRAWL SPACE MAY ALSO BE MECHANICALLY VENTILATED.

AutoCAD SHX Text_318
CEILING AND FLOOR ASSEMBLIES TO BE INSULATED WITH R-49 INSULATION, MINIMUM.

AutoCAD SHX Text_319
13

AutoCAD SHX Text_320
LEGEND

AutoCAD SHX Text_321
TOP OF PLATE

AutoCAD SHX Text_322
1

AutoCAD SHX Text_323
A

AutoCAD SHX Text_324
GRID LINES

AutoCAD SHX Text_325
B

AutoCAD SHX Text_326
2

AutoCAD SHX Text_327
DOWN

AutoCAD SHX Text_328
7:12

AutoCAD SHX Text_329
T.O.P.

AutoCAD SHX Text_330
ELEV. 489'-5"

AutoCAD SHX Text_331
ELEVATION

AutoCAD SHX Text_332
ROOF SLOPE

AutoCAD SHX Text_333
#

AutoCAD SHX Text_334
SHEET

AutoCAD SHX Text_335
SECTION LINE

AutoCAD SHX Text_336
#

AutoCAD SHX Text_337
SHEET

AutoCAD SHX Text_338
#

AutoCAD SHX Text_339
SHEET

AutoCAD SHX Text_340
DETAIL SECTION LINE

AutoCAD SHX Text_341
#

AutoCAD SHX Text_342
SHEET

AutoCAD SHX Text_343
DETAIL AREA

AutoCAD SHX Text_344
17

AutoCAD SHX Text_345
FOUNDATION REBAR INSPECTIONS REQUIRED FOR FOUNDATION WALLS OVER 8'-0" TALL. FORMS ARE NOT TO BE INSTALLED ON ONE SIDE UNTIL AFTER REBAR HAS BEEN INSPECTED AND APPROVED BY BUILDING OFFICIAL. 

AutoCAD SHX Text_346
8

AutoCAD SHX Text_347
PROJ#

AutoCAD SHX Text_348
REVISION:

AutoCAD SHX Text_349
DATE:

AutoCAD SHX Text_350
COMPENSATION TO JSARC PLLC

AutoCAD SHX Text_351
INCLUDES BUT IS NOT LIMITED TO THE OVERALL FORM AS WELL AS THE ARRANGEMENT AND COMPOSITION OF SPACES.  UNDER SUCH PROTECTION, UNAUTHORIZED USE OF THESE PLANS, WORK, OR STRUCTURE REPRESENTED WILL RESULT IN THE CESSATION OF CONSTRUCTION AND/OR MONETARY 

AutoCAD SHX Text_352
C  COPYRIGHT 2021 JSARC PLLC - THE PURCHASER IS GRANTED A SINGLE USE LICENSE FOR CONSTRUCTION ONLY.  THESE PLANS ARE COPYRIGHTED AND ARE SUBJECT TO COPYRIGHT PROTECTION AS AN "ARCHITECTURAL WORK" UNDER THE COPYRIGHT ACT.  THE PROTECTION 

AutoCAD SHX Text_353
GENERAL NOTES

AutoCAD SHX Text_354
G0.1

AutoCAD SHX Text_355
ALL MECHANICAL UNITS SUCH AS FORCED AIR UNIT, BOILER, AND WATER HEATER TO BE 90% EFFICIENT MIN. .

AutoCAD SHX Text_356
10

AutoCAD SHX Text_357
4

AutoCAD SHX Text_358
AIR BARRIER AND INSULATION INSTALLATION SHALL CONFORM TO IRC N1102.4.1.1 AND TABLE N1102.4.1.1

AutoCAD SHX Text_359
11

AutoCAD SHX Text_360
DUCT TESTING IS REQUIRED ON ALL PERMITS WHERE AIR HANDLERS OR MORE THAN 35% OF DUCTWORK IS OUTSIDE OF THE THERMAL ENVELOPE.

AutoCAD SHX Text_361
12

AutoCAD SHX Text_362
ALL MECHANICAL ROOMS WITH OPEN AIR COMBUSTION DUCTS SHALL CONFORM TO IRC N1102.4.4

AutoCAD SHX Text_363
13

AutoCAD SHX Text_364
PASSENGER ELEVATORS, LIMITED USE AND LIMITED APPLICATION ELEVATORS OR PRIVATE RESIDENCE ELEVATORS SHALL COMPLY WITH ASME A17.1/CSA B44.

AutoCAD SHX Text_365
5

AutoCAD SHX Text_366
FEBRUARY 8, 2024

AutoCAD SHX Text_367
SUTER

AutoCAD SHX Text_368
RESIDENCE

AutoCAD SHX Text_369
243 WOODSIDE AVE. PARK CITY, UTAH 84060

AutoCAD SHX Text_370
2311


PROJ#
231

245 WOODSIDE AVENUE
-rr‘_.-'-u——___-.______.‘-_'.

FEBRUARY 8, 2024

DATE:
REVISION:

\VIEW THIS DIRECTION ™

E . L

FULL SITE HAS BEEN RE-GRADED
BY PREVIOUS OWNER CAUSING
30% OR GREATER SLOPE IN
PLACES NOTED ON SURVEY

EXSITING ROCK
RETAINING WAL LS
1.*'.
=
EXSITING SPA TO
BE REMOVED

SUTER
RESIDENCE

243 WOODSIDE AVE.
PARK CITY, UTAH 84060

EXSITING WOOD
RETAINING TO BE
REMOVED

I,
PHOTO 04

236 AND

i y

" 243 WOODSIDE AVENUE
il

a!
~ PHOTO 03
I

236,240, AND 248
WOODSIDE AVENUE

e 225,240, D 245 [
R

NORFOLK AVENUE £ x! E
3 )2 <P,
237|!5V_v.ob“;§lprﬁ': AVENUE % 8
' - o 25
i o : O
: : 10 ] L5 PHOTO 03 E A
= =
a =XISTING SITE ARIAL @p
GO.2 W SCALE: NTS

Io
—
N

ol
—
al®»
O

- (1N}
w = Y
Zzn =90
N2

@) (D)
v 'O«
> D
"o~
® Vo
w — t
& w O *5 Q

: m
237 B WOODSIDE AVENUE S i N
= J J— <
o] 3 ﬁ O o
s SPA AND RETAINING A
(©) COPYRIGHT 2021 JSARC PLLC — THE PURCHASER IS GRANTED A SINGLE USE LICENSE FOR CONSTRUCTION ONLY. THESE PLANS ARE COPYRIGHTED AND ARE SUBJECT TO COPYRIGHT PROTECTION AS AN "ARCHITECTURAL WORK® UNDER THE COPYRIGHT ACT. THE PROTECTION INCLUDES BUT IS NOT LIMITED TO THE OVERALL FORM AS WELL AS THE ARRANGEMENT AND COMPOSITION OF SPACES. UNDER SUCH PROTECTION, UNAUTHORIZED USE OF THESE PLANS, WORK, OR STRUCTURE REPRESENTED WILL RESULT IN THE CESSATION OF CONSTRUCTION AND/OR MONETARY COMPENSATION TO JSARC PLLC _

Page 107 of 302


AutoCAD SHX Text_371
PROJ#

AutoCAD SHX Text_372
REVISION:

AutoCAD SHX Text_373
DATE:

AutoCAD SHX Text_374
COMPENSATION TO JSARC PLLC

AutoCAD SHX Text_375
INCLUDES BUT IS NOT LIMITED TO THE OVERALL FORM AS WELL AS THE ARRANGEMENT AND COMPOSITION OF SPACES.  UNDER SUCH PROTECTION, UNAUTHORIZED USE OF THESE PLANS, WORK, OR STRUCTURE REPRESENTED WILL RESULT IN THE CESSATION OF CONSTRUCTION AND/OR MONETARY 

AutoCAD SHX Text_376
C  COPYRIGHT 2021 JSARC PLLC - THE PURCHASER IS GRANTED A SINGLE USE LICENSE FOR CONSTRUCTION ONLY.  THESE PLANS ARE COPYRIGHTED AND ARE SUBJECT TO COPYRIGHT PROTECTION AS AN "ARCHITECTURAL WORK" UNDER THE COPYRIGHT ACT.  THE PROTECTION 

AutoCAD SHX Text_377
PHOTOS

AutoCAD SHX Text_378
SITE ANALYSIS

AutoCAD SHX Text_379
G0.2

AutoCAD SHX Text_380
FEBRUARY 8, 2024

AutoCAD SHX Text_381
SUTER

AutoCAD SHX Text_382
RESIDENCE

AutoCAD SHX Text_383
243 WOODSIDE AVE. PARK CITY, UTAH 84060

AutoCAD SHX Text_384
2311

AutoCAD SHX Text_385
EXISTING SITE ARIAL


e
243 WOODSIDE WITH HOME INSERTED

L‘ilhll //_\ = 1:“_
b\ LA

___'=. L H 13 TR TS

-

243 WOODSIDE | s

=W FROM CITY HALL

PROJ#
231

FEBRUARY 8, 2024

DATE:
REVISION:

SUTER
RESIDENCE

243 WOODSIDE AVE.
PARK CITY, UTAH 84060

VIEW CITY HALL
PHOTOS

JSARC

Io
-
QO

.609.5295

612 UTE BLVD SUITE 212

80 |

PARK CITY, UTAH 64098

@ COPYRIGHT 2021 JSARC PLLC — THE PURCHASER IS GRANTED A SINGLE USE LICENSE FOR CONSTRUCTION ONLY. THESE PLANS ARE COPYRIGHTED AND ARE SUBJECT TO COPYRIGHT PROTECTION AS AN "ARCHITECTURAL WORK” UNDER THE COPYRIGHT ACT. THE PROTECTION INCLUDES BUT IS NOT LIMITED TO THE OVERALL FORM AS WELL AS THE ARRANGEMENT AND COMPOSITION OF SPACES. UNDER SUCH PROTECTION, UNAUTHORIZED USE OF THESE PLANS, WORK, OR STRUCTURE REPRESENTED WILL RESULT IN THE CESSATION OF CONSTRUCTION AND/OR MONETARY COMPENSATION TO JSARC PLLC

Page 108 of 302


AutoCAD SHX Text_386
PROJ#

AutoCAD SHX Text_387
REVISION:

AutoCAD SHX Text_388
DATE:

AutoCAD SHX Text_389
COMPENSATION TO JSARC PLLC

AutoCAD SHX Text_390
INCLUDES BUT IS NOT LIMITED TO THE OVERALL FORM AS WELL AS THE ARRANGEMENT AND COMPOSITION OF SPACES.  UNDER SUCH PROTECTION, UNAUTHORIZED USE OF THESE PLANS, WORK, OR STRUCTURE REPRESENTED WILL RESULT IN THE CESSATION OF CONSTRUCTION AND/OR MONETARY 

AutoCAD SHX Text_391
C  COPYRIGHT 2021 JSARC PLLC - THE PURCHASER IS GRANTED A SINGLE USE LICENSE FOR CONSTRUCTION ONLY.  THESE PLANS ARE COPYRIGHTED AND ARE SUBJECT TO COPYRIGHT PROTECTION AS AN "ARCHITECTURAL WORK" UNDER THE COPYRIGHT ACT.  THE PROTECTION 

AutoCAD SHX Text_392
PHOTOS

AutoCAD SHX Text_393
VIEW CITY HALL

AutoCAD SHX Text_394
G0.3

AutoCAD SHX Text_395
FEBRUARY 8, 2024

AutoCAD SHX Text_396
SUTER

AutoCAD SHX Text_397
RESIDENCE

AutoCAD SHX Text_398
243 WOODSIDE AVE. PARK CITY, UTAH 84060

AutoCAD SHX Text_399
2311

AutoCAD SHX Text_400
VIEW FROM CITY HALL

AutoCAD SHX Text_401
VIEW FROM CITY HALL


“‘Eh S
e
e

0
s
el

ST gl A e S e
= o S AT
s rendis e e

e

Vi

)

3
=
—

STREET ELEVATION EXISTING

PROJ#
231

FEBRUARY 8, 2024

DATE:
REVISION:

et
o s
e {“\S*ng%

i bl e
A

S
b 52}{ ‘gﬁfk A
S

o R
e e S

SCALE: NTS

=VATION W MODEL INS

=R

SCALE: NTS

SUTER
RESIDENCE

243 WOODSIDE AVE.
PARK CITY, UTAH 84060

EXISTING AND NEW

G) | STREET ELEVATION

~

al

— O

al®»

O

Lo Y

zZmH =9

NS

v00<

<o lE

>

OO 7

LER

u__‘LL_I‘:

mu—ogo
L

0=y

N

— <

ﬂ oo

@ COPYRIGHT 2021 JSARC PLLC — THE PURCHASER IS GRANTED A SINGLE USE LICENSE FOR CONSTRUCTION ONLY. THESE PLANS ARE COPYRIGHTED AND ARE SUBJECT TO COPYRIGHT PROTECTION AS AN "ARCHITECTURAL WORK” UNDER THE COPYRIGHT ACT. THE PROTECTION INCLUDES BUT IS NOT LIMITED TO THE OVERALL FORM AS WELL AS THE ARRANGEMENT AND COMPOSITION OF SPACES. UNDER SUCH PROTECTION, UNAUTHORIZED USE OF THESE PLANS, WORK, OR STRUCTURE REPRESENTED WILL RESULT IN THE CESSATION OF CONSTRUCTION AND/OR MONETARY COMPENSATION TO JSARC PLLC

Page 109 of 302


AutoCAD SHX Text_402
PROJ#

AutoCAD SHX Text_403
REVISION:

AutoCAD SHX Text_404
DATE:

AutoCAD SHX Text_405
COMPENSATION TO JSARC PLLC

AutoCAD SHX Text_406
INCLUDES BUT IS NOT LIMITED TO THE OVERALL FORM AS WELL AS THE ARRANGEMENT AND COMPOSITION OF SPACES.  UNDER SUCH PROTECTION, UNAUTHORIZED USE OF THESE PLANS, WORK, OR STRUCTURE REPRESENTED WILL RESULT IN THE CESSATION OF CONSTRUCTION AND/OR MONETARY 

AutoCAD SHX Text_407
C  COPYRIGHT 2021 JSARC PLLC - THE PURCHASER IS GRANTED A SINGLE USE LICENSE FOR CONSTRUCTION ONLY.  THESE PLANS ARE COPYRIGHTED AND ARE SUBJECT TO COPYRIGHT PROTECTION AS AN "ARCHITECTURAL WORK" UNDER THE COPYRIGHT ACT.  THE PROTECTION 

AutoCAD SHX Text_408
EXISTING AND NEW

AutoCAD SHX Text_409
STREET ELEVATION

AutoCAD SHX Text_410
G0.4

AutoCAD SHX Text_411
FEBRUARY 8, 2024

AutoCAD SHX Text_412
SUTER

AutoCAD SHX Text_413
RESIDENCE

AutoCAD SHX Text_414
243 WOODSIDE AVE. PARK CITY, UTAH 84060

AutoCAD SHX Text_415
2311

AutoCAD SHX Text_416
STREET ELEVATION EXISTING

AutoCAD SHX Text_417
STREET ELEVATION W MODEL INSERT


12

13
10

@\ e
NO LOAD ALLOWED 8"

1" MIN CLEARANCE
(TYP)

FOAM SEAL
OPENING (TYP) —|

\\

2" SERVICE LINE
TO CUSTOMER ‘\

10
8
7
B 19 5
§: 3~ FLOW
s 4
2
5
PLAN
NTS

[ |

N

MIN

6"
MIN

NOTES:

1. REFER TO STD. PLAN 520 FOR GENERAL REQUIREMENTS - METER, METER VAULT, AND SERVICE LINE.
2. REFER TO STD. PLAN 525 S FOR LEGEND ITEMS, APPROVED PARTS LIST, AND DETAIL NOTES.

METER VAULT ADJUSTMENTS AND

’/_@GRADING (STD PLAN 592 AND 583)
o |

] +1 SERVICE LINE TRACER WIRE
: TERMINATE AT UPPER STEP

= 8" 2" SERVICE LINE FROM
- J MAIN (STD. PLAN 541)
s —~——FLOW

@

9 13 9

SECTION
NTS

3/4" TO 1-1/2" GRAVEL

DATE

05/2014

REV.
PARK CITY MUNICIPAL CORPORATION

WATER 0

STD. PLAN

525

1-1/2" DUAL METERS
OUTSIDE SETTING

MXU DEVICE, ‘
REFER TO STD. /ﬂ:/ ‘\_@
PLAN 530

BUILDING WALL ——a

ALARM
\\

BUILDING
WALL \

F.D.C. NOT
REQ'D FOR
NFPA 13D

APPLICATION ‘\

z .auW

S0

D.I. FIRE NO & g
SERVICE LINE ~\ =

NOTES:

1. REFER TO STD. PLAN 520 FOR GENERAL REQUIREMENTS - METER, METER VAULT, AND SERVICE LINE.
2. REFER TO STD. PLAN 526 S FOR LEGEND ITEMS, APPROVED PARTS LIST, AND DETAIL NOTES.

PER PLUMBING
CODE
REQUIREMENTS

36“

/— FORWARD FLOW TEST VALVE
FIRE SPRINKLER RISER ASSEMBLY { PER
FIRE MARSHAL AND PCMC BUILDING
DEPARTMENT REQUIREMENTS)
DOUBLE CHECK BACKFLOW DEVICE

POTABLE WATER SERVICE

i

| [
L{ FLOOR DRAIN WITHIN 10

OF METER
FINISHED FLOOR SLAB

———— JOINT RESTRAINTS, TYP.

SECTION
NTS

STD. PLAN

526

1-1/2" AND 2" METER
INSIDE SETTING

PARK CITY DUAL 1-1/2" WAT

=R METER DETAIL |~ -

PATIO GRADE AS PER PLANS.

RE: STRUCTURAL MAXIMUM  1:3 SLOPE
COLORED PRECAST
, CONCRETE CAP
8
R STONE VENEER
'— a0
= 1 1] PROVIDE 2” DIAMETER WEEP MAXIMUM  ROCK FACE
= " / HOLE @ 10" 0.C. AS NECESSARY SLOPE  1:1
= % DRIVE PAD/OR PLANTER AS
= 4 PER PLANS
1(|j - MAXIMUM  1:4 SLOPE
N = NEE

NOTES:

I EMBANKMENT SHALL BE COMPACTED TO 90 % RELATIVE COMPACTION.
2. RETAINING WALLS HIGHER THAN 4-0" OR SUPPORTING A SURCHARGE ARE |
REQUIRED TO HAVE A SEPARATE PERMIT AND ENGINEERING DRAWINGS

RE: STRUCTURAL

WHEN APPLICABLE

CONCRE

[E RETAINING ~ |

MAX HEIGHT PER SITE PLAN"

]

EMBANKMENT

DO NOT STACK

S

WHEN APPLICABLE

15" MINIMUM
EMBEDMENT

NOMINAL ROCK SIZE SHALL BE AT LEAST 1/3 THE HEIGHT OF THE
2. ROCKS TO BE ANGULAR AND FITTED TOGETHER SI THAT VERTICAL JOINTS
EMBANKMENT SHALL BE COMPACTED TO 90 % RELATIVE COMPACTION.

4. RETAINING WALLS HIGHER THAN 4'-0" OR SUPPORTING A SURCHARGE ARE
REQUIRED TO HAVE A SEPARATE PERMIT AND ENGINEERING DRAWINGS

ROCK RETAINING ~ .

PROJ#
231

FEBRUARY 8, 2024

DATE:
REVISION:

SCALE: NTS

EXAMPLE "A”

.

6" DEEP| —
}

WIDTH OF
STRAW BALE

FLOW FLOW

CORRECT

—STRAW BALES BOUND WITH WIRE OR TWINE.

MATERIALS

INCORRECT

SCALE: NTS

W Cl.0

EXAMPLE "B” EXAMPLE "C”

DITCH SEALED
WITH SANDBAGS
AND GRAVEL

SEDIMENT
LADEN RUNOFF

\

FILTERED RUNOFF
—

NOTE

INSTALLATION

1. DIG A 6"X24” TRENCH. TRENCH TO BE ALIGNED WITH
CONTOURS, BUT CURVED SLIGHTLY UPHILL. THIS PROHIBITS
RUNOFF FROM FLOWING AROUND END BALES. SEE EXAMPLE "A”.

—WOOD OR STEEL STAKES. sTAKES TO BE 48” IN LENGTH

MIN. WOOD SHALL BE 2"X2" MIN. STEEL SHALL BE REBAR

OR STEEL PICKET.

SILT FENCE OPT. 1

2. PLACE BALES IN TRENCH WITH ENDS TIGHTLY ABUTTED.

3. ANCHOR EACH BALE WITH 2 STAKES DRIVEN 24" INTO THE
GROUND. ANGLE THE FIRST STAKE IN EACH BALE TOWARDS THE
PREVIOUSLY LAID BALE. SEE EXAMPLE "B”.

4. WEDGE LOOSE STRAW BETWEEN GAPES IN BALES. BACKFILL
AND COMPACT THE EXCAVATED SOIL AGAINST THE UPHILL SIDE
OF THE BARRIER

%

N.T.S.

3
|

Cl.0

S

N

STRAW BALES STAKED
WITH 2 STAKES PER BALE

DRAIN INLET BOX
WITH GRATE

SUTER
RESIDENCE

243 WOODSIDE AVE.
PARK CITY, UTAH 84060

PERSPECTIVE

SILT FENCE OPT. 2 |

1.2 MM WIDE FILTER FABRIC 2"X2”X48” MIN. HARDWOOD
—_
% POST
EXISTING GRADE

SHEET FLOW

SHEET FLOW

©
LINE THE SIDE AND THE N
BOTTOM OF TRENCH WITH fa\
BOTTOM END OF FILTER
FABRIC. BACKFILL WITH
EXCAVATED SOIL
INSTALLATION

1. WHERE POSSIBLE LAY THE SILT FENCE 5°-0" — 10°-0"
BEYOND THE TOE OF THE SLOPE

1. PLACE THE END OF THE SECOND FENCE POST INSIDE THE
END OF THE FIRST FENCE POST

2. ALIGN THE FENCE ALONG THE CONTOR OF THE SLOPE

3. WHEN EXCAVATING TRENCH USE MACHINERY THAT WILL
PRODUCE NO MORE THAN THE DESIRED DIMENSION

4. PLACE POSTS 6'-0" 0.C. ALONG CONTOUR. DRIVE POST
2’'—0" INTO GROUND. EXCAVATE AN ANCHOR TRENCH 8”X8”
IMMEDIATLEY UP GRADE FROM POSTS

5. CUT FABRIC TO REQUIRED WIDTH, UNROLL ALONG LENGTH
OF BARRIER AND DRAPE OVER BARRIER. SECURE FABRIC TO
STAKES WITH STAPLESOR EQ. TRAILING EDGE SHALL EXTEND
INTO ANCHOR TRENCH

6. BACKFILL TRENCH OVER FABRIC TO ANCHOR

N.T.S.

WCI.O

N.T.S.

W Cl.0

ATTAHCING TWO SILT FENCES

2. ROTATE BOTH POSTS 180 DEGREES MIN.IN CLOCKWISE
DIRECTION TO CREATE A TIGHT SEAL WITH THE FABRIC

3. DRIVE BOTH POSTS INTO GROUND 24" MIN. AND BURY
FLAP IN ANCOR TRENCH

SITE DETAILS
AND NOTES

Q2
o

Al
— O

o ®»
O
Lo Y
Z 0 =9
(\Jaj—_
VAL
<m§‘5
no2>
@.‘D>—
u__‘LL_I‘:
U_OSU
= Y
N

— <
ﬂ 0L

@ COPYRIGHT 2021 JSARC PLLC — THE PURCHASER IS GRANTED A SINGLE USE LICENSE FOR CONSTRUCTION ONLY. THESE PLANS ARE COPYRIGHTED AND ARE SUBJECT TO COPYRIGHT PROTECTION AS AN "ARCHITECTURAL WORK” UNDER THE COPYRIGHT ACT. THE PROTECTION INCLUDES BUT IS NOT LIMITED TO THE OVERALL FORM AS WELL AS THE ARRANGEMENT AND COMPOSITION OF SPACES. UNDER SUCH PROTECTION, UNAUTHORIZED USE OF THESE PLANS, WORK, OR STRUCTURE REPRESENTED WILL RESULT IN THE CESSATION OF CONSTRUCTION AND/OR MONETARY COMPENSATION TO JSARC PLLC

Page 110 of 302


AutoCAD SHX Text_418
2'-8"

AutoCAD SHX Text_419
6'-0" max.

AutoCAD SHX Text_420
2'-0"

AutoCAD SHX Text_421
6"

AutoCAD SHX Text_422
EXISTING GRADE

AutoCAD SHX Text_423
2"X2"X48" MIN. HARDWOOD POST

AutoCAD SHX Text_424
1.2 MM WIDE FILTER FABRIC

AutoCAD SHX Text_425
SHEET FLOW

AutoCAD SHX Text_426
LINE THE SIDE AND THE BOTTOM OF TRENCH WITH BOTTOM END OF FILTER FABRIC. BACKFILL WITH EXCAVATED SOIL

AutoCAD SHX Text_427
SHEET FLOW

AutoCAD SHX Text_428
1. WHERE POSSIBLE LAY THE SILT FENCE 5'-0" - 10'-0" BEYOND THE TOE OF THE SLOPE 2. ALIGN THE FENCE ALONG THE CONTOR OF THE SLOPE 3. WHEN EXCAVATING TRENCH USE MACHINERY THAT WILL PRODUCE NO MORE THAN THE DESIRED DIMENSION 4. PLACE POSTS 6'-0" O.C. ALONG CONTOUR. DRIVE POST 2'-0" INTO GROUND. EXCAVATE AN ANCHOR TRENCH 8"X8" IMMEDIATLEY UP GRADE FROM POSTS 5. CUT FABRIC TO REQUIRED WIDTH, UNROLL ALONG LENGTH OF BARRIER AND DRAPE OVER BARRIER. SECURE FABRIC TO STAKES WITH STAPLESOR EQ. TRAILING EDGE SHALL EXTEND INTO ANCHOR TRENCH 6. BACKFILL TRENCH OVER FABRIC TO ANCHOR 

AutoCAD SHX Text_429
INSTALLATION

AutoCAD SHX Text_430
1. PLACE THE END OF THE SECOND FENCE POST INSIDE THE END OF THE FIRST FENCE POST 2. ROTATE BOTH POSTS 180 DEGREES MIN.IN CLOCKWISE DIRECTION TO CREATE A TIGHT SEAL WITH THE FABRIC 3. DRIVE BOTH POSTS INTO GROUND 24" MIN. AND BURY FLAP IN ANCOR TRENCH

AutoCAD SHX Text_431
SHEET FLOW

AutoCAD SHX Text_432
ATTAHCING TWO SILT FENCES

AutoCAD SHX Text_433
PERSPECTIVE

AutoCAD SHX Text_434
12"

AutoCAD SHX Text_435
PROVIDE 2" DIAMETER WEEP HOLE @ 10" O.C. AS NECESSARY

AutoCAD SHX Text_436
STONE VENEER

AutoCAD SHX Text_437
COLORED PRECAST CONCRETE CAP

AutoCAD SHX Text_438
PATIO GRADE AS PER PLANS.

AutoCAD SHX Text_439
DRIVE PAD/OR PLANTER AS PER PLANS

AutoCAD SHX Text_440
RE: STRUCTURAL

AutoCAD SHX Text_441
MAXIMUM   1:3  SLOPE

AutoCAD SHX Text_442
MAXIMUM   ROCK FACE

AutoCAD SHX Text_443
MAXIMUM   1:4  SLOPE

AutoCAD SHX Text_444
SLOPE  1:1

AutoCAD SHX Text_445
15" MINIMUM

AutoCAD SHX Text_446
EMBEDMENT

AutoCAD SHX Text_447
MAX HEIGHT PER SITE PLAN

AutoCAD SHX Text_448
RE: STRUCTURAL

AutoCAD SHX Text_449
FLOW

AutoCAD SHX Text_450
LADEN RUNOFF

AutoCAD SHX Text_451
SEDIMENT

AutoCAD SHX Text_452
FILTERED RUNOFF

AutoCAD SHX Text_453
6" DEEP

AutoCAD SHX Text_454
FLOW

AutoCAD SHX Text_455
INCORRECT

AutoCAD SHX Text_456
CORRECT

AutoCAD SHX Text_457
FLOW

AutoCAD SHX Text_458
FLOW

AutoCAD SHX Text_459
STRAW BALE

AutoCAD SHX Text_460
WIDTH OF

AutoCAD SHX Text_461
GRAVEL

AutoCAD SHX Text_462
FLOW

AutoCAD SHX Text_463
1. DIG A 6"X24" TRENCH. TRENCH TO BE ALIGNED WITH CONTOURS, BUT CURVED SLIGHTLY UPHILL. THIS PROHIBITS RUNOFF FROM FLOWING AROUND END BALES. SEE EXAMPLE "A". 2. PLACE BALES IN TRENCH WITH ENDS TIGHTLY ABUTTED. 3. ANCHOR EACH BALE WITH 2 STAKES DRIVEN 24" INTO THE GROUND. ANGLE THE FIRST STAKE IN EACH BALE TOWARDS THE PREVIOUSLY LAID BALE. SEE EXAMPLE "B". 4. WEDGE LOOSE STRAW BETWEEN GAPES IN BALES. BACKFILL AND COMPACT THE EXCAVATED SOIL AGAINST THE UPHILL SIDE OF THE BARRIER 

AutoCAD SHX Text_464
INSTALLATION

AutoCAD SHX Text_465
-STRAW BALES BOUND WITH WIRE OR TWINE. -WOOD OR STEEL STAKES. sTAKES TO BE 48" IN LENGTH MIN. WOOD SHALL BE 2"X2" MIN. STEEL SHALL BE REBAR OR STEEL PICKET.

AutoCAD SHX Text_466
MATERIALS

AutoCAD SHX Text_467
DRAIN INLET BOX WITH GRATE

AutoCAD SHX Text_468
NOTE

AutoCAD SHX Text_469
EXAMPLE "A"

AutoCAD SHX Text_470
EXAMPLE "B"

AutoCAD SHX Text_471
EXAMPLE "C"

AutoCAD SHX Text_472
STRAW BALES STAKED WITH 2 STAKES PER BALE

AutoCAD SHX Text_473
DITCH SEALED WITH SANDBAGS AND GRAVEL

AutoCAD SHX Text_474
FLOW

AutoCAD SHX Text_475
PROJ#

AutoCAD SHX Text_476
REVISION:

AutoCAD SHX Text_477
DATE:

AutoCAD SHX Text_478
COMPENSATION TO JSARC PLLC

AutoCAD SHX Text_479
INCLUDES BUT IS NOT LIMITED TO THE OVERALL FORM AS WELL AS THE ARRANGEMENT AND COMPOSITION OF SPACES.  UNDER SUCH PROTECTION, UNAUTHORIZED USE OF THESE PLANS, WORK, OR STRUCTURE REPRESENTED WILL RESULT IN THE CESSATION OF CONSTRUCTION AND/OR MONETARY 

AutoCAD SHX Text_480
C  COPYRIGHT 2021 JSARC PLLC - THE PURCHASER IS GRANTED A SINGLE USE LICENSE FOR CONSTRUCTION ONLY.  THESE PLANS ARE COPYRIGHTED AND ARE SUBJECT TO COPYRIGHT PROTECTION AS AN "ARCHITECTURAL WORK" UNDER THE COPYRIGHT ACT.  THE PROTECTION 

AutoCAD SHX Text_481
AND NOTES

AutoCAD SHX Text_482
SITE DETAILS

AutoCAD SHX Text_483
C1.0

AutoCAD SHX Text_484
FEBRUARY 8, 2024

AutoCAD SHX Text_485
SUTER

AutoCAD SHX Text_486
RESIDENCE

AutoCAD SHX Text_487
243 WOODSIDE AVE. PARK CITY, UTAH 84060

AutoCAD SHX Text_488
2311

AutoCAD SHX Text_489
CONCRETE RETAINING

AutoCAD SHX Text_490
ROCK RETAINING

AutoCAD SHX Text_491
SILT FENCE OPT. 1

AutoCAD SHX Text_492
SILT FENCE OPT. 2

AutoCAD SHX Text_493
PARK CITY DUAL 1-1/2" WATER METER DETAIL


q
N
o
N
oo |
>—
(2
<C
-
(0
m
LLl
L
=
.. | ©O
il o
==
| =L [
(=
\
- SITE NOTE:
GRADING HAS BEEN PREVIOUSLY
2
| <ISM/OO MODIFIED FROM ORIGINAL STATE
D,
| - : S/DS‘W INCREASING SLOPE TO 30% OR
| g v, ABOVE AS SHOWN ON SLOPE
o} &
| é3\’/&7 ANALYSIS. o
- S | G S
&y, ¥ il =
| Scop, EXISTING | PROVIDE GRAVEL SUMP HERE. DRAIN ALL O @
| Re 7 CRE s WOOD | DOWNSPOUTS AND SURFACE DRAINAGE TO m W T
T 7:4/ 7@ Z D
| Vg RETAINING | oot SETBACK SUMP THIS SIDE OF HOUSE O <
| A | i @5
Ik SH ING CONCRETE RETAINING WALLS. | D :
| 23 \ 51»? T\\/@ EX. DECK NEED TO DISCUSS Czﬁiﬁg.lléi‘gé\ ERNATIV W/|BUILDER ) e - E F O -
| S < Lﬁ/ R o o o3 «Q’T% EX.DECK oW gy . —
| E /VOQFOL D PRQPERTY, L\NE_ & o < X.'(l)ﬂ ) _4 |\L€ 6°12'00" E_ :{é 75.00' Xi) - wﬁ% —_— \'ﬂ N 8\ ;;) D — O —
| ‘ /Q;h//v 4,/6\ % F—lél —NCE \ \’ L.EV-VQW(’%: : . | 2”»2 WALL- /{’M' .‘ZEL[EJJ\#ZLM‘—O“. “? J Q “ I;YO.\\ZK.LL.TQ':WALL‘} E s ;O.WA'L ) ﬂ' i B U CD CD ; O
| GM/ N 2 g i ‘m N S N SIS SN SDESTBAE ‘ — = — [ 72‘2‘76‘( a 72”0[ | Sl oo inivum pisTance (i)
()OD é ) ] }“’ R N N R R N N R O R I PN E — P AP " :' E | REGLIRED BETWEEN $ U m m ¥
| '?5 s : ) — SEWER AND WATER ) q. m
| PROVIDE FRENCH DRAIN AND\ 7;4//\// AA | - %MN; i ! AR GEAR HALL 104 rapianT HeATE] | e \Wz . % MAINS Zf: Y m m Al <
| LANDSCAPE SWALES AT REAR AND Vo ST N % i ia o G| e P 3 P o o> 0
| SIDES OF PROPERTY AS SHOWN | & N Lo YT W N T o N g s £
| PROVIDE POSITIVE DRAINAGE. (e ~ Ty o , R \%b ”\ | . |- —
1 g H ' = e ot o PEWERCIEANT T T o]
L SITE SECTION W . e e e TR Z SITE SECTION
77777 — q E — _ ' TR - s N e —— O =y Ta AV e L] ~-
| N4 - o AL by oA o £+ [T hE m |
o Vs, L : / ps G I YAl | ORIE ENTRY :
2 500 £ SRR TN B s W EEY. 72073
") 2 s <l e .J., ;..f‘; P o ".
| & 50 . gl / ERTE LOT 2
[ 5 Bl . R IR STRNOREE Y p
| N \ 9 B AL ol | l SR WALL MOUNT0p INSTANT WATER JHEATER bzt ';;‘ SR \ : 243 WOODSIDE AVENUE
: 8 ] 79;‘.:.' IR ‘. c e ,3,5 SE B«ACK‘ N PR R ;,,,.r.,a:‘ e [:~;’~", G .L. [ ‘H\AF/C\ETE;‘CAL AREA = 17875 SQFT
CQ '-0" - R 2"|x 4" WAL"': I il GAS - ELEC. . O _—
| TR W I A ST el —
' T I 0 O e 10 2 e =
| i el Bl RINRBSREl LB T Sy =
: R S £ =
| I S ) =
‘ S NI N PN B PN N N o o <C |
M~ S S M~ M~ M M~ CO/\//S77/\/
| 247 &y, O VCReG — —
e 5 M/OOLO7“7 80877/\/ '?/1/587"5 0O
8 OS1pe “op Way
o
‘ |g 5EM/5'?M4QK I _I I
| :09 0 M0 )
|
e
N R
77777777777777 o |ON
I
226‘/\/0 N % :81 SQUARE FOOTAGE CALCULATIONS
R, ~
o, AL s = 17 HOA BUILDER / REALTOR
= > a
5/\/ I | § g LOT SIZE AREA 1,875 5Q. FT. | ST LEVEL AREA 844 SQ. FT.
| 3 ® LOD AREA 2,225 5Q. FT. | ST LEVEL MINUS GARAGE 540 SQ. FT. _
PRIVATE AREA -5Q. FT. 2ND LEVEL AREA 855 5Q. FT.
TRANSITIONAL AREA -5Q. FT. 3RD LEVEL AREA 796 SQ. FT. (_\_l O
MECHANICAL AREA - 5Q. FT. 4TH LEVEL AREA 476 SQ. FT. N 8
m
LOWER FLOOR AREA 540 5Q. FT. TOTAL AREA 2,971 5Q. FT. E 0 = %
Z O =
2ND LEVEL 855 5Q. FT QA 2 T
3RD LEVEL 855 Q. FT. éﬁ n D¢
HOA AREA = AREA DEFINED BY HOA << M 0=
4TH LEVEL 477 SQ. FT. OO 3 -
- o
TOTAL LIVABLE AREA 2,727 5Q. FT. ® O m ‘>:
(T
GARAGE INTERIOR AREA 303 5Q. FT. L O 5 O
BUILDING FOOTPRINT &44 5Q. FT. E © N VA
2ND LEVEL PATIO AREA | 14 5Q. FT. BUILDER / REALTOR AREA = AREA CALCULATED _ %
TO EXTERIOR OF ALL WALLS INCLUDING GARAGE W
3RD LEVEL PATIO AREA NOT USED + MECHANICAL b
4TH LEVEL PATIO AREA 269 SQ. FT.
ENTRY PATIO AREA 33 5Q. FT.
T
A _ _
& SITE PLAN WITH 1ST LEVEL
%O I —
Cl.l \\/ SCALE: 1/8' = 1-0'
(©) COPYRIGHT 2021 JSARC PLLC — THE PURCHASER IS GRANTED A SINGLE USE LICENSE FOR CONSTRUCTION ONLY. THESE PLANS ARE COPYRIGHTED AND ARE SUBJECT TO COPYRIGHT PROTECTION AS AN "ARCHITECTURAL WORK® UNDER THE COPYRIGHT ACT. THE PROTECTION INCLUDES BUT IS NOT LIMITED TO THE OVERALL FORM AS WELL AS THE ARRANGEMENT AND COMPOSITION OF SPACES. UNDER SUCH PROTECTION, UNAUTHORIZED USE OF THESE PLANS, WORK, OR STRUCTURE REPRESENTED WILL RESULT IN THE CESSATION OF CONSTRUCTION AND/OR MONETARY COMPENSATION TO JSARC PLLC _

Page 111 of 302


AutoCAD SHX Text_494
SS

AutoCAD SHX Text_495
7228

AutoCAD SHX Text_496
7232

AutoCAD SHX Text_497
7234

AutoCAD SHX Text_498
7236

AutoCAD SHX Text_499
7226

AutoCAD SHX Text_500
7224

AutoCAD SHX Text_501
7222

AutoCAD SHX Text_502
7220

AutoCAD SHX Text_503
7218

AutoCAD SHX Text_504
7216

AutoCAD SHX Text_505
7214

AutoCAD SHX Text_506
7212

AutoCAD SHX Text_507
7210

AutoCAD SHX Text_508
7240

AutoCAD SHX Text_509
7208

AutoCAD SHX Text_510
F.D.

AutoCAD SHX Text_511
10'-0"

AutoCAD SHX Text_512
10'-0"

AutoCAD SHX Text_513
3'-0"

AutoCAD SHX Text_514
3'-0"

AutoCAD SHX Text_515
10'-0"

AutoCAD SHX Text_516
7230

AutoCAD SHX Text_517
7238

AutoCAD SHX Text_518
F.D.

AutoCAD SHX Text_519
3'-0"

AutoCAD SHX Text_520
6'-6 "14"

AutoCAD SHX Text_521
11'-5 "34"

AutoCAD SHX Text_522
A

AutoCAD SHX Text_523
001

AutoCAD SHX Text_524
002

AutoCAD SHX Text_525
004

AutoCAD SHX Text_526
005

AutoCAD SHX Text_527
005

AutoCAD SHX Text_528
003

AutoCAD SHX Text_529
W

AutoCAD SHX Text_530
13'-0"

AutoCAD SHX Text_531
3'-0"

AutoCAD SHX Text_532
PROJ#

AutoCAD SHX Text_533
REVISION:

AutoCAD SHX Text_534
DATE:

AutoCAD SHX Text_535
COMPENSATION TO JSARC PLLC

AutoCAD SHX Text_536
INCLUDES BUT IS NOT LIMITED TO THE OVERALL FORM AS WELL AS THE ARRANGEMENT AND COMPOSITION OF SPACES.  UNDER SUCH PROTECTION, UNAUTHORIZED USE OF THESE PLANS, WORK, OR STRUCTURE REPRESENTED WILL RESULT IN THE CESSATION OF CONSTRUCTION AND/OR MONETARY 

AutoCAD SHX Text_537
C  COPYRIGHT 2021 JSARC PLLC - THE PURCHASER IS GRANTED A SINGLE USE LICENSE FOR CONSTRUCTION ONLY.  THESE PLANS ARE COPYRIGHTED AND ARE SUBJECT TO COPYRIGHT PROTECTION AS AN "ARCHITECTURAL WORK" UNDER THE COPYRIGHT ACT.  THE PROTECTION 

AutoCAD SHX Text_538
FIRST LEVEL

AutoCAD SHX Text_539
SITE PLAN WITH

AutoCAD SHX Text_540
C1.1

AutoCAD SHX Text_541
SITE PLAN WITH 1ST LEVEL

AutoCAD SHX Text_542
FEBRUARY 8, 2024

AutoCAD SHX Text_543
SUTER

AutoCAD SHX Text_544
RESIDENCE

AutoCAD SHX Text_545
243 WOODSIDE AVE. PARK CITY, UTAH 84060

AutoCAD SHX Text_546
2311


q
N
o
N
oo |
>—
(2
<C
-
(0
m
LLl
L
=
.. | ©O
E (73]
| SITE NOTE: = E
| GRADING HAS BEEN PREVIOUSLY )=
- MODIFIED FROM ORIGINAL STATE
INCREASING SLOPE TO 30% OR
I 245 e ABOVE AS SHOWN ON SLOPE
| | O8I0 ANALYSIS,
5| A
‘ Q| U@
m IS
) | 8 ’\’/377 (@]
N | Uy N "Ng ]
1N Ly, ©
- . S| NG I Yo
’\7877 “ | o~ g
| GCO | PROVIDE GRAVEL SUMP HERE. DRAIN ALL O
, | Rer, | DOWNSPOUTS AND SURFACE DRAINAGE TO . e E E
USE
| | s oD SETEACK SUMP THIS SIDE OF HO 0
| Lu 0O =
| ] , , I
| I/ . i N‘E’\IEGD?rgNDClgELE ';EEE‘ENAPER AALb:\LﬁﬁR.NATl\/ W/|BUILDER [ _— ~— E m 8 :
23 . & « EX. STAIRS n o b K -
| S < ) S W W IS o¥s EX. DECK {0 g EX. BTA|RS L — D
| /VOQFO D PROPERTY L\\NE : v ‘Oﬂ 0 ELE’6°1 '00"E____ ;?Pffi . 75.00' Xi) 0 jﬂ < o "L%% LO 8\ 2 D — O
| E‘ /'Q;h L jNCE \ . . : .."\ o - i B - BOWA’LT_ - ‘f()‘ tL — - — I;OV\;\L\:T '..WALLf. T . ] JOWA’L — ﬂN72 , O/glﬁ F EE Ll_‘I D m m ; 6
| ey, ORGSR Y S | RN e T ol S e Y e 2 | podmamosce | @ ™ ¥
| '.4:: A : . P - . 3 j [HEEE PR 7l / u_ |/REQU!RED BETWEEN L > U
| PROVIDE FRENCH DRAIN AND~__ } DN el | 7 — | S e = gm (C g T
| LANDSCAPE SWALES AT REAR AND TN & gl Himinininny | b ] © I <
| SIDES OF PROPERTY AS SHOWN : i B SEE {u : S < o
| PROVIDE POSITIVE DRAINAGE. 1 % % / / VNG | 1 I e i f.\l SN S —m
S ) ELEV. 7214-¢" LIVING - " L o v N SPEWER CLEANT 7T TR e ] Z
L SITE S 1l \ 1 EIFEIT ey — Ve A ey | e Z SITE SECTION
77777 7 =TT B o — 3| — \ 7 — I — e i vy me—— v A T PR —
| A/ \ A3] ‘4 \i\‘( ; 7L ITCHEN 203 /Iﬂ:)lNlNgﬁ j W /‘?Y') DR\VEW.AY'[?)R.A‘N.‘ R Rl g LA .,.".,; <R ’ v .4 m
1 B : — TILEDECK - paty iy =
| Py 230 o, \ o :'.”L' ., , ) : 3.6'%10:0 sl 50 __/‘»_EED“mRT 8 e Q : DRIVE ENT_RY"
| O 0 ”M/ I / M: jﬂ] © \m ey ELEV. 7207'-3
| I-II\II-I o Sh Ful e : N 1 g S M\ OT 2
N \ & & 72.2/‘.0“ 5 L BUILT IN PANTRY ~* 7 FREEZER \ ‘ R TS ; 243 WOODSIDE AVENUE
: 3 f ‘ ] | e — == wm— AREA = 1,875 SQ.FT.
.LQ Sis *| o A - W LH ] - @ 3 | WA | e —
| F ‘P"’ e "%V%gfép B A, O%\ ‘ e AN e TG hoos~ \>20 C
| / Dy O S 66°12°00" W 75.00 o ? LOD 25.00' S > — LLI
| 5 kBl Rl Rl NS R g \ o g 2 7 28,
| / / =] 2= = s . = = / | sur rs(;’?ea = >| L]
| SE | cE| 28| B | ok ok s
| 3¢ 3882 @ ¥ o 0 " = —
| A Y <E| A
. ~
' 247 IS CO/VC;?T//VG A
|z Won Loy sy, ORy, Rey,
- o o) 7 8y, N, By, '€
| Dg I, VG 7
i My 5 Lo L O
’ N S&y, Sy, I_
| E %00 Moy, dpNdp
|
|
< o
L 3 8
2 8.3 %
26/\/0,? § % 91
FO( o s % SQUARE FOOTAGE CALCULATIONS
Mg | § g HOA BUILDER / REALTOR.
| = ]
) © LOT SIZE AREA 1,875 5Q. FT. | ST LEVEL AREA &44 5Q. FT.
- LOD AREA 2,225 5Q. FT. | ST LEVEL MINUS GARAGE 540 SQ. FT.
ol
PRIVATE AREA -5Q. FT. 2ND LEVEL AREA 855 5Q. FT. — 0
\ TRANSITIONAL AREA -5Q. FT. 3RD LEVEL AREA 796 SQ. FT. N 8
- (1N}
| MECHANICAL AREA - 5Q. FT. 4TH LEVEL AREA 476 5SQ. FT. 1N ég — %
g
LOWER FLOOR AREA 540 5Q. FT. TOTAL AREA 2,971 5Q. FT. U Al 8 T
0
2ND LEVEL 855 SQ. FT % ‘A f_ﬂ
D)
3RD LEVEL 855 5Q. FT. N R
HOA AREA = AREA DEFINED BY HOA RE'S 0
4TH LEVEL 477 SQ. FT. ® Cr
—whE
TOTAL LIVABLE AREA 2,727 SQ. FT. e =0
m
GARAGE INTERIOR AREA 303 5Q. FT. ) © N é
BUILDING FOOTPRINT &44 5Q. FT. — <
ﬂ o
2ND LEVEL PATIO AREA | 14 5Q. FT. BUILDER / REALTOR AREA = AREA CALCULATED 9
TO EXTERIOR OF ALL WALLS INCLUDING GARAGE
3RD LEVEL PATIO AREA NOT USED + MECHANICAL
4TH LEVEL PATIO AREA 269 S5Q. FT.
ENTRY PATIO AREA 33 5Q. FT.
L
& - -
§ l ] —
Cl.2 \\/ SCALE: 1/8" = I'-0"
(©) COPYRIGHT 2021 JSARC PLLC — THE PURCHASER IS GRANTED A SINGLE USE LICENSE FOR CONSTRUCTION ONLY. THESE PLANS ARE COPYRIGHTED AND ARE SUBJECT TO COPYRIGHT PROTECTION AS AN "ARCHITECTURAL WORK® UNDER THE COPYRIGHT ACT. THE PROTECTION INCLUDES BUT IS NOT LIMITED TO THE OVERALL FORM AS WELL AS THE ARRANGEMENT AND COMPOSITION OF SPACES. UNDER SUCH PROTECTION, UNAUTHORIZED USE OF THESE PLANS, WORK, OR STRUCTURE REPRESENTED WILL RESULT IN THE CESSATION OF CONSTRUCTION AND/OR MONETARY COMPENSATION TO JSARC PLLC _

Page 112 of 302


AutoCAD SHX Text_547
SS

AutoCAD SHX Text_548
7228

AutoCAD SHX Text_549
7232

AutoCAD SHX Text_550
7234

AutoCAD SHX Text_551
7236

AutoCAD SHX Text_552
7226

AutoCAD SHX Text_553
7224

AutoCAD SHX Text_554
7222

AutoCAD SHX Text_555
7220

AutoCAD SHX Text_556
7218

AutoCAD SHX Text_557
7216

AutoCAD SHX Text_558
7214

AutoCAD SHX Text_559
7212

AutoCAD SHX Text_560
7210

AutoCAD SHX Text_561
7240

AutoCAD SHX Text_562
7208

AutoCAD SHX Text_563
10'-0"

AutoCAD SHX Text_564
10'-0"

AutoCAD SHX Text_565
3'-0"

AutoCAD SHX Text_566
3'-0"

AutoCAD SHX Text_567
10'-0"

AutoCAD SHX Text_568
7230

AutoCAD SHX Text_569
7238

AutoCAD SHX Text_570
3'-0"

AutoCAD SHX Text_571
6'-6 "14"

AutoCAD SHX Text_572
11'-5 "34"

AutoCAD SHX Text_573
B

AutoCAD SHX Text_574
006

AutoCAD SHX Text_575
005

AutoCAD SHX Text_576
C

AutoCAD SHX Text_577
D

AutoCAD SHX Text_578
E

AutoCAD SHX Text_579
F

AutoCAD SHX Text_580
G

AutoCAD SHX Text_581
H

AutoCAD SHX Text_582
13'-0"

AutoCAD SHX Text_583
3'-0"

AutoCAD SHX Text_584
PROJ#

AutoCAD SHX Text_585
REVISION:

AutoCAD SHX Text_586
DATE:

AutoCAD SHX Text_587
COMPENSATION TO JSARC PLLC

AutoCAD SHX Text_588
INCLUDES BUT IS NOT LIMITED TO THE OVERALL FORM AS WELL AS THE ARRANGEMENT AND COMPOSITION OF SPACES.  UNDER SUCH PROTECTION, UNAUTHORIZED USE OF THESE PLANS, WORK, OR STRUCTURE REPRESENTED WILL RESULT IN THE CESSATION OF CONSTRUCTION AND/OR MONETARY 

AutoCAD SHX Text_589
C  COPYRIGHT 2021 JSARC PLLC - THE PURCHASER IS GRANTED A SINGLE USE LICENSE FOR CONSTRUCTION ONLY.  THESE PLANS ARE COPYRIGHTED AND ARE SUBJECT TO COPYRIGHT PROTECTION AS AN "ARCHITECTURAL WORK" UNDER THE COPYRIGHT ACT.  THE PROTECTION 

AutoCAD SHX Text_590
SECOND LEVEL

AutoCAD SHX Text_591
SITE PLAN WITH

AutoCAD SHX Text_592
C1.2

AutoCAD SHX Text_593
SITE PLAN WITH 2ND LEVEL

AutoCAD SHX Text_594
FEBRUARY 8, 2024

AutoCAD SHX Text_595
SUTER

AutoCAD SHX Text_596
RESIDENCE

AutoCAD SHX Text_597
243 WOODSIDE AVE. PARK CITY, UTAH 84060

AutoCAD SHX Text_598
2311


q
A
o
N
oo |
S>—
(2
<C
-
SITE NOTE: %
GRADING HAS BEEN PREVIOUSLY E
MODIFIED FROM ORIGINAL STATE
ffffffffffffff INCREASING SLOPE TO 30% OR
ABOVE AS SHOWN ON SLOPE =
ANALYSIS. i %
==
| =L [
Qo
\
-
4
: "o Og
ol &€
m IS
] | ’\’/S
N | 8uy, > TINg .9
1N Ly, ©
S SR SR S | N L] Yo
5,\7877 \Jl z q.
| GCo EXISTING | PROVIDE GRAVEL SUMP HERE. DRAIN ALL O o0
: | R& 0/?575 WOOD | DOWNSPOUTS AND SURFACE DRAINAGE TO (C = Il T
| 4/’V//VG RETAINING | 5 ibE SETBACK SUMP THIS SIDE OF HOUSE A<
| A A | — i @5
S SH ING CONCRETE [RETAINING WALLS. | / D :
| §6Q . EX_DECK NEED TO DISCUSS CHEAPER ALTERNATIV W/|BUILDER [ - — E F
| 238/V < l\i,é?/ Q‘TVV}VQ 0_\““‘%\@ Eg(\N %A\RS O‘Y'\X‘»\é\\ /\QN\?&Q EX. DECK /\Q»\N\;,@ ‘\\\”L@ EX. BTAIRS B _— O\ D O ~
| s O'?FOL D__redreamvuiie ol o T.“%)G"'] '00"E__ | 75.00' ok EILING HEICHT . Tt q Q\C% LO o) 2 D el O t
1T/ jNCE : uﬂ\NT‘\uﬁ Sy . < TR Y, o — ‘,'4' .‘if.,(.)i R .- S eoR ’.., 2 ope e =T oL — ﬂ? /gﬂjF EE I O
| I//VG 100" \ \ e, 1250 S r I I s sufeyrece (L /‘SPELEV.%'ZO'\%(L)E ELEV. 72140 g sthév'?i%ﬁm\ éuwa‘rs‘ub {'—{ELEV{%M}% 210 oA 8 8 CD CD ; O
| VI/O STy o T - - | mul . IW \ UZ_I 10" MINIMUM DISTANCE o — ¥
Op : i FURNITURE SR u e /7 = T B U—| REQUIRED BETWEEN >0 I I I (o]
| PROVIDE FRENCH DRAIN AND g i / i S A G <
: MIN. BV . | | 4oy EXE 3§ ’ 5 — . = MAINS <
: LANDSCAPE SWALES AT REAR AND o | il y g — - oF & Iy I « E
| SIDES OF PROPERTY AS SHOWN - — / | SR J}I S 5 <
PROVIDE POSITIVE DRAINAGE. . g &% ALL 303 2R MASTER |/ I/ ‘ /R f\ |= —m
| B - - BED 301 4 — st T e oo e | IeT PEWER CIEAN: T T Z
| SITE SECTION \ W L TE AT o * S50 | O /QUTLOGATED HERE ~ \. - | = SITE SECTION
I - oy o T ARERW — = NFERIORFID6E 1 — —— - A -
| N & INNEN : ' 4\‘306 HEIGHT 9-1 75@ (0 o DR\VEW@'DI&A\‘N,‘ R :‘:oo‘ e m
Vo N r Q& 23 ! T o Y B, T R g A oY DRIVE ENTRY S
| 33, Ol st , EDROOME 1 cio | "o ——Tlo| e o L ELEV. 7207-3'
s 200"“/ : D\3O7 | (B o JR. BAT ﬁ/%{ ' : | LO
S, 1 ROOM| : ' . ARURRTR
: i Oo : /. 505 | | 304 |il| © | 1302 ® g | ChER T2
E) \ é 7 24" SILL HEIGH ; — | iy © O "2 S e N 243 WOODSIDE AVENUE
: 8 Ky — . 24] SILL HEIGH 24 SILL HEIGHT v ' q‘ T = " W,:TE? o AREA - 1,875 SQ-FT.
.QQ R S %ER @ 3" SIYE SETBACK | 24" L REIGAT 6AS e =L ELECTRICA ]
< T.O\\“\/AL A \/.B‘OW‘ L n . ,57'2“\”5% P METER,__3'=0' ETER | &{ﬁ@' B # | —— ~
| v :ELH,’..? fi EIEV 7220%) ﬁ:_ﬂ ‘E P .4“0“;. .,.‘,.l\. T : 4‘&4—@”5,%. — — — WE , +2Q5 )20 I
| LY e S66°1200" W 75.00 4 /CORNER LOD 25.00 S — |
|  El Bl pl S edEsE | E | TS, = L
| R ] 1= F = 3¢ & i UrrR8 ¢ ;
ol SlE ol o ol ol ol S ol ol 5,9 >
| =l e s | o =l e e =l =l =l (T),p
| ©  © <+ o~ O o © < i\ ® ) = LL]
| NN N NN ~ ~ N N I
N N N N ~
™~ M~ ™~ SN M~ M~ M~ M~ CO/\//Sr//\/ <
2y IS N, G —I ‘ ]
L :% 7“’0004077 8&)7877/\/ D'?/l/gc'?sfg 0
@ 8/05,4 (O//VGG Wy, o
m b I I I
Il 8, I
| |2 & JER Rne — |—
| | %0 <090/ M0, [dp)
|
|
=
e N (3
22 N g e) SQUARE FOOTAGE CALCULATIONS
VR, A
% Al S =hm HOA BUILDER / REALTOR .
N, \ )
& | & 2 LOT SIZE AREA 1,675 SQ. FT. | ST LEVEL AREA 844 SQ. FT. e
5: © LOD AREA 2,225 5Q. FT. | ST LEVEL MINUS GARAGE 540 SQ. FT.
he PRIVATE AREA - 5Q. FT. 2ND LEVEL AREA 855 5Q. FT.
ol
TRANSITIONAL AREA - 5Q. FT. 3RD LEVEL AREA 796 5Q. FT. — O
»
\ MECHANICAL AREA - 5Q. FT. 4TH LEVEL AREA 476 SQ. FT. _ N @)
L
| LOWER FLOOR AREA 540 5Q. FT. TOTAL AREA 2,971 5Q. FT. L0 5
2ND LEVEL 855 SQ. FT SNPT
0
3RD LEVEL 855 SQ. FT. v
HOA AREA = AREA DEFINED BY HOA <O > D
4TH LEVEL 477 5Q. FT. Q % f
TOTAL LIVABLE AREA 2,727 5Q. FT. @ . S >‘__
(1 - —_
GARAGE INTERIOR AREA 303 SQ. FT. [T % 5 Q
m
BUILDING FOOTPRINT 844 SQ. FT. ™ o é
2ND LEVEL PATIO AREA | 14 5Q. FT. BUILDER / REALTOR AREA = AREA CALCULATED — <
TO EXTERIOR OF ALL WALLS INCLUDING GARAGE O o
3RD LEVEL PATIO AREA NOT USED + MECHANICAL —
4TH LEVEL PATIO AREA 269 5SQ. FT.
ENTRY PATIO AREA 33 5Q. FT.
L
o ] SITE PLAN WITH 3RD LEVEL
= | - —
Cl.3 \\/ SCALE: 1/8" = I'-0"
(©) COPYRIGHT 2021 JSARC PLLC — THE PURCHASER IS GRANTED A SINGLE USE LICENSE FOR CONSTRUCTION ONLY. THESE PLANS ARE COPYRIGHTED AND ARE SUBJECT TO COPYRIGHT PROTECTION AS AN "ARCHITECTURAL WORK® UNDER THE COPYRIGHT ACT. THE PROTECTION INCLUDES BUT IS NOT LIMITED TO THE OVERALL FORM AS WELL AS THE ARRANGEMENT AND COMPOSITION OF SPACES. UNDER SUCH PROTECTION, UNAUTHORIZED USE OF THESE PLANS, WORK, OR STRUCTURE REPRESENTED WILL RESULT IN THE CESSATION OF CONSTRUCTION AND/OR MONETARY COMPENSATION TO JSARC PLLC _

Page 113 of 302


AutoCAD SHX Text_599
SS

AutoCAD SHX Text_600
7228

AutoCAD SHX Text_601
7232

AutoCAD SHX Text_602
7234

AutoCAD SHX Text_603
7236

AutoCAD SHX Text_604
7226

AutoCAD SHX Text_605
7224

AutoCAD SHX Text_606
7222

AutoCAD SHX Text_607
7220

AutoCAD SHX Text_608
7218

AutoCAD SHX Text_609
7216

AutoCAD SHX Text_610
7214

AutoCAD SHX Text_611
7212

AutoCAD SHX Text_612
7210

AutoCAD SHX Text_613
7240

AutoCAD SHX Text_614
7208

AutoCAD SHX Text_615
KING BED FRAME 8'-0" X 7'-0"

AutoCAD SHX Text_616
10'-0"

AutoCAD SHX Text_617
10'-0"

AutoCAD SHX Text_618
3'-0"

AutoCAD SHX Text_619
3'-0"

AutoCAD SHX Text_620
10'-0"

AutoCAD SHX Text_621
7230

AutoCAD SHX Text_622
7238

AutoCAD SHX Text_623
3'-0"

AutoCAD SHX Text_624
6'-6 "14"

AutoCAD SHX Text_625
11'-5 "34"

AutoCAD SHX Text_626
005

AutoCAD SHX Text_627
I

AutoCAD SHX Text_628
005

AutoCAD SHX Text_629
005

AutoCAD SHX Text_630
007

AutoCAD SHX Text_631
007

AutoCAD SHX Text_632
008

AutoCAD SHX Text_633
005

AutoCAD SHX Text_634
J

AutoCAD SHX Text_635
K

AutoCAD SHX Text_636
L

AutoCAD SHX Text_637
M

AutoCAD SHX Text_638
N

AutoCAD SHX Text_639
O

AutoCAD SHX Text_640
P

AutoCAD SHX Text_641
Q

AutoCAD SHX Text_642
R

AutoCAD SHX Text_643
S

AutoCAD SHX Text_644
13'-0"

AutoCAD SHX Text_645
3'-0"

AutoCAD SHX Text_646
PROJ#

AutoCAD SHX Text_647
REVISION:

AutoCAD SHX Text_648
DATE:

AutoCAD SHX Text_649
COMPENSATION TO JSARC PLLC

AutoCAD SHX Text_650
INCLUDES BUT IS NOT LIMITED TO THE OVERALL FORM AS WELL AS THE ARRANGEMENT AND COMPOSITION OF SPACES.  UNDER SUCH PROTECTION, UNAUTHORIZED USE OF THESE PLANS, WORK, OR STRUCTURE REPRESENTED WILL RESULT IN THE CESSATION OF CONSTRUCTION AND/OR MONETARY 

AutoCAD SHX Text_651
C  COPYRIGHT 2021 JSARC PLLC - THE PURCHASER IS GRANTED A SINGLE USE LICENSE FOR CONSTRUCTION ONLY.  THESE PLANS ARE COPYRIGHTED AND ARE SUBJECT TO COPYRIGHT PROTECTION AS AN "ARCHITECTURAL WORK" UNDER THE COPYRIGHT ACT.  THE PROTECTION 

AutoCAD SHX Text_652
THIRD LEVEL

AutoCAD SHX Text_653
SITE PLAN WITH

AutoCAD SHX Text_654
C1.3

AutoCAD SHX Text_655
SITE PLAN WITH 3RD LEVEL

AutoCAD SHX Text_656
FEBRUARY 8, 2024

AutoCAD SHX Text_657
SUTER

AutoCAD SHX Text_658
RESIDENCE

AutoCAD SHX Text_659
243 WOODSIDE AVE. PARK CITY, UTAH 84060

AutoCAD SHX Text_660
2311


q
N
o
N
oo |
>—
(2
<C
-
(0
m
LLl
L
=
.. | ©O
il o
==
| =L [
(=
\
h
I 245“/ SITE NOTE:
| | 0 Osyp, GRADING HAS BEEN PREVIOUSLY
| g | €4 '/5/‘/(/5 MODIFIED FROM ORIGINAL STATE
8 &, INCREASING SLOPE TO 30% OR
S
1 Suggh ABOVE AS SHOWN ON SLOPE Ui 3
- S | G
Sus,, o ANALYSIS, LLI > Q
| GCo EXISTING | PROVIDE GRAVEL SUMP HERE. DRAIN ALL O o0
| RE 7 oRE s WOOD | DOWNSPOUTS AND SURFACE DRAINAGE TO m W T
| Vg RETAINING | s ooE Seroack SUMP THIS SIDE OF HOUSE 0 I<_(
WALL I — | | |
| / 44( » SHOWING CONCRETE RETRINING WALLS. | / LIJ 92, -
| . s . v DECK NEED TO DISCUSS GHEAPER ALTERNATIVES W/|BUILDER [ - . E I— 8
23 ) N NS o EX. BTAIRS o) - b NS -
| S T\WOOD FEQEE < A./ O _\N\E/\x W : Q\tgg EX. DECK {0 ‘\t«g EX. BTA|RS L — D
| & /Vof?PoL D k\ U S K 66°1200"E__ = 7500 i A = lﬁ% L0 ? = D - O
| Yo s il . e Sy e e O i G 2 0 CDI ] = O
| GV[/ : 100 RO , =" 2 SLE SCTDACK 4 : — T {'W( f M \ S 1| o Wimimum pisTancE . (L) e VA
| “W WALL 403 le / P I e s < N - |/§EQ%§EA?\IDBE/$2/TEEERN - U <t C
| PROVIDE FRENCH DRAIN AND\ %t‘ o . | [red v | | %‘» | — | / N S m m Q <
| LANDSCAPE SWALES AT REAR AND . = . ' b el ® Iy
SIDES OF PROPERTY AS SHOWN i :E oW ook I , A o A S =< o
| PROVIDE POSITIVE DRAINAGE. 5 | 2 o4 | R\ |- — M
S = 8 103005 & — o ST GEWER CLEANT © - 7% = <} 4
| & l e 2 ELEY. 7232-9.5 e st B*Q{%’Q*'ﬂ" Nz, CLEANT 7% s L a T o Z
| SITE SECTION il Il ool B || R [y = + Sy S| O Ao otarp e T = SITE SECTION
e B S & T\\ * S S s e e : o S S — s <X ] =
' reaos] ! ol < L T o L
| N os, t | . IMASTE o« /. A ‘ S DRIVE ENTRY 2
| g SOpn /8 Ui @) MASTER : BEDROOM / 5 / A B ELEV. 7207-3"
| @ 25000 A IV BATH 40 s 4 4' Tl LOT 2
1 B HA‘X zg“ S Custom \ : & 212" = ol S , S
: N \ ng;gw o [ ; 0] \ ) / IEOETIT N T B 243 WOODSIDE AVENUE
@ ) T = - - - - = e = - " WAT =
| g . 7. = - = @ Love 3 SIff SEIBACK | t gk e ] | - |— e e ELEE:R\CAL ARE'A\/1’§15 SQ.FT.
4 % TOWAL N VB. WAL . /570. . METE, = ETER ) “ . —
| L s ) o S NN P iR A | (- Ak — F205 |~ | |
| / EYSECNE o S 66°1200" W 75.00 i 25.00' S 5 —
| =k o R N o \ 5 ' g T80 —_—
| %o ¥ ® ] k| Ry L]
| b e T LT LF L 4TS ) =
' NN AN NN o N N o o <C
~ o~ Ss S M~ M~ M ™~ o ’\7877 I
— 5 OpsT 7 Uy g Sy, ml
I P, N6 e . >
N Ve 3 S Con, —
| |2 NI = O
| :be %90 Moy o L
|
=
e N [=
> @
L »
'?FOL g s @ SQUARE FOOTAGE CALCULATIONS
41, N g o
My | R T HOA BUILDER / REALTOR
Sz
| = ® LOT SIZE AREA 1,875 5Q. FT. | ST LEVEL AREA 844 5Q. FT. _
- LOD AREA 2,225 5Q. FT. | ST LEVEL MINUS GARAGE 540 5Q. FT.
PRIVATE AREA - 5Q. FT. 2ND LEVEL AREA 855 5Q. FT. ‘ ) (_\l_ 0
| TRANSITIONAL AREA - 5Q. FT. 3RD LEVEL AREA 796 SQ. FT. Al 8
| MECHANICAL AREA - 5Q. FT. 4TH LEVEL AREA 476 5Q. FT. R
— 0
LOWER FLOOR AREA 540 5Q. FT. TOTAL AREA 2,971 5Q. FT. Z g} ) -
@) @
2ND LEVEL 855 5Q. FT v 0 <
3RD LEVEL 855 5Q. FT. N O >
HOA AREA = AREA DEFINED BY HOA D0 -
4TH LEVEL 477 SQ. FT. @ g Mn >
R
TOTAL LIVABLE AREA 2,727 5Q. FT. ReR=RE
GARAGE INTERIOR AREA 303 5Q. FT. o=,
N
BUILDING FOOTPRINT 844 5Q. FT. — <
2ND LEVEL PATIO AREA | 14 5Q. FT. BUILDER / REALTOR AREA = AREA CALCULATED ’ O 0
TO EXTERIOR OF ALL WALLS INCLUDING GARAGE -
3RD LEVEL PATIO AREA NOT USED + MECHANICAL
4TH LEVEL PATIO AREA 269 5Q. FT.
ENTRY PATIO AREA 33 5Q. FT.
=
o SITE PLAN WITH 4TH LEVEL
Cl.4 \\/ SCALE: 1/8" = I'-0"
(©) COPYRIGHT 2021 JSARC PLLC — THE PURCHASER IS GRANTED A SINGLE USE LICENSE FOR CONSTRUCTION ONLY. THESE PLANS ARE COPYRIGHTED AND ARE SUBJECT TO COPYRIGHT PROTECTION AS AN "ARCHITECTURAL WORK® UNDER THE COPYRIGHT ACT. THE PROTECTION INCLUDES BUT IS NOT LIMITED TO THE OVERALL FORM AS WELL AS THE ARRANGEMENT AND COMPOSITION OF SPACES. UNDER SUCH PROTECTION, UNAUTHORIZED USE OF THESE PLANS, WORK, OR STRUCTURE REPRESENTED WILL RESULT IN THE CESSATION OF CONSTRUCTION AND/OR MONETARY COMPENSATION TO JSARC PLLC _

Page 114 of 302


AutoCAD SHX Text_661
SS

AutoCAD SHX Text_662
7228

AutoCAD SHX Text_663
7232

AutoCAD SHX Text_664
7234

AutoCAD SHX Text_665
7236

AutoCAD SHX Text_666
7226

AutoCAD SHX Text_667
7224

AutoCAD SHX Text_668
7222

AutoCAD SHX Text_669
7220

AutoCAD SHX Text_670
7218

AutoCAD SHX Text_671
7216

AutoCAD SHX Text_672
7214

AutoCAD SHX Text_673
7212

AutoCAD SHX Text_674
7210

AutoCAD SHX Text_675
7240

AutoCAD SHX Text_676
7208

AutoCAD SHX Text_677
KING BED FRAME 8'-0" X 7'-0"

AutoCAD SHX Text_678
10'-0"

AutoCAD SHX Text_679
10'-0"

AutoCAD SHX Text_680
3'-0"

AutoCAD SHX Text_681
3'-0"

AutoCAD SHX Text_682
10'-0"

AutoCAD SHX Text_683
7230

AutoCAD SHX Text_684
7238

AutoCAD SHX Text_685
3'-0"

AutoCAD SHX Text_686
6'-6 "14"

AutoCAD SHX Text_687
11'-5 "34"

AutoCAD SHX Text_688
005

AutoCAD SHX Text_689
T

AutoCAD SHX Text_690
005

AutoCAD SHX Text_691
005

AutoCAD SHX Text_692
010

AutoCAD SHX Text_693
U

AutoCAD SHX Text_694
V

AutoCAD SHX Text_695
W

AutoCAD SHX Text_696
X

AutoCAD SHX Text_697
Y

AutoCAD SHX Text_698
Z

AutoCAD SHX Text_699
a

AutoCAD SHX Text_700
009

AutoCAD SHX Text_701
W

AutoCAD SHX Text_702
13'-0"

AutoCAD SHX Text_703
3'-0"

AutoCAD SHX Text_704
PROJ#

AutoCAD SHX Text_705
REVISION:

AutoCAD SHX Text_706
DATE:

AutoCAD SHX Text_707
COMPENSATION TO JSARC PLLC

AutoCAD SHX Text_708
INCLUDES BUT IS NOT LIMITED TO THE OVERALL FORM AS WELL AS THE ARRANGEMENT AND COMPOSITION OF SPACES.  UNDER SUCH PROTECTION, UNAUTHORIZED USE OF THESE PLANS, WORK, OR STRUCTURE REPRESENTED WILL RESULT IN THE CESSATION OF CONSTRUCTION AND/OR MONETARY 

AutoCAD SHX Text_709
C  COPYRIGHT 2021 JSARC PLLC - THE PURCHASER IS GRANTED A SINGLE USE LICENSE FOR CONSTRUCTION ONLY.  THESE PLANS ARE COPYRIGHTED AND ARE SUBJECT TO COPYRIGHT PROTECTION AS AN "ARCHITECTURAL WORK" UNDER THE COPYRIGHT ACT.  THE PROTECTION 

AutoCAD SHX Text_710
FOURTH LEVEL

AutoCAD SHX Text_711
SITE PLAN WITH

AutoCAD SHX Text_712
C1.4

AutoCAD SHX Text_713
SITE PLAN WITH 4TH LEVEL

AutoCAD SHX Text_714
FEBRUARY 8, 2024

AutoCAD SHX Text_715
SUTER

AutoCAD SHX Text_716
RESIDENCE

AutoCAD SHX Text_717
243 WOODSIDE AVE. PARK CITY, UTAH 84060

AutoCAD SHX Text_718
2311


q
N
o
N
oo |
>—
(2
<C
-
(0
m
LLl
L
=
SITE NOTE: .| O
LLl
GRADING HAS BEEN PREVIOUSLY I<_E %
| MODIFIED FROM ORIGINAL STATE 'a) %
| INCREASING SLOPE TO 30% OR
- ABOVE AS SHOWN ON SLOPE
| 245“/ ANALYSIS.,
O
Og
| | D,
2 | v
| 9, Nug
m
| &y,
ﬁ | /LD/ G . (o
L S | Ng LLI
5 ~ > O
Alsy, | > g
o tﬁl PROVIDE GRAVEL SUMP HERE. DRAIN ALL O
! 25 gl DOWNSPOUTS AND SURFACE DRAINAGE TO m Z E I
| £ QI e SUMP THIS SIDE OF HOUSE O I<_l:
| ol T / LIJ I I I
| 2 > /& : i N‘ENEGD%O [%:LE EEE?‘ENA‘PER AAL%\L?R.NA'H\/ W/|BUILDER o /\‘ \E F 8 Dh
| 39 . 7 e e E :X§§TA‘RS ‘,:}/\“ -@\t\% EX. DECK «9*&»@‘ ' | — D
| A /VOQPOL \ » \ O ELE)6°1 '00" E ;?Pffi O 75.00' qu = 312% _ <P { 8\ 2 D — O
TS > 1 ] XIS & PSR <. I ST * . e ¢ B e e s 1\ I —
: e, i [ == S it S S o Ny =0
| — I - I _\_7: Fisa E‘ = i i |/:<(EQU|":£ADUQAEEVK?EE%NCE | > 6 I I I O Y
| PROVIDE FRENCH DRAIN AND~_| ) / _\ . % I ‘ Mz / 5/ SEWeR A waTeR - 2n m g C
| LANDSCAPE SWALES AT REAR AND —— / DOWN - w EES E
SIDES OF PROPERTY AS SHOWN / - N ; 3 - = - <
2:12 R 7 : —
: PROVIDE POSITIVE DRAINAGE. e : ‘}7_' Ay 2 2 \%b . 1= —m
12 ‘ : = ( , e ool T SJEWER CIEANT T I T
L SIESECTION Rl = e e = SELNNR 2 IR < SITE SECTION
— = T oy DOMIE==r =00 ot > LD s 2 i 5 ST O =
: Nag N H hl A : / SR sl ESl R b T ey DRIVE ENTRY " :
Py} ° Ol|["4 » e M= / N \g] T o : R I 0
2. S e, § SN AN (- T §
K 0, ,L ¢ _ SR : : | 5}? SR t S QEL FLEV. 7207-3
|9 2500 —— SE—=—F—+ I 1 o LOT 2
" o o ! l Tl T T ﬁ . « ~";:'.~.‘,..;',:..~.j
R \ s PHALITY | ] i | .’ — \ | > = . J w ot DEEAE 243 WOODSIDE AVENUE
: 8 ] i o — ‘ ‘ S SETBACK : | = f — ﬁJl EM J— ‘L O ‘H“E/iﬁtjﬁ\cm AREA = 1,875 SQ.FT.
Q =t - = \u"\kL H TOTAT { i WA ! MG& et WA * " - ]
| T3 By S 66°1200" W 75.00 % o 5500 A R
| R o NN TN A o \ ° ° 2 & ] 5 e —~y
= S & LIS S S S T o —= = s g G U,q
| f/ﬁ / = </“ = & = g/ﬁ é/ﬁ (/ﬁ %f/“ </“ /‘* ur 7858 8 ;
| ol 95 | O | B o | 95 S ol = 3z '?(7‘)/
| S N g = LL
| NN NN S ~ N N N < O
M~ AN M~ M~ M M~ Xis
F Thoglor, ey Oy Rz 0 o
- 15 Opg,” 7 UtV SN
| G
r"” n ® & LL]
| N Ug Sg, ey I_
| E a0 Mo dp)
| “
|
=
R 8 R
S |2
»
B &
SN0, 2 8% SQUARE FOOTAGE CALCULATIONS C1 5
Or o s B
A R = HOA BUILDER / REALTOR u
N, & | s X
\ (_"'\ % LOT SIZE AREA 1,875 5Q. FT. | ST LEVEL AREA 844 5Q. FT. _
< - LOD AREA 2,225 5Q. FT. | ST LEVEL MINUS GARAGE 540 SQ. FT.
PRIVATE AREA -5Q. FT. 2ND LEVEL AREA 855 SQ. FT. Ql
TRANSITIONAL AREA - 5Q. FT. 3RD LEVEL AREA 796 SQ. FT. C_\J. g
| MECHANICAL AREA - 5Q. FT. 4TH LEVEL AREA 476 SQ. FT. — o Wl g
! w0 —
LOWER FLOOR AREA 540 5Q. FT. TOTAL AREA 2,971 5Q. FT. m = M 5 Q)
- Q\
2ND LEVEL 855 SQ. FT %.2 n O g
3RD LEVEL 855 5Q. FT. <mn Pk
HOA AREA = AREA DEFINED BY HOA N R
4TH LEVEL 477 5Q. FT. RE'S 0 >_n
TOTAL LIVABLE AREA 2,727 SQ. FT. u@? o
LOFQO
GARAGE INTERIOR AREA 303 SQ. FT. oD U
W
BUILDING FOOTPRINT 844 S5Q. FT. ANl
2ND LEVEL PATIO AREA | 14 5Q. FT. BUILDER / REALTOR AREA = AREA CALCULATED &; E
TO EXTERIOR OF ALL WALLS INCLUDING GARAGE _
3RD LEVEL PATIO AREA NOT USED + MECHANICAL
4TH LEVEL PATIO AREA 269 5SQ. FT.
ENTRY PATIO AREA 33 5Q. FT.
L
& -
S
Cl.5 \\/ SCALE: 1/8" = I'-0"
(©) COPYRIGHT 2021 JSARC PLLC — THE PURCHASER IS GRANTED A SINGLE USE LICENSE FOR CONSTRUCTION ONLY. THESE PLANS ARE COPYRIGHTED AND ARE SUBJECT TO COPYRIGHT PROTECTION AS AN "ARCHITECTURAL WORK® UNDER THE COPYRIGHT ACT. THE PROTECTION INCLUDES BUT IS NOT LIMITED TO THE OVERALL FORM AS WELL AS THE ARRANGEMENT AND COMPOSITION OF SPACES. UNDER SUCH PROTECTION, UNAUTHORIZED USE OF THESE PLANS, WORK, OR STRUCTURE REPRESENTED WILL RESULT IN THE CESSATION OF CONSTRUCTION AND/OR MONETARY COMPENSATION TO JSARC PLLC _

Page 115 of 302


AutoCAD SHX Text_719
SS

AutoCAD SHX Text_720
7228

AutoCAD SHX Text_721
7232

AutoCAD SHX Text_722
7234

AutoCAD SHX Text_723
7236

AutoCAD SHX Text_724
7226

AutoCAD SHX Text_725
7224

AutoCAD SHX Text_726
7222

AutoCAD SHX Text_727
7220

AutoCAD SHX Text_728
7218

AutoCAD SHX Text_729
7216

AutoCAD SHX Text_730
7214

AutoCAD SHX Text_731
7212

AutoCAD SHX Text_732
7210

AutoCAD SHX Text_733
7240

AutoCAD SHX Text_734
7208

AutoCAD SHX Text_735
10'-0"

AutoCAD SHX Text_736
10'-0"

AutoCAD SHX Text_737
3'-0"

AutoCAD SHX Text_738
3'-0"

AutoCAD SHX Text_739
10'-0"

AutoCAD SHX Text_740
7230

AutoCAD SHX Text_741
7238

AutoCAD SHX Text_742
3'-0"

AutoCAD SHX Text_743
6'-6 "14"

AutoCAD SHX Text_744
11'-5 "34"

AutoCAD SHX Text_745
13'-0"

AutoCAD SHX Text_746
3'-0"

AutoCAD SHX Text_747
PROJ#

AutoCAD SHX Text_748
REVISION:

AutoCAD SHX Text_749
DATE:

AutoCAD SHX Text_750
COMPENSATION TO JSARC PLLC

AutoCAD SHX Text_751
INCLUDES BUT IS NOT LIMITED TO THE OVERALL FORM AS WELL AS THE ARRANGEMENT AND COMPOSITION OF SPACES.  UNDER SUCH PROTECTION, UNAUTHORIZED USE OF THESE PLANS, WORK, OR STRUCTURE REPRESENTED WILL RESULT IN THE CESSATION OF CONSTRUCTION AND/OR MONETARY 

AutoCAD SHX Text_752
C  COPYRIGHT 2021 JSARC PLLC - THE PURCHASER IS GRANTED A SINGLE USE LICENSE FOR CONSTRUCTION ONLY.  THESE PLANS ARE COPYRIGHTED AND ARE SUBJECT TO COPYRIGHT PROTECTION AS AN "ARCHITECTURAL WORK" UNDER THE COPYRIGHT ACT.  THE PROTECTION 

AutoCAD SHX Text_753
ROOF

AutoCAD SHX Text_754
SITE PLAN WITH

AutoCAD SHX Text_755
C1.5

AutoCAD SHX Text_756
SITE PLAN WITH ROOF

AutoCAD SHX Text_757
FEBRUARY 8, 2024

AutoCAD SHX Text_758
SUTER

AutoCAD SHX Text_759
RESIDENCE

AutoCAD SHX Text_760
243 WOODSIDE AVE. PARK CITY, UTAH 84060

AutoCAD SHX Text_761
2311


PROJ#
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EXISTING TREES GENERAL LANDSCAPING NOTES PARK CITY URBAN WILDLANDS
INTERFACE CODE WORKSHEET
g)ggglléGFGAMBREL OAK = RRIGATION: |
T ~ PROVIDE BACKFLOW PREVENTER PER CODE EXCEFTIONS:
ALL TREES AND SHRUBS SHALL HAVE DRIP IRRIGATION
LABELED 5 THROUGH 9. ARE NOT REQUIRED TO MEET ITEMS 5 S
DISTURBED AREAS: THROUGH & OF INTERMEDIATE IGNITION ZONE CHECKLIST. oS
ALL DISTURBED AREAS SHALL BE RE-SOWN WITH NATURAL
SUGGESTED CONIFEROUS TREES: NOTE NOT TO BE SEED MIXTURE AS PER INDEX AND GUIDELINES. SEED AND ~ NOT WITHSTANDING ANY EXCEPTION, ALL LANDSCAPING IN THE 2=
PLANTED THIS PROJECT IRRIGATE PER BEST PRACTICES. INTERMEDIATE IGNITION ZONE MUST BE SUCH THAT A GROUND <
FIRE 15 NOT LIKELY TO SPREAD INTO THE TREE CANOPY. o
MAINTENANCE / ACCEPTANCE OF EXISTING PLANS: m
- INTENT IS TO MODIFY THE FUEL LOAD IN AREAS ADJACENT i
CONIFEROUS TREE. TO STRUCTURES TO REDUCE THE THREAT OF WILDFIRES. ITEMS MARKED BELOW ARE PART OF THIS
= MINIMUM HEIGHT AT PLANTING SHALL BE 8-0" TALL SUBMISSIONS DESIGN:
FUEL MODIFICATION:
WHITE FUR, SUBALPINE FIR, COLORADO SPRUCE FUEL MODIFICATION DISTANCES SHALL NOT BE LESS THAN HOME HARDENING: =
ENGLEMANN SPRUCE, LIMBER PINE 30 FEET OR TO THE LOT LINE WHICHEVER 15 LESS. THESE ®)
MEASUREMENTS SHALL BE MEASURED FROM THE YES |. ROOFS SHALL BE KEPT FREE OF PINE NEEDLES, LEAF LITTER, | @
QO ROCK RETAINING WAL HORIZONTAL PLANE FROM THE PERIMETER OR PROJECTION AND ALL OTHER DEBRIS. '<_,: E
OF THE STRUCTURE. THE ALLOWED DISTANCE MAY BE ‘=
B LICHEN ROCK BOULOER INCREASED BY THE FIRE CODE OFFICIAL BECAUSE OF THE YES 2. RAIN GUTTERS SHALL BE KEPT CLEAR AND CLEAN OF ALL
/\ SITE-SPECIFIC ANALYSIS BASED UPON LOCAL CONDITIONS. DEBRIS.
SEEDED AREAS / \ RESPONSIBLE PARTY: YES 3. AREAS UNDER DECKS OR ROOF OVERHANGS SHALL NOT BE
PERSONS OWNING, LEASING, CONTROLLING, OPERATING USED FOR STORAGE OF ANY COMBUSTIBLE.
HARD FESCUE L OR MAINTAINING BUILDINGS OR STRUCTURES REQUIRING
SHEEP FESCUE VEGETATION MANAGEMENT ARE RESPONSIBLE FOR YES 4. AREAS UNDER DECKS SHALL BE KEPT CLEAN OF ALL DEAD OR
CHEWING FESCUE A\ MAINTAINING, MODIFYING OR REMOVING NON-FIRE " DRY VEGETATION, AND DEBRIS
ESSEYFXXTN PENSTEMON RESISTIVE VEGETATION ON THE PROPERTY. - | | 9
5. VENTS SHALL BE COVERED BY METAL SCREENS WITH NO LLi
TARROW MAINTENANCE: LARGER THAN 1/8 INCH MESH. L = S
SEED AT RATE OF 40LBS./ACRE NON-FIRE RESISTIVE VEGETATION OR GROWTH SHALL BE < > << ©
KEPT CLEAR OF BUILDINGS OR STRUCTURES, MAY INCLUDE YES 6. EAVES SHALL BE BOXED AND/OR MADE FROM m W T
77777777777777 SEEDED AREAS INCLUDE ALL DISTURBED AREAS CLUMPING, CLUSTERING, PRUNING, AND THINNING. NON-COMBUSTIBLE MATERIALS. Z N <
NOT COVERED BY HARDSCAPE OR OTHER PLANTINGS - TREE CROWNS EXTENDING TO WITHIN |10 FEET OF ANY |_|J 5 E
STRUCTURE SHALL BE PRUNED TO MAINTAIN A MINIMUM NA 7. FENCE COMPONENTS WITHIN THE IMMEDIATE IGNITION ZONE |_ LU e
DASHED LINE HERE DUE TO SIZE OF HORIZONTAL CLEARANCE OF |0 FEET. TREE CROWNS MUST BE MADE OF NON-COMBUSTIBLE MATERIALS AND/OR Q O >
INDICATES DISTURBED PROPERTY NO TREES WITHIN THE IGNITION ZONE SHALL BE PRUNED TO REMOVE THE STRUCTURE MUST BE NON-COMBUSTIBLE AT THE D — O E
LOT AREA TO BE ARE PROPOSED LIMBS LOCATED LESS THAN 6 FEET ABOVE THE GROUND CONNECTION POINT. CD CD = O
RE-SEEDED PER SUGGESTED SHRUBS SUGGESTED PERENNIALS SURFACE ADJACENT TO THE TREES.
RESEED KEY THIS - CHIMNEY CLEARANCE PORTIONS OF TREE CROWNS THAT YES &. WINDOWS SHALL BE MADE OF DOUBLE OR TRIPLE PANE OR IJJ Q %
SHEET. PROVIDE SHRUBS SHALL BE A PERENNIALS SHALL BE A EXTEND TO WITHIN 10 FEET OF THE OUTLET OF A CHIMNEY T TEMPERED GLASS. m N <
STABILIZATION MAT ON MINIMUM OF 3-5 MINIMUM OF | GALLON SHALL BE PRUNED TO MAINTAIN A MINIMUM HORIZONTAL o
ALL SLOPES 45, GALLON WHEN PLANTED CONTAINER WHEN PLANTED CLEARANCE OF 10 FEET. YES 9. ROOFS SHALL BE COVERED WITH A CLASS A ROOF COVERING
© Osyp, - DEAD WOOD AND LITTER SHALL BE REGULARLY REMOVED
Y € FROM TREES.
z 41/5% ADAM'S NEEDLE BEARDED RIS YES I0. ngoO%?BlsTt-élgGLE OR WOOD SHAKE ROOFING MATERIALS ARE
© e € ALPINE CURRENT GERMAN IRIS :
I, o sy, ANTELOPE BITTERBRUSH BERGENIA
N U/LD/N/VG FALSE SPIREA SAXIFRAGE
S N G BEAUTY BUSH BLACK EYED SUSAN
BLUE MIST SPIREA BLOODY CRANESBILL
gﬁg:\;g DS@EE\/C\ BOULDER THIMBLEBERRY BLUE FLAX YES I. ALL DEAD AND DYING VEGETATION MUST BE REMOVED FROM Z
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ALL WINDOW WELLS TO PROVIDE A MIN. OF 9 SQ. FT. NET CLEAR

OPENING w/ MIN. DIMENSION OF 36" AND A LADDER INSTALLED
IF WINDOW WELL IS GREATER THAN 44 INCHES DEEP

CONCRETE FLOOR SLABS, EXCEPT THOSE IN UNHEATED
ACCESSORY STRUCTURES, SHALL HAVE A VAPOR RETARDER
CONSISTING OF A 6 MIL (.006 INCH) POLYETHYLENE OR
APPROVED VAPOR RETARDER WITH JOINTS LAPPED NOT LESS
THAN 6 INCHES PLACED BETWEEN THE CONCRETE FLOOR SLAB
AND THE BASE COURSE OF THE PREPARED SUB GRADE WHERE
NO BASE COURSE EXISTS. R506.2.3

BEDROOM WINDOWS TO RECEIVE EGRESS HARDWARE.

GARAGE ATTIC ACCESS DOORS SHALL BE 20 MINUTE LABELED OR
EQUIVALENT CONSTRUCTION.

FLASH AND COUNTER FLASH DOORS AND WINDOWS.

ALL HINGED SHOWER DOORS SHALL SWING OUTWARD.

MINIMUM WINDOW AREA SHALL EQUAL NOT LESS THAN 8% OF
THE FLOOR AREA OF HT. OF ROOM UNLESS MECHANICAL
VENTILATION AND ARTIFICIAL LIGHT IS PROVIDED CAPABLE OF
PRODUCING AN AVERAGE ILLUMINATION OF 6 FOOT-CANDLES
OVER THE REQUIRED FLOOR AREA AT A HEIGHT OF 30 INCHES.
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ALL HINGED SHOWER DOORS SHALL SWING OUTWARD.

MINIMUM WINDOW AREA SHALL EQUAL NOT LESS THAN 8% OF
THE FLOOR AREA OF HT. OF ROOM UNLESS MECHANICAL
VENTILATION AND ARTIFICIAL LIGHT IS PROVIDED CAPABLE OF
PRODUCING AN AVERAGE ILLUMINATION OF 6 FOOT-CANDLES
OVER THE REQUIRED FLOOR AREA AT A HEIGHT OF 30 INCHES.

PROVIDE ADEQUATE FLASHING.

STONE SLAB HEARTH.

(1) LAYER 5/8" TYPE X’ GYP. BOARD AT ALL WALLS
SEPERATING GARAGE AND HOUSE.

R.S. TIMBER FRAMING. RE: FRMG PLANS.

STANDING SEAM COPPER ROOF SYSTEM AT ALL COLD ROOF
CONDITIONS.

VENT CRAWL SPACE AS PER I.R.C. R408. 1:1,500 w/ 4MIL
VISQUEEN AND AT LEASE ONE VENT ON EACH SIDE OF CRAWL
FOR CROSS VENTILATION.

SLOPE GRADE AWAY FROM BUILDING @ 5% FOR THE FIRST 10'-0"

CUSTOM COPPER CHIMNEY CAP.

5/8" TYPE X" GYP. BD. ON ALL SURFACES. INSTALL TAPE AND
MUD AS REQ. TO ASSURE MIN. 1 HR. RATED FIRE ASSEMBLY.

EXTEND 4 MIL POLY UNDER FOOTING.

CONT. R—30 BATT INSUL. IN ALL FLOOR SPACES OVER UNHEATED
AREAS.
PROVIDE (2) LAYERS OF TYPE "X’ GYP. BD AT CEILING OF

GARAGE WHERE FLOOR FRAMING EXISTS ABOVE CONSISTING OF
TJI TYPE CONSTRUCTION.

8" CONC. FOUNDATION WALL. RE: FOUNDATION WALL SCHEDULE
FOR REINFORCING REQ.

2x4 FURRING W/ R-13 BATT INSUL.

6°x6” R.S. CUSTOM WD. BRACKETS AS SHOWN. SEE SECTION

1/2" TEMPERED GLASS ASSEMBLY AT SHOWER.

R.S. TIMBER MANTEL.

CUSTOM R.S. TRUSS AS SHOWN. RE: DETAIL.

STONE CHIMNEY CAP AND FLASHING AS REQ. TO ASSURE
ADEQUATE MOISTURE PROTECTION.

ASSURE NO PLUMBING IN EXTERIOR WALL CONDITION

PROVIDE SEALED F.P. UNIT IN BEDROOMS. CONTRACTOR TO
PROVIDE ICC NUMBER TO BUILDING OFFICIAL PRIOR TO
INSTALLATION.

2x6 FRAMING AT 16" 0.C. MIN. W/ CONT. R—19 BATT INSUL W/
CONT. 4 MIL. POLY. PROVIDE CONT. 7/16" APA RATED WAFER
BD. W/ MIN. NAILING TO BE 10d AT 6" 0.C. AT ALL PANEL

EDGES AND AT 12" AT ALL FIELD CONDITIONS. RE: SHEAR WALL
DESIGNATIONS AND SHEAR WALL SCHEDULE FOR ACTUAL NAILING
REQ.

2x CEDAR TRIM. FINISH AS PER OWNER

VERIFY FRAMED OPENINGS AT ALL DOORS AND WINDOWS WITH
WINDOW/DOOR MANUFACTURER.
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STAIRWAY, MAX. RISE 8", MIN. TREAD 10". SEE DETAIL SHEET.

ASSURE 6'-8" MIN. CLEAR HEADROOM AT STAIRWAY. DIMENSION
TO BE MEASURED FROM LINE OF STAIR TREAD NOSING TO
NEAREST OVERHEAD FINISHED SURFACE.

PROVIDE CONT. STAIR RAIL SYSTEM TO INCLUDE 1 1/2"
HANDRAIL AT 36" ABOVE NOSE OF STAIR TREADS. RETURN RAIL
TO WALL AT ALL TERMINATING CONDITIONS. ASSURE STAIR
RAILING SYSTEM IS SUCH THAT A 4" DIA. SPHERE CANNOT PASS
THROUGH AT ANY POINT. SEE DETAIL SHEET.

UNLESS NOTED OTHERWISESTAIRWAY CONSTRUCTION TO BE MIN.

(3) 2x12 STRINGERS W/ 3/4" STAIR TREAD. SEE DETAIL AND
STRUCTURAL SHEETS.

ASPHAERCROOSYSTEMOVER 364 FEL-ORBEHER

NON CORROSIVE CONT. METAL DRIP EDGE W/ CONT.METAL EAVE
FLASHING. ALL METAL TO MATCH METAL ROOFING AND AS PER
OWNER.

2xBUHETFUPROUGH—SAWNCEBAR FASCHAAS PER RERECTED
CEHINGPEAN-AND-DETAILSW/CONT—T&G—CEBAR-SOFFT-

CONT. 4" SOFFIT / EAVE VENT.

ALL EXTERIOR GLU-LAMS TO BE ADEQUATELY PROTECTED FROM
MOISTURE.

5/8" A.P.A. RATED WAFER BD. ROOF SHTG W/ 10d NAILING AT

6" 0.C. AT ALL PANEL EDGES AND AT 12" AT ALL FIELD
CONDITIONS U.N.O.. COORDINATE WITH STRUCTURAL.

TJl FRAMING AS SHOWN. RE: FRAMING PLANS. INSTALL JOISTS,
HANGERS, STIFFENERS AND BLOCKING AS PER MANUF. SPECS.

ROOF INSULATION SHALL BE CONT. R—49 BATT INSUL W/ CONT.
MIN. 1" AIR SPACE ABOVE BATTS MIN.

5/8" GYP. BD. AS PER I.R.C. W/ A 1 PERM VAPOR BARRIER IS
INSTALLED ON THE WARM SIDE OF WALL

PROVIDE CONT. 1 1/2" DIA. HOLES AT EA. BLOCKING TO ASSURE
FREE TRANSLATION OF AIR FROM SOFFIT/EAVE VENT THROUGH
BLOCKING AND TO 1" AIR SPACE ABOVE BATT INSUL.

R.S. TIMBER TRUSS AS PER DETAIL.

2x12 @ 12" 0.C. OVERBUILD.

ASSURE RAILING DESIGN IS SUCH THAT A 4" DIA. SPHERE
CANNOT PASS THROUGH ANY OPENINGS AT STAIRS INCLUDING
RAILINGS AND OPEN TREADS..

PROVIDE CONT. BLOCKING AT ALL BRG. CONDITIONS.

GLAZING USED IN DOORS AND PANELS OF SHOWERS AND
BATHTUB ENCLOSURES AND WALLS ENCLOSING THESE
COMPARTMENTS SHALL COMPLY WITH CPSC 16 CFR, PART 1201
CRITERIA FOR CATEGORY | OR CATEGORY Il AS INDICATED IN IRC
TABLE R308.3.

FRAMELESS GLASS DOORS, GLASS IN DOORS, GLASS WITHIN 24"
ARCH OF DOORS, GLAZING LESS THAN 60" ABOVE A WALKING
SURFACE THAT IS WITHIN SFT OF STAIRS, OR GLAZING WITHIN 5
FT OF SPAS OR POOLS, CERTAIN FIXED GLASS PANELS, AND
SIMILAR GLAZED OPENINGS SUBJECT TO HUMAN IMPACT SHALL
COMPLY WITH IRC R308.

DOORS LEADING FORM DWELLINGS TO THE GARAGE SHALL BE

SELF-CLOSING. 1-3/8" THICK SOLID CORE OR 20 MINUTE RATED.
DOORS SHALL NOT BE OPEN INTO A SLEEPING ROOM.

PROVIDE PRESSURE TREATED WOOD AT ALL WOOD TO CONCRETE
CONNECTIONS. PROVIDE 18" MIN. CLEARANCE ABOVE CRAWL
SPACE FOR ALL NON—PRESSURE TREATED WOOD JOISTS AND 12"
MIN. CLEARANCE ABOVE CRAWL SPACE FOR ALL NON-PRESSURE
TREATED WOOD GIRDERS.

BASEMENTS WITH HABITABLE SPACE AND EACH SLEEPING ROOM
SHALL HAVE A EXTERIOR DOOR OR WINDOW THAT MEETS THE
FOLLOWING: FINISHED SILL HEIGHT WITHIN 44" OF THE FLOOR,
MINIMUM NET CLEAR OPENABLE AREA OF 5.7 SQ. FT., MINIMUM
NET CLEAR OPENING WIDTH OF 20" AND MINIMUM NET CLEAR
OPENABLE HEIGHT OF 24". GRADE FLOOR OPENINGS MAY HAVE
A MINIMUM NET CLEAR OPENING OF 5 SQ. FT.

THE OPENABLE WINDOW AREA IN BATHROOMS, WATER CLOSET
COMPARTMENTS, LAUNDRY ROOMS AND OTHER = SIMILAR ROOMS
SHALL NOT BE LESS THAN 1-1/2 SQ. FT. UNLESS A
MECHANICAL VENTILATION SYSTEM CAPABLE OF PRODUCING 50
CFM FOR INTERMITTENT OPERATION OR 20 CFM FOR CONTINUOUS
OPERATION IS PROVIDED.  VENTILATION AIR SHALL BE
EXHAUSTED DIRECTLY TO THE OUTSIDE.
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THE MOST RECENT INTERNATIONAL CODES AND UTAH STATE
AMENDMENTS SHALL GOVERN. SEE GENERAL NOTES ON SHEET GO.1 FOR
ADDITIONAL REQUIREMENTS

COORDINATE WINDOW HEIGHTS WITH WINDOW SCHEDULE.

ASPHAETROOFSHINGEES—TO-BE-SO0—YEAR—THICKBUT

ARCHHECTURAESHINGEESIMINIMUM B0 INSTALEASPER
MANUFACTURER S-RECOMMENDATONS:

COORDINATE ALL BEARING ELEVATIONS WITH ROOF FRAMING
PLAN. SEE STRUCTURAL DRAWINGS AND CALCULATIONS FOR ALL
FRAMING REQUIREMENTS.

SEE STRUCTURAL DRAWINGS AND CALCULATIONS FOR ALL
STRUCTURAL REQUIREMENTS, INCLUDING FOUNDATION WALL
SPECIFICATIONS, AND SHEARWALL AND HOLDDOWN REQUIREMENTS.

OWNER TO SELECT STONE FOR STONE VENEER. VENEER SHALL BE
APPROVED BY HOA IF APPLICABLE. INSTALL AS PER
ELEVATIONS, DETAILS, STRUCTURAL, AND AS PER I.R.C. 703.7

SEE ROOF PLAN FOR ALL ROOF SLOPES.

PROVIDE RAIN GUTTERS AND DOWN SPOUTS AS REQUIRED.

COORDINATE ALL COLUMNS WITH STRUCTURAL. FINISH COLUMNS
AS PER ARCHITECTURAL DRAWINGS.

GARAGE DOOR UNIT AS PER OWNER, AND AS PER DOOR
SCHEDULE. PROVIDE AUTOMATIC GARAGE DOOR OPENERS TESTED
IN ACCORDANCE WITH UL325

WAINSCOT CAP TO BE 4" X 4-1/2" MASONRY. SEE DETAIL
SHEET.

WOOD TRIM AROUND WINDOWS AND DOORS AS SHOWN ON
ELEVATIONS AND DETAILS. PAINT OR STAIN AS PER OWNER.

CHIMNEY TO BE STONE VENEER OVER FRAME. TOP OF CHIMNEY
VENT TO BE 2'-0" ABOVE ANY ROOF PLANE WITHIN 10-0".

SEE FLOOR PLANS, DETAIL SHEETS AND GENERAL NOTES FOR
RAILING REQUIREMENTS. RAILING TYPE TO BE AS PER OWNER.

TIMBER TRUSS SYSTEM FINISH AS PER ELEVATIONS, DETAILS, AND
OWNER. COORDINATE WITH ROOF FRAMING PLAN.

PROVIDE ATTIC VENTILATION AS REQUIRED BY IRC. SEE DETAIL
SHEETS AND GENERAL THERMAL & MOISTURE PROTECTION NOTES.

ALL INSULATION, VAPOR BARRIERS, BUILDING PAPER, ETC... AS
INDICATED IN GENERAL NOTES. ALSO SEE DETAIL SHEETS.

ALL EXTERIOR MATERIALS TO BE AS INDICATED ON ELEVATION
DRAWINGS.

ALL WINDOWS AND DOORS TO BE AS INDICATED IN FLOOR PLANS,
ELEVATIONS, AND WINDOW/DOOR SCHEDULES.

PROVIDE SOLID BLOCKING BETWEEN TRUSSES, TYP. SEE ROOF
FRAMING PLAN.

PROVIDE ANCHOR BOLTS AT TOP OF FOUNDATION WALL AS
INDICATED IN FOUNDATION PLAN.

PERIMETER DRAIN AS INDICATED IN GENERAL THERMAL AND
MOISTURE PROTECTION NOTES.

SEE STRUCTURAL NOTE SHEET FOR FLOOR SHEATHING AND
NAILING REQUIREMENTS.

OVERBUILD /UNDERBUILD SECTION AS PER ROOF FRAMING PLAN.
PROVIDE FULL INSULATION (R—38) AT FLOOR SYSTEM.

PROVIDE VAPOR BARRIER OVER 4" FREE DRAINING GRAVEL AT
CRAWL SPACE FLOOR.

PROVIDE VENTILATION FOR CRAWL SPACE AS REQUIRED BY IR.C.
SEE FOOTING AND FOUNDATION PLAN.

6" CONCRETE SLAB OVER 4" FREE DRAINING GRAVEL. SEE
STRUCTURAL.

ATTACH AND SUPPORT STONE VENEER AS PER STRUCTURAL
AND IRC 703.7

PROVIDE CONT. MOISTURE PROOFING AT ALL BELOW GRADE CONC.

4” PERF. PVC IN GRAVEL FIELD AT PERIMETER OF FOUNDATION.
SLOPE AWAY AT 1/8" : 12". DRAIN TO DAYLIGHT

CONC. FTG. RE: FOOTING AND FOUNDATION SCHEDULE. NOTE:
ASSURE ALL FOOTINGS ARE ESTABLISHED ON UNDISTURBED
NATIVE SOIL CONDITIONS. (ELEVATIONS FOR TOP OF FOOTING
REFLECTED IN FOOTING AND FOUNDATION PLAN SHOULD BE FIELD
VERIFIED AND MODIFIED AS REQ. TO ASSURE THAT THE ABOVE
DESCRIBED CONDITION IS SATISFIED).
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AutoCAD SHX Text_1171
ALL INSULATION, VAPOR BARRIERS, BUILDING PAPER, ETC... AS INDICATED IN GENERAL NOTES. ALSO SEE DETAIL SHEETS.

AutoCAD SHX Text_1172
ALL EXTERIOR MATERIALS TO BE AS INDICATED ON ELEVATION DRAWINGS.

AutoCAD SHX Text_1173
PROVIDE SOLID BLOCKING BETWEEN TRUSSES, TYP.  SEE ROOF FRAMING PLAN.

AutoCAD SHX Text_1174
PROVIDE ANCHOR BOLTS AT TOP OF FOUNDATION WALL AS INDICATED IN FOUNDATION PLAN.

AutoCAD SHX Text_1175
PERIMETER DRAIN AS INDICATED IN GENERAL THERMAL AND MOISTURE PROTECTION NOTES.

AutoCAD SHX Text_1176
OVERBUILD/UNDERBUILD SECTION AS PER ROOF FRAMING PLAN.

AutoCAD SHX Text_1177
ALL WINDOWS AND DOORS TO BE AS INDICATED IN FLOOR PLANS, ELEVATIONS, AND WINDOW/DOOR SCHEDULES.

AutoCAD SHX Text_1178
SEE STRUCTURAL NOTE SHEET FOR FLOOR SHEATHING AND NAILING REQUIREMENTS.

AutoCAD SHX Text_1179
PROVIDE FULL INSULATION (R-38) AT FLOOR SYSTEM.

AutoCAD SHX Text_1180
PROVIDE VENTILATION FOR CRAWL SPACE AS REQUIRED BY I.R.C.  SEE FOOTING AND FOUNDATION PLAN.

AutoCAD SHX Text_1181
6" CONCRETE SLAB OVER 4" FREE DRAINING GRAVEL. SEE STRUCTURAL.

AutoCAD SHX Text_1182
PROVIDE VAPOR BARRIER OVER 4" FREE DRAINING GRAVEL AT CRAWL SPACE FLOOR.

AutoCAD SHX Text_1183
L1

AutoCAD SHX Text_1184
COORDINATE WINDOW HEIGHTS WITH WINDOW SCHEDULE.

AutoCAD SHX Text_1185
COORDINATE ALL BEARING ELEVATIONS WITH ROOF FRAMING PLAN.  SEE STRUCTURAL DRAWINGS AND CALCULATIONS FOR ALL FRAMING REQUIREMENTS.

AutoCAD SHX Text_1186
SEE STRUCTURAL DRAWINGS AND CALCULATIONS FOR ALL STRUCTURAL REQUIREMENTS, INCLUDING FOUNDATION WALL SPECIFICATIONS, AND SHEARWALL AND HOLDDOWN REQUIREMENTS.

AutoCAD SHX Text_1187
SEE ROOF PLAN FOR ALL ROOF SLOPES.

AutoCAD SHX Text_1188
COORDINATE ALL COLUMNS WITH STRUCTURAL. FINISH COLUMNS AS PER ARCHITECTURAL DRAWINGS.

AutoCAD SHX Text_1189
ASPHALT ROOF SHINGLES TO BE 50 YEAR THICK BUTT ARCHITECTURAL SHINGLES. MINIMUM 380#. INSTALL AS PER MANUFACTURER'S RECOMMENDATIONS.

AutoCAD SHX Text_1190
GARAGE DOOR UNIT AS PER OWNER, AND AS PER DOOR SCHEDULE. PROVIDE AUTOMATIC GARAGE DOOR OPENERS TESTED IN ACCORDANCE WITH UL325

AutoCAD SHX Text_1191
OWNER TO SELECT STONE FOR STONE VENEER. VENEER SHALL BE APPROVED BY HOA IF APPLICABLE.  INSTALL AS PER ELEVATIONS, DETAILS, STRUCTURAL, AND AS PER I.R.C. 703.7

AutoCAD SHX Text_1192
WAINSCOT CAP TO BE 4" X 4-1/2" MASONRY. SEE DETAIL SHEET.

AutoCAD SHX Text_1193
WOOD TRIM AROUND WINDOWS AND DOORS AS SHOWN ON ELEVATIONS AND DETAILS. PAINT OR STAIN AS PER OWNER.

AutoCAD SHX Text_1194
CHIMNEY TO BE STONE VENEER OVER FRAME.  TOP OF CHIMNEY VENT TO BE 2'-0" ABOVE ANY ROOF PLANE WITHIN 10'-0".

AutoCAD SHX Text_1195
TIMBER TRUSS SYSTEM FINISH AS PER ELEVATIONS, DETAILS, AND OWNER. COORDINATE WITH ROOF FRAMING PLAN.

AutoCAD SHX Text_1196
PROVIDE ATTIC VENTILATION AS REQUIRED BY IRC.  SEE DETAIL SHEETS AND GENERAL THERMAL & MOISTURE PROTECTION NOTES.

AutoCAD SHX Text_1197
SEE FLOOR PLANS, DETAIL SHEETS AND GENERAL NOTES FOR RAILING REQUIREMENTS. RAILING TYPE TO BE AS PER OWNER.

AutoCAD SHX Text_1198
PROVIDE RAIN GUTTERS AND DOWN SPOUTS AS REQUIRED.

AutoCAD SHX Text_1199
ASPHALTIC ROOF SYSTEM OVER 30# FELT OR BETTER

AutoCAD SHX Text_1200
NON CORROSIVE CONT. METAL DRIP EDGE W/ CONT.METAL EAVE FLASHING. ALL METAL TO MATCH METAL ROOFING AND AS PER OWNER.

AutoCAD SHX Text_1201
2x BUILT UP ROUGH-SAWN CEDAR FASCIA AS PER REFLECTED CEILING PLAN AND DETAILS W/ CONT. T&G CEDAR SOFFIT.

AutoCAD SHX Text_1202
CONT. 4" SOFFIT / EAVE VENT.

AutoCAD SHX Text_1203
ALL EXTERIOR GLU-LAMS TO BE ADEQUATELY PROTECTED FROM MOISTURE.

AutoCAD SHX Text_1204
5/8" A.P.A. RATED WAFER BD. ROOF SHTG W/ 10d NAILING AT 6" O.C. AT ALL PANEL EDGES AND AT 12" AT ALL FIELD CONDITIONS U.N.O.. COORDINATE WITH STRUCTURAL.

AutoCAD SHX Text_1205
TJI FRAMING AS SHOWN.  RE: FRAMING PLANS.  INSTALL JOISTS, HANGERS, STIFFENERS AND BLOCKING AS PER MANUF. SPECS.

AutoCAD SHX Text_1206
ROOF INSULATION SHALL BE CONT. R-49 BATT INSUL W/ CONT. MIN. 1" AIR SPACE ABOVE BATTS MIN.

AutoCAD SHX Text_1207
5/8" GYP. BD. AS PER I.R.C. W/ A 1 PERM VAPOR BARRIER IS INSTALLED ON THE WARM SIDE OF WALL

AutoCAD SHX Text_1208
PROVIDE CONT. 1 1/2" DIA. HOLES AT EA. BLOCKING TO ASSURE FREE TRANSLATION OF AIR FROM SOFFIT/EAVE VENT THROUGH BLOCKING AND TO 1" AIR SPACE ABOVE BATT INSUL.

AutoCAD SHX Text_1209
R.S. TIMBER TRUSS AS PER DETAIL.

AutoCAD SHX Text_1210
2x6 FRAMING AT 16" O.C. MIN. W/ CONT. R-19 BATT INSUL W/ CONT. 4 MIL. POLY. PROVIDE CONT. 7/16" APA RATED WAFER BD. W/ MIN. NAILING TO BE 10d AT 6" O.C. AT ALL PANEL EDGES AND AT 12" AT ALL FIELD CONDITIONS. RE: SHEAR WALL DESIGNATIONS AND SHEAR WALL SCHEDULE FOR ACTUAL NAILING REQ.

AutoCAD SHX Text_1211
2x CEDAR TRIM. FINISH AS PER OWNER

AutoCAD SHX Text_1212
5/8" TYPE 'X' GYP. BD. ON ALL SURFACES.  INSTALL TAPE AND MUD AS REQ. TO ASSURE MIN. 1 HR. RATED FIRE ASSEMBLY.

AutoCAD SHX Text_1213
EXTEND 4 MIL POLY UNDER FOOTING.

AutoCAD SHX Text_1214
CONT. R-30 BATT INSUL. IN ALL FLOOR SPACES OVER UNHEATED AREAS.

AutoCAD SHX Text_1215
PROVIDE (2) LAYERS OF TYPE 'X' GYP. BD AT CEILING OF GARAGE WHERE FLOOR FRAMING EXISTS ABOVE CONSISTING OF TJI TYPE CONSTRUCTION.

AutoCAD SHX Text_1216
8" CONC. FOUNDATION WALL.  RE: FOUNDATION WALL SCHEDULE FOR REINFORCING REQ.

AutoCAD SHX Text_1217
2x4 FURRING W/ R-13 BATT INSUL.

AutoCAD SHX Text_1218
6"x6" R.S. CUSTOM WD. BRACKETS AS SHOWN. SEE SECTION

AutoCAD SHX Text_1219
ALL HINGED SHOWER DOORS SHALL SWING OUTWARD.

AutoCAD SHX Text_1220
FLASH AND COUNTER FLASH DOORS AND WINDOWS.

AutoCAD SHX Text_1221
MINIMUM WINDOW AREA SHALL EQUAL NOT LESS THAN 8% OF THE FLOOR AREA OF HT. OF ROOM UNLESS MECHANICAL VENTILATION AND ARTIFICIAL LIGHT IS PROVIDED CAPABLE OF PRODUCING AN AVERAGE ILLUMINATION OF 6 FOOT-CANDLES OVER THE REQUIRED FLOOR AREA AT A HEIGHT OF 30 INCHES.

AutoCAD SHX Text_1222
THE OPENABLE WINDOW AREA IN BATHROOMS, WATER CLOSET COMPARTMENTS, LAUNDRY ROOMS AND OTHER  SIMILAR ROOMS SHALL NOT BE LESS THAN 1-1/2 SQ. FT. UNLESS A MECHANICAL VENTILATION SYSTEM CAPABLE OF PRODUCING 50 CFM FOR INTERMITTENT OPERATION OR 20 CFM FOR CONTINUOUS OPERATION IS PROVIDED.  VENTILATION AIR SHALL BE EXHAUSTED DIRECTLY TO THE OUTSIDE.

AutoCAD SHX Text_1223
GLAZING USED IN DOORS AND PANELS OF SHOWERS AND BATHTUB ENCLOSURES AND WALLS ENCLOSING THESE COMPARTMENTS SHALL COMPLY WITH CPSC 16 CFR, PART 1201 CRITERIA FOR CATEGORY I OR CATEGORY II AS INDICATED IN IRC TABLE R308.3.

AutoCAD SHX Text_1224
FRAMELESS GLASS DOORS, GLASS IN DOORS, GLASS WITHIN 24" ARCH OF DOORS, GLAZING LESS THAN 60" ABOVE A WALKING SURFACE THAT IS WITHIN 5FT OF STAIRS, OR GLAZING WITHIN 5 FT OF SPAS OR POOLS, CERTAIN FIXED GLASS PANELS, AND SIMILAR GLAZED OPENINGS SUBJECT TO HUMAN IMPACT SHALL COMPLY WITH IRC R308.

AutoCAD SHX Text_1225
BASEMENTS WITH HABITABLE SPACE AND EACH SLEEPING ROOM SHALL HAVE A EXTERIOR DOOR OR WINDOW THAT MEETS THE FOLLOWING: FINISHED SILL HEIGHT WITHIN 44" OF THE FLOOR, MINIMUM NET CLEAR OPENABLE AREA OF 5.7 SQ. FT., MINIMUM NET CLEAR OPENING WIDTH OF 20" AND MINIMUM NET CLEAR OPENABLE HEIGHT OF 24".  GRADE FLOOR OPENINGS MAY HAVE A MINIMUM NET CLEAR OPENING OF 5 SQ. FT.

AutoCAD SHX Text_1226
GARAGE ATTIC ACCESS DOORS SHALL BE 20 MINUTE LABELED OR EQUIVALENT CONSTRUCTION.

AutoCAD SHX Text_1227
VERIFY FRAMED OPENINGS AT ALL DOORS AND WINDOWS WITH WINDOW/DOOR MANUFACTURER.

AutoCAD SHX Text_1228
DOORS LEADING FORM DWELLINGS TO THE GARAGE SHALL BE SELF-CLOSING. 1-3/8" THICK SOLID CORE OR 20 MINUTE RATED.  DOORS SHALL NOT BE OPEN INTO A SLEEPING ROOM.  

AutoCAD SHX Text_1229
1/2" TEMPERED GLASS ASSEMBLY AT SHOWER.

AutoCAD SHX Text_1230
R.S. TIMBER MANTEL.

AutoCAD SHX Text_1231
CUSTOM R.S. TRUSS AS SHOWN.  RE: DETAIL.

AutoCAD SHX Text_1232
STONE CHIMNEY CAP AND FLASHING AS REQ. TO ASSURE ADEQUATE MOISTURE PROTECTION. 

AutoCAD SHX Text_1233
ASSURE NO PLUMBING IN EXTERIOR WALL CONDITION

AutoCAD SHX Text_1234
PROVIDE SEALED F.P. UNIT IN BEDROOMS.  CONTRACTOR TO PROVIDE ICC NUMBER TO BUILDING OFFICIAL PRIOR TO INSTALLATION.

AutoCAD SHX Text_1235
2x12 @ 12" O.C. OVERBUILD.

AutoCAD SHX Text_1236
ASSURE RAILING DESIGN IS SUCH THAT A 4" DIA. SPHERE CANNOT PASS THROUGH ANY OPENINGS AT STAIRS INCLUDING RAILINGS AND OPEN TREADS..

AutoCAD SHX Text_1237
PROVIDE CONT. BLOCKING AT ALL BRG. CONDITIONS.

AutoCAD SHX Text_1238
PROVIDE ADEQUATE FLASHING.

AutoCAD SHX Text_1239
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GENERAL ROOF NOTES

CONTRACTORS, SUBCONTRACTORS, AND ALL OTHERS WHO PROVIDE LABOR AND/OR MATERIALSREFERENCING THESE DRAWINGS ARE RESPONSIBLE
FOR OBTAINING AND REVIEWING ALL CURRENT CONSTRUCTION DOCUMENTS. CONTRACTORS, SUBCONTRACTORS, AND OTHERS SHALL REPORT ANY
DISCREPENCIES OR ERRORS TO ARCHITERCT IMMEDIATELY. ANY CHANGES TO THE PROJECT WILL BE VERIFIED WITH OWNER BY THE ARCHITECT AND
REVISIONS WILL BE ISSUED BY THE ARCHITECT. CONTRACTORS SHALL NOT MAKE ANY ALTERATIONS OF ANY KIND WITHOUT THE PRIOR WRITTEN
CONSENT OF THE ARCHITECT. DISCREPENCIES NOT REPORTED FRIOR TO CONSTRUCTION ARE CONTRACTORS RESPONSABILITY OF THE CONTRACTOR.
IN CASE OF DISCREPENCIES BETWEEN INFORMATION PROVIDED IN THIS DOCUMENT AND THE CURRENT INTERNATIONAL CODE, GUIDELINE, OR
MUNICIPALITY RESTRICTION. THE ESTABLISHED RESTRICTION SHALL TAKE PRECEDENCE. CONTRACTOR SHALL COMPLY WITH ALL FEDERAL, STATE, AND
LOCAL CODES AS WELL AS STANDARD CONSTRUCTION PRACTICES.

THE CONTRACTOR SHALL FIELD VERIFY ALL UTILITIES, SETBACKS, AND ALL EXISTING CONDITIONS IN GENERAL PRIOR TO CONSTRUCTION. CONTRACTOR
AND/OR SUBCONTRATOR SHALL FIELD VERIFY ALL WALL PLACEMENT AND TOP OF PLATE HEIGHTS PRIOR TO CONSTRUCTION OF ROOF AND BEFORE
ORDERING TRUSSES.

|- SEE GENERAL NOTES SHEETS FOR ADDITIONAL REQUIREMENTS. COORDINATE ALL STRUCTURAL ELEMENTS WITH STRUCTURAL PLANS AND
CALCULATIONS.

2- FRAME ALL OVERBUILD AREAS TO AVOID POINT LOAD ON ROOF MEMBERS. OVERBUILD TO BE AS PER STRUCTURAL DRAWINGS

3- APPROVED CORROSION RESISTENT FLASHING SHALL BE PROVIDED IN THE EXTERIOR WALL ENVELOPE IN ORDER TO PREVENT ENTRY OF WATER.
APPROVED FLASHING SHALL BE PROVIDED AT THE TOP OF ALL EXTERIOR WINDOW AND DOOR OPENINGS; UNDER AND AT ENDS OF ALL SILLS METAL
COPING, WOOD, AND MASONRY; CONTINUOUS ABOVE ALL EXTERIOR PROJECTING WOOD TRIM; AT INTERSECTIONS OF EXTERIOR WALLS AND ROOF
WITH CHIMNEY AND OTHER MASONRY CONSTRUCTION ( WITH PROTECTING LIPS ON BOTH SIDES UNDER STUCCO COPINGS); AT WALL ROOF
INTERSECTIONS; AT BUILT IN GUTTERS; WHERE PORCHES, DECKS, OR EXTERIOR STAIRS ATTACH TO A WALL OR FLOOR ASSEMBLY OF WOOD FRAME
CONSTRUCTION.

4- ALL EXPOSED FLASHING, COUNTER FLASHING, AND DRIP FLASHING TO BE NON CORROSIVE METAL. FLASHING SHALL MATCH METAL ROOFING.

5- EAVE, SOFFIT, AND FACIA SHALL BE AS DETAILS. USE EXTERIOR GRADE MATERIALS. SOFFIT VENTILATING SYSTEM SHALL BE PROVIDED WITH INSECT
SCREENS.

6- WHERE APPLICABLE, PROVIDE CONTINUOUS RIDGE VENT AT ALL RIDGE CONDITIONS.

7- COORDINATE WITH MECHANICAL CONTRACTOR TO ALLOW FOR ALL MECHANICAL REQUIREMENTS.

8- INSTALL ALL ROOF JOISTS AND TRUSSES AS PER MANUFACTURERS REQUIREMENTS AND SPECIFICATIONS. TRUSS MANUFACTURER TO PROVIDE ALL
TRUSS BRACING.

9- PROVIDE BEARING UNDER ALL GIRDER TRUSSES, BEAMS, HIP TRUSSES ETC. COORDINATE WITH STRUCTURAL DRAWINGS AND SPECS.
[ O- ALL ROOF EAVE DISTANCES TO BE 18" FROM EXTERIOR OF FRAMED WALL UNLESS NOTED OTHERWISE. SEE ELEVATIONS, ROOF PLAN, AND
REFLECTED CEILING PLAN.

[ 1- INSPECTION REQUIRED FOR WEATHER RESISTIVE BARRIER AND FLASHING IN ORDER TO PREVENT WATER FROM ENTERING THE EXTERIOR WALL
ENVELOPE.

| 2- CHIMNEYS SHALL EXTEND A MINIMUM OF 24" ABOVE ANY PORTION OF THE ROOF WITHIN A 1 0-O" RADIUS.

I 3- CONTRACTOR TO PROVIDE HURRICANE TIES ON ALL ROOF JOISTS AND TRUSSES. COORDINATE WITH STRUCTURAL PLANS.

[ 4- USE SIMPSON A35 ANCHORS AT ALL ROOF JOIST BEARING WALL CONNECTIONS TYPICAL. RE: STRUCTURAL.

[ 5- ALL VENTILATED ROOF JOIST SYSTEMS SHALL ACHIEVE A R468 INSULATION VALUE MINIMUM WITH A CONTINUOUS CLEAR AIR SPACE ABOVE.
PROVIDE A € MIL POLY BARRIER AT INTERIOR OF SYSTEM. ALL NON-VENTILATED ROOF SYSTEMS SHALL ACHIEVE A R48 INSULATION VALUE MINIMUM
CLOSED CELL INSULATION SHALL PROVIDE THERMAL AND MOISTURE BARIER REQUIREMENTS.

| 6- PROVIDE A 4 MIL POLY BARRIER OVER INSULATION AT ALL EXTERIOR WALL, FLOOR, AND CEILING CONDITIONS.

|7- PROVIDE A 22°X30" MIN. ATTIC ACCESS DOOR IN HALLWAY OR OTHER READILY ACCESSIBLE AREA. ACCESS SHALL HAVE A MINIMUM 30" HEAD
ROOM ABOVE OPENING. ANY GARAGE ATTIC ACCESS DOORS SHALL HAVE A 20 MINUTE FIRE RATING.

[ 8- FIRE BLOCK STUD SPACES AT SOFFIT, FLOOR AND CIELING JOISTS, OPENINGS BETWEEN ATTIC SPACES AND CHIMNEY CHASES FOR FACTORY BUILT

CHIMNEYS AND AT 00" VERT AND HORZ. ALSO FIRE BLOCK AT ANY OTHER LOCATION NOT SPECIFIED HERE THAT COULD AFFORD PASSAGE OF FLAME.

[ 9- ENCLOSED ATTIC SPACES SHALL HAVE A CLEAR CROSS VENTILATION TO OUTSIDE VENTS OF 1/10 OF AREA FOR GABLE VENT SYSTEMS AND/OR
[/300 OF AREA FOR BOTH GABLE VENT AND EAVE VENTS. PROVIDE RIDGE VENT SYSTEM AS PER DETAILS.

20- METAL ROOFING SYSTEM TO BE 22 GAUGE, | 2" PAN, STANDING SEAM SYSTEM . PROVIDE FLASHING TRIM TO MATCH AS PER NOTES, AND AS PER
IRC. ROOFING AND AND RELATED ITEMS TO BE INSTALLED AS PER MANUFACTURER SPECIFICATIONS. ROOFING TO BE INSTALLED OVER HIGH
TEMPERATURE ICE AND WATER SHIELD (SEE DETAILS). RUN SHEATHING PERPENDICULAR TO ROOF JOISTS AND AS PER STRUCTURAL.

2 |- PROVIDE CAULKING (CONTINUOUS BEAD OF SILICON BASED CAULK) AT INTERIOR AND EXTERIOR OF ALL JOINTS BETWEEN DISSIMILIAR MATEIALS.
22 - PROVIDE GRACE WEATHER BARRIER, OR EQUAL ,OVER ALL FIELD ROOF SHEATHING. WHERE FINISH ROOFS ARE METAL OR CAPABLE OF

ACCUMULATING HIGH TEMPERATURE, USE HIGH TEMP. WEATHER BARRIER. WHERE USING 30# FELT UNDERLAYMENT IT 1S REQUIRED TO BE 2 LAYERS ON
ASPHALT SHINGLES ROOFS WITH SLOPE OF 2:12- 4:12 PER IRC SECTION R905.2.2.
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DETAIL AREA

ROOF PLAN KEY

NEW CLASS C, THICK BUTT, ASPHALT
ROOF SHINGLES.

ROOF OUTLINE

EXTERIOR WALL OUTLINE

FLAT ROOF DRAIN/SCUPPER AND BACKUP
DRAIN. DRAIN AND PIPE SHALL BE INSTALLED
WITH HEAT TAPE. NO FREEZING SHALL
OCCUR. SEE DETAILS AG.2 AND INSTALL
PER ROOFING AND DRAIN MANUFACTURER.

,22 GAUGE, | 2" WIDE FLAT PAN, STANDING
SEAM METAL ROOF. HIGH TEMP WATER
SHIELD SHALL BE USED UNDER ALL METAL
ROOF. METAL COLOR AND TYPE PER
ELEVATIONS

'FLAT" MEMBRANE ROOF. SLOPE TOWARD

DRAINS §": 12", SEE DETAILS FOR
ASSEMBLY AND FOLLOW ALL
MANUFACTURER INSTRUCTIONS.

'FLAT" MEMBRANE ROOF, SLOPE TOWARD

DRAIN 4" 12", WITH WASHED GRAVEL
BALLAST. GRAVEL SHALL HAVE ROUNDED
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FOLLOW ALL MANUFACTURER
INSTRUCTIONS.
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GENERAL NOTES
(A)  CONTRACTOR SHALL VERIFY EXISTING CONDITIONS WITH THOSE SHOWN ON
PLANS AND NOTIFY ARCHITECT OF ANY DISCREPENCIES BEFORE sy
PROCEEDING WITH CONSTRUCTION. o
N
ALL CONSTRUCTION SHALL CONFORM TO 2021 [.R.C. ;‘f
=
(C)  ALLEXISTING BEARING CONDITIONS SHALL BE SECURELY SUPPORTED BY =)
TEMPORARY SUPPORTS UNTIL NEW BEARING IS CONSTRUCTED. =
COORDINATE WITH FLOOR PLANS AND STRUCTURAL PLANS. T
L
(D)  SEE STRUCTURAL DRAWINGS AND CALCULATIONS FOR ALL STRUCTURAL
REQUIREMENTS, INCLUDING FOUNDATION WALL SPECIFICATIONS, AND
SHEARWALL AND HOLDDOWN REQUIREMENTS. =5
.| ©
(E)  SEE NOTE SHEET GO. | AND A4.0 FOR ADDITIONAL INFORMATION — %
<T| U
Qo
(F)  ALL ROOF EAVES SHALL HAVE 4' BLACK METAL SQUARE GUTTERS. GUTTERS
TO TERMINATE AT DOWNSPOUT LOCATIONS SHOWN THIS PAGE. SEE KEY
BELOW.
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(I S EE
O
- o0k
IANBY = < el
%@4 T ook
o~ = CE=11 -~ = - o m Uu:‘ % S O
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= ] = —D © o
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PARK CITY

Planning Department
March 7, 2024
Tim and Kerry Suter
509 E 46t St
Austin, TX 78751
CC: Jeff Schindewolf
(801) 809-5295
jeff@jsarc.net

NOTICE OF PLANNING DIRECTOR ACTION

Description

Address: 243 Woodside Avenue

Zoning District: Historic Residential — 1 (HR-1)

Application: Historic District Design Review

Project Number: PL-23-05841

Action: APPROVED WITH CONDITIONS (See Below)

Date of Final Action: March 7, 2024

Project Summary: The Applicant Proposes to Construct a New Single-Family
Dwelling on a Steep Slope on a Vacant Lot.

Action Taken

On March 7, 2024, the Planning Director conducted a public hearing and approved the
proposal for a new Single-Family Dwelling at 243 Woodside Avenue built into a Steep

Slope, on a vacant lot according to the following Findings of Fact, Conclusions of Law,
and Conditions of Approval.

Findings of Fact
1. The Site is located at 243 Woodside Avenue, part of the 239 Woodside Replat
Lot Line Adjustment, and is a vacant lot.
2. The Site is located within the Historic Residential — 1 (HR-1) Zoning District.
3. The Applicant proposes construction of a new Single-Family Dwelling (SFD) on
the vacant lot.
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4. 243 Woodside Avenue is located on an uphill lot with an average slope of 31%.

5. The new SFD proposes an excess of 200 square feet located on an existing
Slope of thirty percent (30%) or greater, therefore, a SSCUP application is
required.

6. On February 14, 2024, the Planning Commission approved the SSCUP
application.

7. The minimum Lot size in the HR-1 Zoning District is 1,875 square feet. 243
Woodside Avenue is 1,875 square feet.

8. The minimum Lot width in the HR-1 Zoning District is 25 feet. 243 Woodside
Avenue is 25 feet in width.

9. The maximum building footprint in the HR-1 Zoning District for a Lot that is 1,875
square feet is 844 square feet. The proposed building footprint is 844 square
feet.

10. Minimum Front and Rear setbacks for Lots 75’ in depth in the HR-1 Zoning
District is 10’ each. The proposed SFD meets a 10 foot Setback for both the
Front and Rear setbacks.

11.Minimum Side Setbacks for Lots 25’ in width are three feet each in the HR-1
Zoning District. The proposed SFD meets a three-foot side setback for each side.

12.The maximum building height is 27 feet from Existing grade in the HR-1 Zoning
District. The proposed maximum building height is 26’ 11.5” from Existing grade.

13.The HR-1 Zoning District requires a ten-foot minimum horizontal step in the
downhill fagade. The proposed SFD steps back at 10 feet at 23 feet from the
lowest point of existing grade.

14.Final Grade must be within four feet of existing grade in the HR-1 Zoning District.
The proposed final grade is within four feet of Existing grade.

15. Structures cannot exceed 35 feet from the lowest finish floor plane to the point of
highest wall top plate that supports the ceiling joists or roof rafters in the HR-1
Zoning District. The proposal has an interior height of 35 feet, as defined.

16. The roof pitch for the Contributing Roof Form must be between 7:12 and 12:12 in
the HR-1 Zoning District. The proposed Contributing Roof Form is 7:12.

17.Pursuant to Land Management Code (LMC) § 15-11-12(D), HDDR applications
are subject to the following criteria:
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. Site Design

Analysis of Proposal

Building Setback and Orientation
e Front Setback — 10’

e Rear Setback - 10’

e Side Setbacks — 3'

Complies:
e Front Setback — 10’
e Rear Setback — 10’
e Side Setbacks — 3’

b) Topography and Grading:

LMC § 15-13-8(B)(1)(b) states,
“Building and site design shall
respond to natural features. New
infill residential buildings shall step
down or up to follow the existing
contours of steep slopes. A new
site’s natural slope shall be
respected in a new building design
in order to minimize cuts into

LS T N | £11)

See Condition of Approval 18: The
proposed design steps up with the
slope of the site, and the number of
retaining walls is minimized, due to the
Final grade being within 4’ of Existing
Grade. No retaining walls shall be in the
Right-of-Way.

Landscapin.g'arid Vegetat'ion. -

See Condition of Approval 21: The
proposed vegetation shall be at least
50% Water Wise and compliant with 15-
5-5(N). The Applicant shall provide an
updated Water Wise irrigation plan at
building permit submission.

d)

Retaining Walls —

LMC § 15-13-8(B)(1)(d) states, “a
site shall be contoured in a way
that reduces the need for retaining

Complies: The proposed design uses

retaining walls for the garage entrance.
The SFD is designed so retaining walls
are not needed to retain soil.

Fences

Complies: LMC § 15-2.2-3(H)(9) and §
15-2.2-3(J)(7) allow for fences up to six
feet as an exception in the Rear and
Side Setbacks. The proposed fence is
six feet in height and compliant with the

Aaranntin

g)

Gazebos, Pergolas, and other
Shade Structures

See Condition of Approval 20:
Pergolas or similar shade structures are
not allowed exceptions in the setbacks.
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h) Parking Area & Driveways Complies: The proposed SFD will have
two parking sp%aceg: oznoefin ? gagage
Pursuant to LMC 15-3-6(A), Single- | measured 11 feet by 20 feet, and one
Family Dwellings in the HR-1 Zogne gziglggks?gga?r?gﬂ;g{g t'r?etg%gggt
require two parking spaces. measured nine feet by 18 feet. As
analyzed above, both are compliant
with parking dimension requirements
founds in LMC § 15-3-4. LMC § 15-13-
8(B)(1)(h)(7) encourages 10-foot
driveways widths in Historic Zoning
Districts and the proposed 10-ft
2. Primary Structures Analysis of Proposal
a) Mass, Scale, & Height Complies: The SFD is compliant with
zone regulations regarding building
footprint, setbacks, and height.

b) Foundation -- LMC 15-13-8(B)(2)(b) | Complies: The foundation is mostly
states, “Foundation materials shall | covered, and where portions show, the
be simple in form and minimally foundation is covered in stone and
visible above grade when viewed | compliant.
from the primary public right-of-

c) Doors -- LMC § 15-13-8(B)(2)(c) Complies: The front door is set in front
states, “All buildings that face the | of the garage door by one foot and on
street shall have a well-defined the main level, facing the street.
primary entrance.”

d) Windows -- LMC § 15-13-8(B)(2)(d) | Complies: The solid-to-void ratio
states, “Ratios of solid-to-void that | balanced, and amount of glazing is
are compatible with surrounding appropriate on each side ofthe
historic buildings shall be used” and | Structure. The window styles are limited
“Windows shall be historic size and | I design types, and a majority match

the historic 2:1 ratio.
shall relate to the human scale of
tha Hietarie Dietriet ”
e) Roofs — LMC § 15-2.2-5 requires a | Complies: The primary roof pitch is

roof pitch of at least 7:12.

LMC § 15-13-8(B)(2)(e), states,
“Roofs of new residential infill
buildings shall be visually
compatible with roof shapes and
orientation of surrounding Historic
Sites and adjacent buildings that

7:12, and the height and slope of the
secondary roofs (also 7:12) are
compliant with roofs in the Historic
District, and on the streetscape. The
primary roof pitch and standing seam
metal roof is consistent with the style of
the Historic District.
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Porches

Complies: The design complies with
LMC § 15-13-8(B)(2)(i) which states,
“Locate porches on new infill
construction in a way that follows the
predominant pattern of historic porches
along the street.” The front porch is
covered, extends across the main
fagade, and the height of the porch
matches the level of porches seen
across the streetscape.

Mechanical and Utility Systems and
Service Equipment

Complies: The proposed mechanical
ec1uipment is at the rear of the property and
will be screened from neighboring
properties with a fence.

Materials

See Condition of Approval 19:
Pursuant to LMC § 15-13-8(B)(4), the
proposed materials of board and batten
siding, standing seam roof, metal
railings, wood clad windows, and stone
are compliant with the Historic District.

Paint and Color

Complies: The proposed plans indicate
painted and board and batten siding.
LMC § 15-13-8(B)(5)(d) states,
“Materials, such as wood, that are
traditionally painted shall have an

opaque rather than transparent finish.”
See Conditinn nf Annroval 20

6. Garages Complies: The proposed SFD will have
LMC § 15-13-8(B)(6)(b) states, single-car garage, with a seven-foot tall
“Single vehicle garage doors not by nine-foot-wide door, which is
greater than 9 feet wide by 9 feet com_pllant \{Vl’th.’[he Historic District
high shall be used to access the Design Guidelines.

7. Decks Complies: The proposed deck is on the

LMC § 15-13-8(7)(a) states “Decks
shall be constructed in
inconspicuous areas where visually
minimized from the primary public
right-of-way, usually on the tertiary
facade.”

tertiary level and screened from the
Right-of-Way, as it is set back from the
front of the structure by 10°. The deck is
also screened from the sides by
extending the board and batten siding
to hide portions of the deck.
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18. Staff published notice on the City’s website and posted notice to the property on

February 22, 2024. Staff mailed courtesy notice to property owners within 100
feet and posted notice to the property on February 22, 2024.

Conclusions of Law

1.

The proposal complies with the LMC requirements pursuant to Chapter 15-2.2,
Historic Residential — 1 District.

The proposal complies with the LMC requirements pursuant to Chapter 15-3, Off-
Street Parking.

The proposal complies with the LMC requirements pursuant to Chapter 15-13-8,
Design Guidelines For New Residential Infill Construction In Historic Districts.

Conditions of Approval

1.

Final building plans and construction details shall reflect substantial compliance
with the plans reviewed March 7, 2024, by the Planning Director. Any changes,
modifications, or deviations from the approved design that have not been
approved in advance by the Planning and Building Departments may result in a
stop work order.

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

The applicant is responsible for notifying the Planning Department prior to
making any changes to the approved plans.

Minor changes, modifications, or deviations from the approved scope of work
shall be submitted in writing for review and approval/denial in accordance with
the applicable standards by the Planning Director or designee prior to
construction. Major changes, modifications, or deviations from the approved
scope of work require a Modification application, possible noticing period, and
applicable fees prior to construction.

Residential fire sprinklers are required for all new or renovation construction on
this lot, per requirements of the Chief Building Official.

The property is located outside the Park City Landscaping and Maintenance of
Soil Cover Ordinance (Soils Ordinance) and therefore not regulated by the City
for mine-related impacts. If the property owner does encounter mine waste or
mine waste-impacted soils they must handle the material in accordance with
State and Federal law.
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7. Any areas disturbed during construction surrounding the proposed work shall be
brought back to their original state.

8. City approval of a Construction Mitigation Plan (CMP) is a condition precedent to
the issuance of any building permits. The CMP shall include language regarding
the method of protecting adjacent structures.

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

10. All outdoor lighting must be down-directed, fully shielded, with bulbs 3000 degree
Kelvin or less. A fully shielded light is installed in such a manner that all light
emitted either directly from the bulb, or indirectly by reflection or refraction, is
below the horizontal plane through the fixture's lowest light-emitting part. The top
and sides of a Fully Shielded fixture are made of completely opaque material
such that light only escapes through the bottom of the fixture. Final lighting
details shall show compliance with this condition and shall be reviewed by the
Planning Staff prior to installation.

11. Construction waste should be diverted from landfill and recycled when possible.

12. The Applicant shall submit a geotechnical report and final slope stability prior to
submitting a building permit, subject to City Engineer approval.

13.The Applicant shall provide soil stabilization and drainage details documenting
how the disturbed area will be restored and stabilized prior to submitting a
building permit, subject to City Engineer approval.

14.The Applicant shall submit a landscape bond prior to issuance of a building
permit to ensure the stabilization and vegetation rehabilitation are complete prior
to submission of a building permit.

15. Prior to submitting a building permit, the Applicant shall submit a plan
demonstrating how they will provide the temporary shoring needed during
construction, subject to City Engineer approval.

16.Retaining walls cannot exceed the height approved in the SSCUP, without
requesting a modification.

17.The Applicant shall obtain an Encroachment Agreement for driveway access with
the Engineering Department.

18.No retaining walls shall be in the Right-of-Way.

19.Wood siding, windows, and doors shall be painted or stained opaque.

20.Pergolas or similar shade structures are not allowed to be built in the Setbacks.
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21.The Applicant shall submit an updated landscape and irrigation plan with the
building permit application compliant with LMC 15-5-5(N).

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

Sincerely,

Rebecca Ward,
Planning Director

CC: Lillian Zollinger, Planner Il
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May 29, 2025

Tim Suter

NOTICE OF PLANNING DIRECTOR ACTION

Description

Address: 243 Woodside Avenue

Zoning District: Historic Residential — 1

Application: Modification to Historic District Design Review
Project Number: PL-25-06444

Action: DENIED

Date of Final Action: May 29, 2025

Project Summary: The Applicant proposes modifying a Historic District Design
Review to construct a hybrid covered porch/uncovered deck
extension 10 feet in depth on the front facade of a new Single-
Family Dwelling in the Historic District.

Action Taken

On May 29, 2025, the Planning Director conducted a public hearing and denied the
request for a modification to a Historic District Design Review according to the following
findings of fact and conclusions of law:

Findings of Fact
1. 243 Woodside Avenue is in the Historic District.

2. 243 Woodside Avenue is Lot 2 of the 239 Woodside Replat Lot Line Adjustment
recorded with Summit County on July 25, 2007.

3. On February 14, 2024, the Planning Commission approved a Steep Slope
Conditional Use Permit for the construction of a new Single-Family Dwelling
(SFD).

4. On March 7, 2024, the Planning Director approved a Historic District Design
Review (HDDR) for the new SFD.
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5. On February 19, 2025, the Applicant applied to modify the HDDR to extend a six-
foot-deep covered porch to extend to 10 feet in depth with an uncovered deck
along the front fagade.

6. Goal 15 of the Park City General Plan is to preserve the integrity, mass, scale,
compatibility and historic fabric of the nationally and locally designated historic
resources and districts for future generations.

7. Objective 15B is to maintain character, context, and scale of local Historic
Districts with compatible infill development and additions.

8. 243 Woodside Avenue is in the HR-1 Zoning District.

9. The purposes of the HR-1 Zoning District include preserving present land uses
and character of the historic residential areas of Park City and encouraging
construction of historically compatible structures that contribute to the character
and scale of the Historic District.

10.The Land Management Code (LMC) does not define “porch.” LMC § 15-15-1
states that words not defined in the LMC “shall have a meaning consistent with
Webster's New Collegiate Dictionary, latest edition” and Webster's defines
“Porch” as “a covered area adjoining an entrance to a building and usually having
a separate roof.”

11.LMC § 15-13-8(B)(2)(i) establishes the following for new residential porches in
Historic Districts:

a. Porches shall be used to define front entrances. Porches typically cover
the entrance, and usually extend partially or fully across the main fagade.
Over-scaled, monumental and under-scaled entries shall be avoided.

b. Porches on primary and secondary facades shall be compatible with a
building’s style and shall respect the scale and proportions found on
historic buildings.

c. The height of porch decks shall be similar to those found on historic
building(s) in the Historic District.

d. Locate porches on new infill construction in a way that follows the
predominant pattern of historic porches along the street, maintaining
traditional setbacks, orientation of entrances, and alignment along the
Streetscape or character area to reinforce the visual rhythm of the
buildings and site elements.

e. The height of porch decks shall be similar to those found on historic
building(s) within the Streetscape or character area.

12.The Applicant proposes extending the covered porch to create an uncovered
deck extension 10 feet in depth. LMC § 15-15-1 defines “deck:”

a. Platform Deck: open structure above the ground that is in the front yard,
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rear yard, or side yard of a site.

13.1n 2023, Planning staff requested SWCA Lead Architectural Historian complete a
technical memorandum to outline appropriate dimensions for compatible porches
and decks in the Historic Districts. The technical memorandum states that
although “the LMC provides some direction regarding historically compatible
porches, balconies, and decks, the purpose of this technical memorandum is to
review those guidelines and provide clarification and supplemental guidance.”

14.The technical memorandum establishes the following for porches:

a.

h.

A porch is a “structure attached to a building to shelter an entrance or to
serve as a semi-enclosed space; usually roofed and generally open
sided.”
Within the Park City Historic Districts, porches occur on the first and
second levels of buildings and are covered structures.
Residential porch forms in Park City dating to the late 19" and early 20t
centuries tended to be modest in both style and size, similar to the houses
they fronted.
The 1889 Sanborn fire insurance map shows that most residences along
Woodside, Park and Marsac Avenue had porches on the primary fagade.
Second-story porches on residential structures tended to be tucked into
the L- or T-shape of the house plan over a first-story porch. Roofs over
second-story porches were often an extension of the main roof.
Historic residential porch forms associated with the period of significance
and associated with the Historic Districts typically consist of simple
designs ranging from basic entry coverings to linear porches attached to
the primary elevation on the first or second level of the building.
Sanborn fire insurance maps and existing historic residential porches in
the Historic Districts indicate typical porch dimensions are as follows:

i. Overall porch depths tend to be between 4 and 5 feet deep, with an

average length of 12 feet on houses with L- or T-shaped plans.

A second-story porch may be present without a first-story porch but should
be inset into the body of the building and always covered.
Typical porch coverings include a shed or hipped roof.

15.0n November 8, 2023, as part of the HDDR process, the proposed SFD was
reviewed by the Design Review Team with the City’s historic preservation
consultant and Planning staff. The Applicant’s original proposal contained a
porch that did not comply with the requirements of LMC § 15-13-8(B)(2)(i)
because:

a.
b.

It was over-scaled.
It did not respect the scale and proportions found on historic buildings, as
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demonstrated by the technical memorandum.
c. Itdid not follow the predominant pattern of historic porches along the

street, did not maintain traditional setbacks, and did not align with the
streetscape or character area to reinforce the visual rhythm of the
buildings and site elements.
16.Based on the review of the LMC requirements regarding porches, review of the
technical memorandum, and consideration of the surrounding sites, the Planner
sent comments to the Applicant requiring that the depth of the porch be reduced
to no more than six feet. The Applicant updated their plans to comply with the
LMC and reduced the depth of the porch to six feet.
17.The Applicant now requests staff modify the requirements of a six-foot depth to
allow for the extension of the porch to create a hybrid covered porch and
extended uncovered deck along the front facade.
18.LMC § 15-13-8(B)(2)(7) outlines regulations for decks in the Historic Districts:

a. Decks shall be constructed in inconspicuous areas where visually minimized
from the primary public right-of-way, usually on the tertiary fagade.

b. The visual impact of a deck should be minimized by limiting its size and scale.
Introducing a deck that visually detracts from a new structure, or substantially
alters a site’s proportion of built area to open space is not appropriate

19.The technical memorandum establishes the following for decks:

a. Decks may reach the second story of a house but generally have ground-
level access by stairs or an elevated walkway.

b. Decks are open structures without roofs, may or may not have railings, and
are designed for use as exterior living space.

c. Existing residential decks in the Historic District were constructed after the
period of significance for the Mining Boom Era Residences Thematic District
and are not considered contributing characteristics or elements for the district.

Conclusions of Law
1. The Applicant’s proposed hybrid porch/deck extension does not comply with the

porch regulations outlined in LMC § 15-13-8(B)(2)(i) because:

a. ltis over-scaled.

b. It does not respect the scale and proportions found on historic buildings, as
demonstrated by the technical memorandum.

c. It does not follow the predominant pattern of historic porches along the street
and does not align with the streetscape or character area, which contains
non-complying decks and rooftop decks.

d. Creating a hybrid porch/deck does not reinforce the visual rhythm of the
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buildings and site elements.

2. The Applicant’s proposed porch/deck extension does not comply with the deck
regulations outlined in LMC § 15-13-8(B)(2)(7) because:

a. ltis proposed to be constructed in a conspicuous area where visually
maximized when viewed from the primary public right-of-way.

b. The visual impact of the deck extension is not minimized in size and scale.
Introducing a deck that visually detracts from a new structure is not
appropriate.

If you have questions or concerns regarding this Final Action Letter, please call (435)
640-8683 or email meredith.covey@parkcity.org

Sincerely,

Rebecta g
Planning Director

CC: Meredith Covey
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PARK CITY MUNICIPAL CORPORATION
ADMINISTRATIVE PUBLIC MEETING MINUTES
PLANNING DEPARTMENT
https://us02web.zoom.us/j/88167820277

May 29, 2025

STAFF:

Rebecca Ward (Virtual), Planning Director; Elissa Martin, Planning Project Manager;
Meredith Covey, Planner I; Jaron Ehlers, Planner I.

PUBLIC:

Matt Brown, Tim Suter (Virtual), Ken Chartier (Virtual).

The Planning Director called the meeting to order at 12:00 PM.

REGULAR AGENDA/PUBLIC HEARINGS/POSSIBLE ACTION

71 Daly Avenue — Extension of Historic District Design Review Approval —
PL-25-06516 — The Applicant Requests a One-Year Extension of Approval of HDDR to
Construct a Rear Addition to a Single-Family Dwelling Designated as a Significant Historic
Structure Located in the Historic Residential -1 Zoning District.

Planning Project Manager Elissa Martin noted that this item will be continued to the
June 5, 2025 Administrative Public Hearing.

At 12:00 PM, the Planning Director opened a public hearing. There was no public input.
At 12:00 PM, the Planning Director closed the public hearing.

MOTION: The Planning Director CONTINUED the Extension of Historic District Design
Review Approval to June 5, 2025.

243 Woodside Avenue — Modification to Historic District Design Review
Approval — PL-25-06444 — The Applicant Proposes to Modify a Historic District Design
Review (PL-23-05841) to Increase the Depth of the Porch from Six Feet to Ten Feet.
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Planner Meredith Covey presented the application and explained that the modification
involved extending the depth of the porch size from 6 feet that was originally proposed
to 10 feet in width. Planner Covey also indicated that after analysis, it was determined
that the Applicant’s proposed hybrid porch/deck extension does not comply with Porch
and Deck regulations outlined in LMC § 15-13-8 (B)(2)(i), and LMC 8§ 15-13-8(B)(2)(7),
therefore staff recommended that the application for the proposed modification be
denied.

Planning Director Rebecca Ward provided some options on how to proceed. The denial
motion can move forward and if the applicant disagrees with this decision they can
appeal it through the appeal process. Another option is to propose an Amendment to
the code for flexibility with porches and decks on the front fagade and see if that may be
compatible in the Historic District. Then the application could be Continued to a later
date. The Planning Director asked the applicant for input regarding the options.

The applicant Tim Suter replied that he interpreted the code’s intent as to try to preserve
the Historic District and presented some examples of other properties in the area of
porches and decks that he estimated were of equal dimensions or bigger than his
proposal, therefore he believes their proposed modification would be in line with
maintaining the Historical Character of the area given his examples.

At 12:18 PM, the Planning Director opened a public hearing. There was public input.

Applicant’s neighbor, Ken Chartier stated that they had a similar 10 foot deck as well
and supported the design proposal of the applicant.

At 12:21 PM, the Planning Director closed the public hearing.

Planning Director Ward stated that porches need to be compatible with the building,
style and respect the scale and proportions, specific to the scale and proportions found
on historic buildings. The height of the porch needs to be similar to those found on
historic buildings and follow the predominant pattern of them. The code is specific to
historic porches along the street with traditional setbacks, orientation, alignment, along
the streetscape or character area to reinforce the visual rhythm of the buildings and site
elements. She also noted that there are specific regulations about minimizing decks
when viewed from the primary public right of way, limiting the deck size and scale, and
keeping decks on secondary facades.

The Planning Director mentioned that given the tie to the historic structures and the
analysis of the historic structures, the memo prepared by the Historic preservation
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consultant had been effective and helpful in clarifying and ensuring that regulations are
applied to new homes throughout the historic districts, and if there is disagreement on
this, there is an appeal process.

Planning Director Ward noted that the memo established that historically the decks
were 4 to 5 feet, and the prior approval was for 6 feet, so an expansion of 10 feet does
not meet criteria of the code.

Planning Director Rebecca Ward asked the applicant if he would be open to a 1 foot
extension instead of the proposed extension and modify the current proposal. He could
also opt to continue the discussion to a later date, or if preferred, move forward with the
denial instead.

The applicant responded that he wished the Planning Director would listen to the rest of
his arguments before moving forward with the denial, or perhaps a fast denial would get
him faster to a variance process. He stated that he disagrees with the assessment and
believes this is an overreach of the guidelines. He also noted that he will make
comments about the purpose of the Land Management Code and will state that the
consultant report needs to be thrown out. The applicant also indicated that he will do
everything he can to get the denial thrown out.

Planning Director Rebecca Ward clarified with the applicant that if he was trying to
request an exception from the Land Management Code through a Variance, there are
five criteria that is reviewed by the Board of Adjustment and this is a different process
than the Appeal Process. Additional information can be sent to the applicant regarding
those processes for their review and staff will follow up with the applicant to move
through the process that he decides on.

MOTION: The Planning Director DENIED the Modification to Historic District Design
Review Approval in accordance with the Findings of Fact, Conclusions of Law, and
Conditions of Approval.

The applicant asked if the application could be denied even if the facts in the staff report
were wrong. The Planning Director replied that the decision was based on the
information that had been provided and asked if there was a specific finding of fact that
the applicant found to be incorrect. The applicant stated that the 5 foot deck next door
written in the staff report was 10 feet, as indicated by the input of that home owner.
Planning Director Ward clarified that the determination was based on the Findings of
Fact 1 through 19 in the Final Action letter, not the staff report. She also noted that the
Final Action letter outlined the existing code as it applied to 243 Woodside.
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Findings of Fact
1. 243 Woodside Avenue is in the Historic District.

2. 243 Woodside Avenue is Lot 2 of the 239 Woodside Replat Lot Line Adjustment
recorded with Summit County on July 25, 2007.

3. On February 14, 2024, the Planning Commission approved a Steep Slope
Conditional Use Permit for the construction of a new Single-Family Dwelling
(SFD).

4. On March 7, 2024, the Planning Director approved a Historic District Design
Review (HDDR) for the new SFD.

5. On February 19, 2025, the Applicant applied to modify the HDDR to extend a six-
foot-deep covered porch to extend to 10 feet in depth with an uncovered deck
along the front facade.

6. Goal 15 of the Park City General Plan is to preserve the integrity, mass, scale,
compatibility and historic fabric of the nationally and locally designated historic
resources and districts for future generations.

7. Objective 15B is to maintain character, context, and scale of local Historic
Districts with compatible infill development and additions.

8. 243 Woodside Avenue is in the HR-1 Zoning District.

9. The purposes of the HR-1 Zoning District include preserving present land uses
and character of the historic residential areas of Park City and encouraging
construction of historically compatible structures that contribute to the character
and scale of the Historic District.

10.The Land Management Code (LMC) does not define “porch.” LMC § 15-15-1
states that words not defined in the LMC “shall have a meaning consistent with
Webster's New Collegiate Dictionary, latest edition” and Webster’s defines
“Porch” as “a covered area adjoining an entrance to a building and usually having
a separate roof.”

11. LMC § 15-13-8(B)(2)(i) establishes the following for new residential porches in
Historic Districts:

a. Porches shall be used to define front entrances. Porches typically cover
the entrance, and usually extend partially or fully across the main facade.
Over-scaled, monumental and under-scaled entries shall be avoided.

b. Porches on primary and secondary facades shall be compatible with a
building’s style and shall respect the scale and proportions found on
historic buildings.

c. The height of porch decks shall be similar to those found on historic
building(s) in the Historic District.
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d.

e.

Locate porches on new infill construction in a way that follows the
predominant pattern of historic porches along the street, maintaining
traditional setbacks, orientation of entrances, and alignment along the
Streetscape or character area to reinforce the visual rhythm of the
buildings and site elements.

The height of porch decks shall be similar to those found on historic
building(s) within the Streetscape or character area.

12.The Applicant proposes extending the covered porch to create an uncovered
deck extension 10 feet in depth. LMC 8§ 15-15-1 defines “deck:”
a. Platform Deck: open structure above the ground that is in the front yard,

rear yard, or side yard of a site.

13.1n 2023, Planning staff requested SWCA Lead Architectural Historian complete a
technical memorandum to outline appropriate dimensions for compatible porches
and decks in the Historic Districts. The technical memorandum states that
although “the LMC provides some direction regarding historically compatible
porches, balconies, and decks, the purpose of this technical memorandum is to
review those guidelines and provide clarification and supplemental guidance.”

14. The technical memorandum establishes the following for porches:

a. A porch is a “structure attached to a building to shelter an entrance or to

serve as a semi-enclosed space; usually roofed and generally open
sided.”
Within the Park City Historic Districts, porches occur on the first and
second levels of buildings and are covered structures.
Residential porch forms in Park City dating to the late 19" and early 20t
centuries tended to be modest in both style and size, similar to the houses
they fronted.
The 1889 Sanborn fire insurance map shows that most residences along
Woodside, Park and Marsac Avenue had porches on the primary fagade.
Second-story porches on residential structures tended to be tucked into
the L- or T-shape of the house plan over a first-story porch. Roofs over
second-story porches were often an extension of the main roof.
Historic residential porch forms associated with the period of significance
and associated with the Historic Districts typically consist of simple
designs ranging from basic entry coverings to linear porches attached to
the primary elevation on the first or second level of the building.
Sanborn fire insurance maps and existing historic residential porches in
the Historic Districts indicate typical porch dimensions are as follows:

i. Overall porch depths tend to be between 4 and 5 feet deep, with an

average length of 12 feet on houses with L- or T-shaped plans.

A second-story porch may be present without a first-story porch but should

Page 152 of 302



Docusign Envelope ID: DE0901CB-24DB-4ED4-9735-18FC2F52DEEB

Administrative Public Meeting
May 29, 2025
Page 6

be inset into the body of the building and always covered.
i. Typical porch coverings include a shed or hipped roof.

15. On November 8, 2023, as part of the HDDR process, the proposed SFD was
reviewed by the Design Review Team with the City’s historic preservation
consultant and Planning staff. The Applicant’s original proposal contained a
porch that did not comply with the requirements of LMC § 15-13-8(B)(2)(i)
because:

a. It was over-scaled.

b. It did not respect the scale and proportions found on historic buildings, as
demonstrated by the technical memorandum.

c. It did not follow the predominant pattern of historic porches along the

street, did not maintain traditional setbacks, and did not align with the
streetscape or character area to reinforce the visual rhythm of the
buildings and site elements.
16.Based on the review of the LMC requirements regarding porches, review of the
technical memorandum, and consideration of the surrounding sites, the Planner
sent comments to the Applicant requiring that the depth of the porch be reduced
to no more than six feet. The Applicant updated their plans to comply with the
LMC and reduced the depth of the porch to six feet.
17.The Applicant now requests staff modify the requirements of a six-foot depth to
allow for the extension of the porch to create a hybrid covered porch and
extended uncovered deck along the front fagade.
18.LMC 8§ 15-13-8(B)(2)(7) outlines regulations for decks in the Historic Districts:

a. Decks shall be constructed in inconspicuous areas where visually minimized
from the primary public right-of-way, usually on the tertiary facade.

b. The visual impact of a deck should be minimized by limiting its size and scale.
Introducing a deck that visually detracts from a new structure, or substantially
alters a site’s proportion of built area to open space is not appropriate

19. The technical memorandum establishes the following for decks:

a. Decks may reach the second story of a house but generally have ground-
level access by stairs or an elevated walkway.

b. Decks are open structures without roofs, may or may not have railings, and
are designed for use as exterior living space.

c. Existing residential decks in the Historic District were constructed after the
period of significance for the Mining Boom Era Residences Thematic District
and are not considered contributing characteristics or elements for the district.
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Conclusions of Law
1. The Applicant’s proposed hybrid porch/deck extension does not comply with the

porch regulations outlined in LMC § 15-13-8(B)(2)(i) because:

a. lItis over-scaled.

b. It does not respect the scale and proportions found on historic buildings, as
demonstrated by the technical memorandum.

c. It does not follow the predominant pattern of historic porches along the street
and does not align with the streetscape or character area, which contains
non-complying decks and rooftop decks.

d. Creating a hybrid porch/deck does not reinforce the visual rhythm of the
buildings and site elements.

2. The Applicant’s proposed porch/deck extension does not comply with the deck
regulations outlined in LMC § 15-13-8(B)(2)(7) because:
a. Itis proposed to be constructed in a conspicuous area where visually
maximized when viewed from the primary public right-of-way.
b. The visual impact of the deck extension is not minimized in size and scale.

Introducing a deck that visually detracts from a new structure is not
appropriate.

The Park City Administrative Public meeting adjourned at 12:32 PM.

Approved by Planning Director:

Signed by:

Kbeoea Nard

E4E7OE75E143478...
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Variance Request Summary

243 Woodside Ave owner is seeking permission to construct a partially
covered “porch / balcony / patio” adjacent to living area, providing room for
outdoor dining (in good weather), with a view over the valley of Old Town.
Because of confusion over definitions of Porch versus Balcony versus
Patio, this will be referred to as the “feature” in the variance request.

This request was denied in a Final Action Letter dated May 29, 2025 for
Project Number PL-25-06444, following an Administrative Public Hearing
on that day.

Written support for this from owners of 214, 220 and 241 Woodside were
submitted to the May 29" Hearing. (see Addendum 2)

A 6’ deep porch has been already approved, and the 243 Woodside owner
is seeking to extend this by 3'11™ to 9°11”. The design of the extension in
the variance submission is a cantilevered uncovered “balcony” (as is on the
historic home on 505 Woodside) however 243 Woodside owner can also
flex the design to be fully covered cantilevered (as it is on 835 Woodside),
or move the columns outwards to there is no cantilever.
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The outline of the proposed feature has been framed by our builder.
See photograph below.

Photos of 243 Woodside in this submission include this framing, which
helps the reader see the degree of impact of this feature on the rhythm of
the neighborhood.

The 5 Variance criteria:

1.  Literal enforcement of the Land Management Code would cause an
unreasonable hardship for the Applicant that is not necessary to carry out
the general purpose of the Land Management Code;

The denial of the request for this feature by PC Planning’s interpretation of
LMC and the Technical Memorandum “Porches, Balconies, and Decks —
Appropriate Dimensions and Compatibility SWCA Project No. 00026949-
005-SLC” causes unreasonable hardship for the applicant as:

a) 90% of uphill neighbors have the feature.
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b) 46 homes on the historic registry have this feature. Many are
uncovered decks above garages, which could not be
comprehended by the Technical Memorandum as automobiles
were not much of a thing during the historic period and so don't
appear on Sanborn maps nor in photographs, these have mostly
been installed in historic registry homes after the historic period.

Six of the historic homes have this feature with very similar
characteristics to what is being requested here:

Address Category  Style of Feature

9 Hillside Ave Significant  2nd story partially covered cantilevered extended porch, and 2nd
storey deck

151 Main St Landmark  Historic Site form: 7' deep porch on 2nd level, 7' deep balcony on
3rd level directly above the porch

455 Park Ave Landmark  10' deep covered porch on 2nd storey

232 Woodside Ave Landmark A large array of decks and porches, including an uncovered porch
extension looking out over the valley

505 Woodside Ave Significant  2nd storey Porch extends out via uncovered cantilever section
beyond shed roof

835 Woodside Ave Significant  Cantilevered extended porch

c) The applicant already suffers hardship with the stairs and 14’
deck of the northern neighbor (245 Woodside) protruding past
the normal setback and into the sidewalk. Apparently the 245
Woodside stairs and deck were approved under a variance some
time ago. (see Addendum 2)
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Barely visible frame of

feature on 243
Woodside

R e —

Framing of feature on 243 Woodside barely visible from road adjacent to
northern boundary of 245 Woodside as 245 Woodside stairs and deck
completely obscure the framed feature, the 245 Woodside stairs extend
some 15’ past the end of the framed feature.

This hardship is not necessary to carry out the general purpose of the LMC,
being to “preserve .... character of the Historic residential Areas of Park City”
as this feature is totally in character with the neighborhood, and barely
visible. Ironically because it is hidden by the previously approved similar
features on 245 Woodside and 225 Woodside, so can only be viewed “front
on” whereby depth is difficult to judge.

2. There are special circumstances attached to the Property that do not
generally apply to other Properties in the same zone;
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a) Very few properties, if any, have neighbor's decks extending
through their view corridor as 245 Woodside deck and stairs does
for 243 Woodside's view corridor.

b) 90% of the other properties in the same zone already have this
feature and the special circumstances for 243 Woodside is that it
doesn’t yet have this feature. This feature on 243 Woodside is
barely visible from either side due to the extensive stairs and deck
on 245 Woodside, and the garage and deck on 225 Woodside.

c) There is no “in fill” land remaining in the stretch of Woodside Ave

between the two nearest uphill historic homes, so others are not
able to make as clear an argument that “most of neighbors” have
this feature, and very few, if any, can make the argument similar to
the hardship imposed by 245 Woodside deck and stairs.

3. Granting the variance is essential to the enjoyment of a substantial
Property right possessed by other Property in the same zone
= 90% of neighbors have this feature
= The importance of this feature is demonstrated in these
comments:

a) 241 Owner Joan Chartier when asked what she would do
differently if designing her house from scratch “increase
size of front deck”

b) 245 Woodside front deck is the feature photo on VRBO
listing and listing states “After a long day on the slopes,
take in the views from one of the best decks in Old Town,

”
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4. The variance will not substantially affect the General Plan and will not
be contrary to the public interest;
= A 311" extension in a barely visible place will not materially nor

substantially affect the General Plan
= As it is barely visible, it will not be contrary to the public interest

5. The spirit of the Land Management Code is observed and substantial
justice done.

= The spirit of the Land Management Code is “preserve and
maintain historic district character” and complement existing
historic houses, not to require owners to design to imitate how the
existing historic houses were originally built

= The Consultant technical memorandum “Porches, Balconies, and
Decks — Appropriate Dimensions and Compatibility SWCA Project
No. 00026949-005-SLC” is an overreach vs the Land
Management code, and is itself not in the spirit of the LMC

= Substantial justice will be done, by approving the feature that 90%
of neighbors have already.
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More details.

Key points:

1. Most of the uphill neighbors have this feature. This feature is
possessed by 13 of 14, (90%) of the uphill houses on Woodside
Avenue, between the nearest two uphill historic houses (149 and 311
Woodside).

2. The nearest historic house, at 232 Woodside, which is also a
landmark property although is downhill of the street, has this feature,
and there are 18 uphill historic properties on Woodside Avenue that
also possess this feature.

3. The LMC repeatedly refers to compatibility with characteristics of
historic houses and the character of historic residential areas,
whereas 2023 Consultant memorandum “Porches, Balconies, and
Decks — Appropriate Dimensions and Compatibility SWCA Project
No. 00026949-005-SLC.” refers to typical characteristics that current
historic houses had during the period of late 19th and early 20th
century, and can be found in photographs and Sanborn maps, and
then recommends current architectural designs of Porches, Balconies
and Decks be limited from having features that historic houses and
historic districts currently possess.

a. The memo acknowledges that “While the presence of balconies
on residential structures within Park City during the period of
significance is likely, the lack of photographic evidence or
information available through the Sanborn maps indicates that
they were rare.” And so, by not recommending any guidelines
for balconies, may also be limiting rare features that houses
historically had, however no photographs exist.

b. The consultant’'s memo is an overreach. For new infill houses,
the LMC does not set out to return the historic districts to the
typical former neighborhoods, rather to preserve and maintain
the current.

4. The historic rhythm of this section of Woodside Avenue will not be
affected by the addition of this feature to 243 Woodside as a) it is in
keeping with the majority of houses in the section of the street (Point
1) and b) it is not visible from the two historic houses at 149 and 311.
In addition, it is not visible from any location north of 245 and south of
225 Woodside.
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5. There is no “in fill” land remaining in the stretch of Woodside Ave
between the two nearest uphill historic homes, so others are not able
to make as clear an argument that “most of neighbors” have this
feature
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Description of submission:

This submission seeks a “Partially covered porch / balcony adjacent to
living area, providing room for outdoor dining in good weather and with a
view over the valley of Old Town to be included in amended plans for 243
Woodside Ave”.

For purposes of this submission, “room for outdoor dining” means a space
of approximately 10’ by 10’ within the balcony.

The request is for the approved fully covered 6’ deep porch to be extended
by 3'11” to a depth of 9’11” as shown in below diagram (and attached in
drawing C1-2). The extended area would not be covered:
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This design fully complies with 10’ front and 3’ side setback requirements.
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Point1. Most of the uphill neighbors have this feature. This feature
is possessed by 13 of the 14 (90%) uphill houses on Woodside
Avenue, between the nearest two uphill historic houses (149 and 311
Woodside).
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From Summit County Appraisal District map of Woodside Ave area,
marked up by 243 Owner to show locations of uphill properties with the
feature on front of property (marked in green, with a smiley face icon) and
the two nearest uphill historic properties at 149 and 311 Woodside, both
with traditional smaller porches (marked in purple), as well as the nearby
downhill Landmark historical property, 232 Woodside, with this feature,
(marked in both purple and green and also a smiley face), and 243
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Woodside (marked in blue). Smiley face icon is used to represent those
with the enjoyment of the feature requested in this submission.
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Detail of neighboring uphill houses on Woodside Avenue with this feature,
starting from immediate neighbors.
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House | Approx. | Photos
Number | Depth
of
feature
241 10’
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10’

245

239
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10’

10’

249

237
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253 10°
225 20°
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261 10°
207 14
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265 10°
205 10°
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305 20’

159 10’ (6’
wide)
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10’

321

327
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Point 2. The nearest historic house, at 232 Woodside, which is also
a landmark property and is downhill of the street, has this feature and
there are 18 uphill historic properties on Woodside Avenue that
possess this feature.

232 Woodside is almost opposite 243 Woodside and has this feature (a
large, raised area overlooking the valley of Park City). This area is not a
porch under the 2023 consultant's technical memo definition, as it does not
provide entrance access, however it is partially covered, so does not fall
under the consultant’s definition of balcony.

From 232 Woodside Historic site form:

There have been minimal changes made to the original house since the
writing of this description, although a large addition has been constructed
on the east side of the house, sometime after the 2008 historic site form
was written. The addition is clad and sheathed in the same manner as the
rest of the house, though the gable roof includes several different pitches. A
decorative barge board truss has been added in the front gable and the
square porch posts have been replaced with chamfered wood posts. These
elements are not seen in the c. 1940 tax photo and may not be original to
the house. The overall form and materiality of the building remains intact
and the building retains its historic value.
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232 (the Yellow house on left) showing the position of the lower partially
covered balcony, and relationship to 243 (the unfinished house on right).
Photo taken from across the valley on Ontario Ave.
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A closer view of 232 showing the feature.
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Other nearby historical houses on Woodside with the feature being sought
in this submission

-
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House Approximate | Photographs
number | feature depth
401 10°
il
429 10°
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481 10’
501 10’
27|Page

Page 181 of 302



505

10’
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543

10’

Je in 1982 (Historic Architectural Survey, 1982)
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627

20°, was 10’
in 1941

633

20’
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733 20°
823 15’
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835

10’

in 1995
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839

12’
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901

12’
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de Avenue in 1982 (Historic Architectura
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909

10’

1007

20’, was 15’
in 1941

'hoto 8: 1007 Woodside Avenue. . 1941 (Tax Photos, Summit County)
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1027

10’

venue. . 1941 (Tax Photos, Summit County)
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1045

2 10’ deep,
was one 10’
deep in 1941

e Avenue. ¢. 1941 (Tax Photos, Summit County)
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Point 3. The LMC repeatedly refers to compatibility with
characteristics of historic houses and the character of historic
residential areas, whereas 2023 Consultant memorandum “Porches,
Balconies, and Decks — Appropriate Dimensions and Compatibility
SWCA Project No. 00026949-005-SLC.” refers to typical
characteristics that current historic houses had during the period of
late 19" and early 20'" century, and can be found in photographs and
Sanborn maps, and then recommends current architectural designs
of Porches, Balconies and Decks be limited from having features that
historic houses and historic districts currently possess.

The memo acknowledges that “While the presence of balconies on
residential structures within Park City during the period of significance is
likely, the lack of photographic evidence or information available through
the Sanborn maps indicates that they were rare.” And so, by not
recommending any guidelines for balconies, may also be limiting rare
features that houses historically had, however no photographs exist.

The consultant’'s memo is an overreach. For new infill houses, the LMC
does not set out to return the historic districts to the typical former
neighborhoods, rather to preserve and maintain the current.

In particular, in the LMC reference to porches, it requests “Porches on
primary and secondary facades shall be compatible with a building’s style
and shall respect the scale and proportions found on historic buildings in
the s(treet).” It does not request respecting only the scale and proportions
that historic buildings previously possessed and appears to include
features that historic buildings have and may have had for many years,
such as the feature on 232 Woodside, and on the 18 uphill historic houses
on Woodside Avenue.

Excerpts from LMC

LMC 15-1-2 Statement of purpose, in section (e) states “To allow
Development in a manner that encourages the preservation of
environmentally sensitive lands, Historic Structures, the integrity of Historic
Districts, and the unique urban scale of original Park City,”
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LMC 15-2.2-1 Purpose

The purpose of the Historic Residential HR-I District is to:

A. preserve present land Uses and character of the Historic residential

Areas of Park City;

B. encourage the preservation of Historic Buildings and/or Structures;

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

D. define Development parameters that are consistent with the General

Plan policies for the Historic core; and

E. establish Development review criteria for new Development on Steep

Slopes which mitigate impacts to mass and scale and the
environment.

LMC 15-13-1 Purpose And Policy

The Regulations for Park City’s Historic Districts and Historic Sites (referred

to throughout the document as the “Regulations”) is intended to fulfill the

policy directives provided in the General Plan and the Land Management

Code.

The goal of the Regulations is to meet the needs of various interests in the

community by providing guidance in determining the suitability and
architectural compatibility of proposed projects, while at the same time
allowing for reasonable changes to individual buildings to meet current
needs. For property owners, design professionals, and contractors, it
provides guidance in planning projects sympathetic to the unique
architectural and cultural qualities of Park City.

15-13-8 Regulations For New Residential Infill Construction (and Non-
Historic Residential Sites) In Historic Districts

A. Universal Regulations

1. New infill residential buildings shall reflect the historic character—
simple building forms, unadorned materials, restrained
ornamentation—of Park City’s Historic Sites.
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3. A style of architecture shall be selected and all elevations of the new
infill residential building shall be designed in a manner consistent with
a contemporary interpretation of the chosen selected style. Stylistic
elements shall not simply be applied to exteriors. Styles that never
appeared in Park City shall be avoided. Styles that radically conflict
with the character of Park City’s Historic Sites shall also be avoided.

4. New infill residential buildings shall differentiate from historic
structures but be compatible with historic structures in materials,
features, size, scale and proportion, and massing to protect the
integrity of the Historic District as a whole. The massing of the new
infill residential buildings shall be further broken up into volumes that
reflect the original massing of historic buildings; larger masses shall
be located at the rear of the lot.

6. Exterior elements—roofs, entrances, eaves, chimneys, porches,
windows, doors, steps, garages, etc.— of the new infill residential
building shall be of human scale and shall be compatible with
neighboring Historic Structures.

10. New infill residential buildings shall reinforce visual unity within the
context of the Streetscape or character area. The specific context of each
Streetscape or character area is an important feature of the Historic
District. The context of each Streetscape or character area shall be
considered in its entirety, as one would see it when standing on the street
viewing both sides of the street for the entire length of the Streetscape or
character area. Special consideration should be given to adjacent and
neighboring Historic Sites in order to reinforce existing rhythms and

patterns.
15-13-8-2-A i. Porches

1. Porches shall be used to define front entrances. Porches typically
cover the entrance, and usually extend partially or fully across the
main facade. Over-scaled, monumental and under-scaled entries
shall be avoided.
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2. Porches on primary and secondary facades shall be compatible with
a building’s style and shall respect the scale and proportions found on
historic buildings in the s.

3. The height of porch decks shall be similar to those found on historic
building(s) in the Historic District.

4. Locate porches on new infill construction in a way that follows the
predominant pattern of historic porches along the street, maintaining
traditional setbacks, orientation of entrances, and alignment along the
Streetscape or character area to reinforce the visual rhythm of the
buildings and site elements.

5. The height of porch decks shall be similar to those found on historic
building(s) within the Streetscape or character area.
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Point4. The historic rhythm of this section of Woodside Avenue
will not be affected by the addition of this feature to 243 Woodside as
it is not visible from the two historic houses at 149 and 311. In
addition, it is not visible from any location north of 245 and south of
225 Woodside.

243 Woodside

e A T,

Framed feature on 243 Woodside is not visible from road adjacent to 149
Woodside. The stone garage walls and deck of 225 Woodside and the
curve of the hill completely obscure the framed feature.
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' | 315 Woodside
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Framed feature on 243 Woodside is not visible from the road adjacent to
315 Woodside
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'
1| 245 Woodside

Photo from Google Street View

Framed feature of 243 Woodside would not be visible from adjacent to 225
Woodside, can just see the stairs of 245 Woodside which are some 15’ in
front of the framed feature on 243 Woodside.
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Barely visible frame of
feature on 243
Woodside

—

Framing of feature on 243 Woodside barely visible from road adjacent to
northern boundary of 245 Woodside as 245 Woodside stairs and deck
completely obscure the framed feature, the 245 Woodside stairs extend
some 15’ past the end of the framed feature.
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Point 5. There is no “in fill” land remaining in the stretch of
Woodside Ave between the two nearest uphill historic homes, so
others are not able to make as clear an argument that “most of
neighbors” have this feature

v \\)
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Addendum 1

Excerpts from TECHNICAL MEMORANDUM

To: Rebecca Ward, Assistant Planning Director Park City Municipal
Corporation, Planning Department 445 Marsac Avenue Park City, Utah
84060 Submitted via email: rebecca.ward@parkcity.org

From: Christina Olson, Lead Architectural Historian

Date: July 17, 2023

Re: Porches, Balconies, and Decks — Appropriate Dimensions and

Compatibility SWCA Project No. 00026949-005-SLC,

Historic Context
A porch is defined as a “structure attached to a building to shelter an

entrance or to serve as a semi-enclosed space; usually roofed and
generally open sided” (Harris 1983). As a result of their functionality,
porches are a perennial feature of architecture, ranging in form from a
simple entry cover on a basic dwelling to an elaborate entranceway on a
formal or commercial building. Within the Park City historic districts,
porches occur on the first and second levels of buildings and are covered
structures.

Photographs of Park City during the late nineteenth and early twentieth
century captured both the form and detailing of typical porches during that
time. Residential porches off the first story were generally modest in
design, had floors slightly above grade or at grade, and were often built into
a corner between a projecting bay and the primary elevation of houses with
L- or T-shaped plans. Sometimes porches would run the length of the
primary elevation and occasionally wrap around the primary elevation and
a side elevation. Roof covering was generally a simple extension of the
eaves of the primary elevation or the floor of a second-story porch (Figure
A-3-5).

Several short notices in the Park Record from the 1880s indicate that
porches were often added to existing residential and commercial buildings.
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... “Mr. G.W. Dressler is building a large addition to his residence on the
north, putting a porch on the front and otherwise improving the property,”
and “Aug H. Puelling our enterprising baker has been putting a new porch
the front of his building this week. It makes quite an improvement in the
building” (Park Record 1884).

Form and Dimensions

... Although there are no specifications for porch size or shape within the
LMC, Sanborn fire insurance maps and existing historic residential porches
in the historic districts indicate typical porch dimensions as follows. Overall
porch depths tend to be between 4 and 5 feet deep, with an average length
of 12 feet for corner porches on houses with L- or T-shaped plans, a
maximum length of 35 feet for those along a primary elevation, and a
maximum length between 25 and 35 feet for those wrapping around the
primary and side elevations (Sanborn Map Company 1889, 1907).
Regardless of size, porches are typically covered, and this covering is
often a shed or hipped roof in form.

Balconies

Historic Context

A balcony is defined as “a projecting platform on a building — sometimes
supported from below, sometimes cantilevered — enclosed with a railing or
balustrade” (Harris 1983). Balconies are constructed at the second story or
higher and are typically accessed from inside of the house rather than from
ground level, apart from emergency egress, such as fire escapes.
Balconies typically have no roof. Within the Park City historic districts,
balconies occur on upper levels (second story or above) and are
uncovered.

While the presence of balconies on residential structures within Park City
during the period of significance is likely, the lack of photographic evidence
or information available through the Sanborn maps indicates that they were
rare. ...

Form and Dimensions

Historic residential balconies were likely scaled to single-family dwellings
present during the period, mimicking those of porches: 4 to 5 feet deep,
with an average length of 12 feet. Additionally, residential balconies
would have been uncovered.
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Discussion:

The limitation of the recommendations to what was typical rather than the
entirety of the characteristics of what was built during period of significance
(1872—1929) in the Mining Boom Era Residences Thematic District
unnecessarily limits property owner’s rights following the implementation of
these guidelines.

The memorandum acknowledges that

Balconies were likely on Residential buildings though without any cited
photographic evidence goes on to conclude the maximum size and
covering of the balconies.
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Addendum 2

Submissions to public hearing May 29, 2025

From:
Sent: Wednesday, May 28, 2025 9:11 PM

To: Meredith Covey <meredith.covey@parkcity.org>; Rebecca Ward <rebecca.ward@parkcity.org>
Subject: [External] 243 Woodside

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

[CAUTION] This is an external email.

Rebecca abd Meredith,
Hope all is well. Meredith you have a superstar mentor.

[ wanted to take this opportunity to reach out to you both and voice my support for the neighbor's
modestly extended deck. It is down a home or two and across the street from two homes that I own -

and [N

Conformity for our historic character is clearly allowing for the modest 10 foot deck. As you should
know the code has changed many times over the years leaving our beloved street loaded with “non"
conforming beautifully functioning decks according to today’s code. A 10 foot deck makes all the
difference in terms of functionality. One of many examples is directly across the street (232 Woodside a
historic home, ) from the subject property. It has considerable decks all around the

property. | JJJJJJIll home directly across the street from my homes is a massive front deck. The
adjoining neighbors (241 - | D to 243 has a ten foot deck.

So visual conformity is clearly a non-issue here.

Furthermore, speaking of visual - 245 Woodside, the property to the north hangs over this home at 243
and considerably blocks the view of the proposed new deck at 243. That staircase at 245 I believe even
encroaches on 243 Woodside. When I was on the commission | remember we had many problems with
that staircase and somehow Atty Harrington kept pushing it though. On several levels it was illegal.
Since there was no existing home at 243 and therefore was no one available to protect these rights. 1
still believe we made a mistake in approving that variance and in so devaluing the neighboring vacant
property. If I recall they had claimed they were “eventually” going to remove this non conforming and
somewhat hazardous staircase which was built without a permit. [ haven’t been in that property for
decades but I can see that they are continually doing remodely work on it. Unfortunately [ have yet to
see their staircase dealt with.
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With great appreciation for what you do, I formally request that you approve the new homeowner's
(whom I have never met) proposed deck.

All the best,

John Kenworthy

From: |

Sent: Thursday, May 29, 2025 9:57 AM

To: Meredith Covey <meredith.covey@parkcity.org>; Rebecca Ward <rebecca.ward@parkcity.org>
Cc:

Subject: FW: [External] 243 Woodside

Importance: High

Warning: Replies to this message will go to || | | I 1 vou are unsure this is correct
please contact the helpdesk.

Dear Rebecca and Meredith:
As the next door neighbors of the Tim and Kerry Suter, _ we want to make you aware that
we are in full support of their request for the larger deck — our deck measures 10’1” and although we did

not build the home, we are certainly appreciative of that space — it really is not as spacious as it would
seem.

My husband plans to be on the call today and wanted to clarify that the time is 12pm MDT not MST as
noted on the agenda. | wanted to pass this along in the event he is unable to connect to the meeting.

We sincerely hope and request that this modification be granted.

Joan Chartier
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Addendum 4:

JSARC

ARCHITECTS+INTERIORS

To: Park City Plannlng Department 12 20 24

Attn: Lillian Zollinger

Subject: Historical precedent and building scale in regards to deck
size.

243 Woodside Ave. Park City, Ut 84060

Lillian,

We are requesting approval to adjust the depth of the planned porch
from 6 feet to 10 feet for the project currently under construction at
243 Woodside Ave. This change would be in accordance with
municipal code 15-13-8b2i which states:

Porches

Porches shall be used to define front entrances. Porches typically
cover the entrance, and usually extend partially or fully across the
main facade. Over-scaled, monumental and under-scaled entries
shall be avoided.

Porches on primary and secondary facades shall be compatible with
a building’s style and shall respect the scale and proportions found on
historic buildings in the s. (SIC)

The height of porch decks shall be similar to those found on historic
building(s) in the Historic District.

Locate porches on new infill construction in a way that follows the
predominant pattern of historic porches along the street, maintaining
traditional setbacks, orientation of entrances, and alignment along the
Streetscape or character area to reinforce the visual rhythm of the
buildings and site elements.

The height of porch decks shall be similar to those found on historic
building(s) within the Streetscape or character area.
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Porch columns and railings shall be simple in design and utilize
square or rectangular shapes. If balusters are used, they should be
no more than two inches square. Columns should be a minimum of
four inches and a maximum of eight inches square.

We are including a survey of the site completed in 2004 that indicates
that the historic structure located on this lot featured a porch of similar
or greater depth in the front of the property. We are also including a
replat document from 2010 that required the existing house to be
demolished and that the new house

must be constructed to preserve the historic form of the prior house.
Additionally, we have completed an analysis of similar buildings on
Woodside Ave. There are several historic properties that show the
proposed adjustment of the porch would better fit the historic
language of Woodside. The list of historic properties with similar
porch conditions can be found below:

1. 401 Woodside Ave

429 Woodside Ave

481 Woodside Ave

501 Woodside Ave

505 Woodside Ave

543 Woodside Ave

615 Woodside Ave

627 Woodside Ave

9. 633 Woodside Ave

10. 733 Woodside Ave

11. 823 Woodside Ave

12. 835 Woodside Ave

13. 839 Woodside Ave

14. 901 Woodside Ave

15. 909 Woodside Ave

16. 1007 Woodside Ave

17. 1027 Woodside Ave

18. 1045 Woodside Ave

O NOORWDN
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Please feel free to reach out if you have any comments or questions
in regards to this request.
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Addendum 5 Full list of 46 homes on historic registry with this feature:

Address Category  Style of Feature

64 Chambers Avenue Landmark  Uncovered Deck Directly above Road

118 Daly Avenue Landmark  Uncovered 2nd Storey Deck Directly above Road

162 Daly Avenue Landmark  Uncovered Deck Directly above Road

560 Deer Valley Dr Significant 9" deep covered porch (14 x 8' floor boards), first floor, although
raised above grade

577 Deer Valley Dr Significant  Historic Site form: Old bw photo shows uncovered deck adjoining

covered porch
2465 Doc Holliday Dr Significant  10' deep covered porch, 1st floor

901 Empire Ave Significant  10' deep covered porch, 2nd floor

1011 Empire Ave Significant  Historic site form: Uncovered deck, slightly set back from road,
adjoining 2nd floor porch

1063 Empire Ave Significant  Historic site form: Uncovered deck, on front and side, adjoining 1st
floor porch, elevated from road

250 Grant Ave Significant  Historic site form: Uncovered deck, on front and side, adjoining 2nd
floor porch, elevated from road

262 Grant Ave Significant  Historic site form: 1940 photo shows Uncovered deck, on front and
side, adjoining 1st floor porch, elevated from road

9 Hillside Ave Significant  2nd story partially covered cantilevered extended porch, and 2nd
storey deck

80 King Rd Significant  2nd story partially covered extended porch, and 3rd storey balcony

151 Main St Landmark  Historic Site form: 7' deep porch on 2nd level, 7' deep balcony on
3rd level directly above the porch

220 Marsac Ave Significant A large uncovered deck extends towards the road from the covered
porch

334 Marsac Ave Landmark A large uncovered deck extends from porch and wraps around the
side of the single storey house

338 Marsac Ave Significant A large uncovered deck extends from 2nd storey porch and wraps
around the side

402 Marsac Ave Significant A large uncovered deck above garage on 2nd storey

1009 Norfolk Ave Significant A large uncovered deck above garage on 2nd storey

1021 Norfolk Ave Significant A large uncovered deck on 2nd storey

145 Park Ave Significant A large deck over garage connected to 2nd story porch

305 Park Ave Significant 9" deep covered porch 1st storey although raised above street by
approx 1 storey

339 Park Ave Significant A large deck over garage connected to 2nd story porch

351 Park Ave Significant A large deck over garage connected to 2nd story porch

363 Park Ave Landmark A large deck over garage connected to 2nd story porch

455 Park Ave Landmark  10' deep covered porch on 2nd storey

581 Park Ave Significant  Large deck above garage, and elevated above living area

40 Sampson Ave Significant  Large uncovered deck adjoining porch
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232 Woodside Ave Landmark A large array of decks and porches, including an uncovered porch
extension looking out over the valley

316 Woodside Ave Significant  Patios added to East and West

401 Woodside Ave Significant  Large uncovered deck on front of 2nd Storey

429 Woodside Ave Significant  Large deck above garage, extending from porch and wrapping
around house

481 Woodside Ave Significant  Large deck above garage, extending from porch and wrapping
around house

501 Woodside Ave Significant  Large deck above garage, extending from porch

505 Woodside Ave Significant  2nd storey Porch extends out via uncovered cantilever section
beyond shed roof

543 Woodside Ave Significant  2nd storey Porch extends out via uncovered section beyond shed
roof, total approx 10' deep

615 Woodside Ave Significant
Deep 1st storey porch wraps around house, deck added above garge

627 Woodside Ave Significant  Large deck above garage

633 Woodside Ave Significant  Large deck above garage, extends from porch

835 Woodside Ave Significant  Cantilevered extended porch

839 Woodside Ave Landmark  peep 2nd storey porch extends out over driveway and wraps around
house

901 Woodside Ave Landmark  Deep (guess 10' by 10') 1st storey porch inside main structure

909 Woodside Ave Significant  Deep porch over 1st floor entrance

1007 Woodside Ave Significant  Large deck above garage, extends from porch

1027 Woodside Ave Significant  Deep 2nd storey porch extends out over driveway

1045 Woodside Ave Significant  Deep uncovered 2nd storey deck above driveway
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DocuSign Envelope ID: 6774C1BA-1723-4EB0-8D73-E881E8E48690

PARK CITY |

Planning Department

February 14, 2024
Tim and Kerry Suter
CC: Jeff Schindewolf

NOTICE OF PLANNING COMMISSION ACTION

Description

Address: 243 Woodside Avenue

Zoning District: Historic Residential — 1 (HR-1)

Application: Steep Slope Conditional Use Permit

Project Number: PL-23-05842

Action: APPROVED WITH CONDITIONS (See Below)

Date of Final Action:  February 14, 2024

Project Summary: The Applicant Proposes to Construct a New Single-Family
Dwelling on a Steep Slope on a Vacant Lot.

Action Taken

On February 14, 2024, the Planning Commission conducted a public hearing and
approved the proposal for a new Single-Family Dwelling at 243 Woodside Avenue built
into a Steep Slope, on a vacant lot according to the following Findings of Fact,
Conclusions of Law, and Conditions of Approval.

Findings of Fact
1. The Site is located at 243 Woodside Avenue, part of the 239 Woodside Replat

Lot Line Adjustment, and is a vacant lot.

2. The Site is located within the Historic Residential — 1 (HR-1) Zoning District.

3. The Applicant proposes construction of a new Single-Family Dwelling (SFD) on
the vacant lot.

4. The new SFD proposes an excess of 200 square feet located on an existing
Slope of thirty percent (30%) or greater, therefore, a SSCUP application is
required.
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DocuSign Envelope ID: 6774C1BA-1723-4EB0-8D73-E881E8E48690

PARK CITY |

Planning Department

5. In conjunction with the SSCUP, the Applicant submitted a Historic District Design
Review (HDDR) Application (PL-23-05841). The HDDR Application approval is
subject to the approval of this SSCUP.

6. The minimum Lot size in the HR-1 Zoning District is 1,875 square feet. 243
Woodside Avenue is 1,875 square feet.

7. The minimum Lot width in the HR-1 Zoning District is 25 feet. 243 Woodside
Avenue is 25 feet in width.

8. The maximum building footprint in the HR-1 Zoning District for a Lot that is 1,875
square feet is 844 square feet. The proposed building footprint is 844 square
feet.

9. Minimum Front and Rear setbacks for Lots 75’ in depth in the HR-1 Zoning
District is 10’ each. The proposed SFD meets a 10 foot Setback for both the
Front and Rear setbacks.

10. Minimum Side Setbacks for Lots 25’ in width are three feet each in the HR-1
Zoning District. The proposed SFD meets a three-foot side setback for each side.

11.The maximum building height is 27 feet from Existing grade in the HR-1 Zoning
District. The proposed maximum building height is 26’ 11.5” from EXxisting grade.

12.The HR-1 Zoning District requires a ten-foot minimum horizontal step in the
downhill facade. The proposed SFD steps back at 10 feet at 23 feet from the
lowest point of existing grade.

13.Final Grade must be within four feet of existing grade in the HR-1 Zoning District.
The proposed final grade is within four feet of Existing grade.

14. Structures cannot exceed 35 feet from the lowest finish floor plane to the point of
highest wall top plate that supports the ceiling joists or roof rafters in the HR-1
Zoning District. The proposal has an interior height of 35 feet, as defined.

15.The roof pitch for the Contributing Roof Form must be between 7:12 and 12:12 in
the HR-1 Zoning District. The proposed Contributing Roof Form is 7:12.

16.Per Land Management Code (LMC) § 15-2.2-6, SSCUP applications are subject
to the following criteria:
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Planning Department

Criteria Analysis of Proposal

LOCATION OF DEVELOPMENT - Complies: The SFD is at the allowed 844 sf
Development is located and designed to building footprint, and set back 13 feet,
reduce visual and environmental impacts of | exceeding the 10-foot Front Setback

the Structure. requirement, and allowing for the structure to

be pulled back from the ROW with room for
landscaping. The slope of the site is steepest
at the rear, and the SFD has been designed to
step up the hillside, in a similar pattern to the
rest of the street.

VISUAL ANALYSIS — The Applicant must Complies: The Applicant provided the
provide the Planning Department with a following photos:

visual analysis of the project from key
Vantage Points: To determine potential
impacts of the proposed Access, and
Building mass and design; and to identify
the potential for Screening, Slope
stabilization, erosion mitigation, vegetation
protection, and other design opportunities.

< ._,.N A_ .
View from Woodside Avenue
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Planning Department

View from City Hall

The proposed design remains consistent with
the height of the existing dwellings on the
street. The proposed terracing keeps the final
grade within four feet of existing grade.

ACCESS — Access points and driveways Complies: The proposed Site is located off
must be designed to minimize Grading of Woodside Avenue, with the Front Property

the natural topography and to reduce overall | Line approximately 15 feet from the road. The
Building scale. Shared Driveways and Applicant shall record an encroachment
Parking Areas, and side Access to garages | agreement with the City for driveway access to
are strongly encouraged, where feasible. the site (see Condition of Approval 18). The

proposed driveway is 10 feet.

A"

TERRACING - The project may include Complies: The pfaposed SFD includes
terraced retaining Structures if necessary to | terracing within four feet of existing grade.
regain Natural Grade.
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BUILDING LOCATION - Buildings, Access, | Complies: The proposed SFD is located

and infrastructure must be located to approximately 28 feet from the ROW, placing
minimize cut and fill that would alter the the majority of the massing at the Rear of the
perceived natural topography of the Site. property. The buffer from the ROW to the

The Site design and Building Footprint must | structure, and a 10-foot driveway width, allows
coordinate with adjacent properties to for landscaping and open space at the Front of

maximize opportunities for open Areas and | the site.
preservation of natural vegetation, to
minimize driveway and Parking Areas, and
to provide variation of the Front Yard.

BUILDING FORM AND SCALE — Where Complies: The proposed structure steps up

Building masses orient against the Lot’s with the grade and has a shorter portion at the
existing contours, the Structures must be front, and a stepped, larger portion at the rear.
stepped with the Grade and broken into a The structure is broken up into two masses,

series of individual smaller components that | with four stories at its tallest point. The garage
are Compatible with the District. Low profile | is subordinate to the structure and set back
Buildings that orient with existing contours one foot from the entrance.

are strongly encouraged. The garage must
be subordinate in design to the main
Building. In order to decrease the perceived
bulk of the Main Building, the Planning
Director and/or Planning Commission may
require a garage separate from the main
Structure or no garage.

SETBACKS - The Planning Commission Complies: The structure is set back three
may require an increase in one or more feet, further than the 10-foot Front Setback
Setbacks to minimize the creation of a “wall | requirement and creates space in front of the
effect” along the Street front and/or the Rear | SFD to reduce a wall effect.

Lot Line. The Setback variation will be a
function of the Site constraints, proposed
Building scale, and Setbacks on adjacent

Structures.

DWELLING VOLUME — The maximum Complies: The proposed SFD volume is
volume of any Structure is a function of the | compliant with the HR-1 Zoning District Lot

Lot size, Building Height, Setbacks, and and Site requirements as analyzed above. The
provisions set forth in this Chapter. The location of the SFD is three feet more than the

Planning Commission may further limit the required 10-foot Setback. The proposed
volume of a proposed Structure to minimize | structure is compliant with the massing

its visual mass and/or to mitigate differences | requirements found in LMC § 15-13-8(A),

in scale between a proposed Structure and | wherein larger masses shall be placed in the
existing Structures. rear.
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BUILDING HEIGHT | STEEP SLOPE — The | Complies: The proposed SFD is compliant
Zone Height in HR-1 is 27’ for Structures with the HR-1 Zoning District Height

and is restricted as stated above in Section | requirements as analyzed above. The
15-2.2-5. The Planning Commission may adjacent structures have a similar height and
require a reduction in Building Height for all, | step back as the slope increases.

or portions, of a proposed Structure to R i Jdk =3
minimize its visual mass and/or to mitigate
differences in scale between a proposed
Structure and the Historic character of the
neighborhood's existing residential
Structures.

17. Staff published notice on the City’s website and posted notice to the property on
January 31, 2024. Staff mailed courtesy notice to property owners within 300 feet
and posted notice to the property on January 31, 2024. The Park Record
published notice on January 31, 2024.

Conclusions of Law
1. The proposal complies with the LMC requirements pursuant to Chapter 15-2.2,

Historic Residential — 1 (HR-1) District.

2. The proposal complies with the LMC requirements pursuant to Chapter 15-2.2-6,
Development on Steep Slopes in the HR-1 District.

3. The proposal complies with the LMC requirements pursuant to Chapter 15-3, Off-
Street Parking.

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

with the plans reviewed February 14, 2024, by the Planning Commission. Any
changes, modifications, or deviations from the approved design that have not
been approved in advance by the Planning and Building Departments may result
in a stop work order.

2. The Applicant shall receive approval of a Historic District Design Review prior to
submitting a Building Permit application.

3. If the Applicant does not obtain a complete building permit within one year of the
date of this approval, this SSCUP approval will expire unless the Applicant
submits a written extension request to the Planning Department prior to the
expiration date and the Planning Director approves an extension.
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4. The applicant is responsible for notifying the Planning Department prior to
making any changes to the approved plans.

5. Any changes, modifications, or deviations from the approved scope of work shall
be submitted in writing for review and approval/denial in accordance with the
applicable standards by the Planning Director or designee prior to construction.

6. Residential fire sprinklers are required for all new or renovation construction on
this lot, per requirements of the Chief Building Official.

7. The property is located outside the Park City Landscaping and Maintenance of
Soil Cover Ordinance (Soils Ordinance) and therefore not regulated by the City
for mine-related impacts. If the property owner does encounter mine waste or
mine waste-impacted soils they must handle the material in accordance with
State and Federal law.

8. Any areas disturbed during construction surrounding the proposed work shall be
brought back to their original state.

9. City approval of a Construction Mitigation Plan (CMP) is a condition precedent to
the issuance of any building permits. The CMP shall include language regarding
the method of protecting adjacent structures.

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

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

12.Construction waste should be diverted from landfill and recycled when possible.

13.The Applicant shall submit a geotechnical report and final slope stability prior to
submitting a building permit, subject to City Engineer approval.

14.The Applicant shall provide soil stabilization and drainage details documenting
how the disturbed area will be restored and stabilized prior to submitting a
building permit, subject to City Engineer approval.

15.The Applicant shall submit a landscape bond prior to issuance of a building
permit to ensure the stabilization and vegetation rehabilitation are complete prior
to submission of a building permit.
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16. Prior to submitting a building permit, the Applicant shall submit a plan
demonstrating how they will provide the temporary shoring needed during
construction, subject to City Engineer approval.

17.Retaining walls cannot exceed the height approved as part of this SSCUP
without modifying the SSCUP.

18.The Applicant shall obtain an Encroachment Agreement for driveway access with
the Engineering Department.

19.No retaining walls shall be in the Right-of-Way.

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

Sincerely,
DocuSigned by:
Sarah Hall,

Planning Commission Chair

CC: Lillian Zollinger, Planner I
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| PARK CITY
Subject: 1884 Three Kings Drive

Park City Golf Course '881
Application: PL-25-06630 1
Author: Jaron Ehlers, Planner |
Date: August 19, 2025
Type of Item: Variance

As of May 7, 2025, Utah Code Section 10-9a-701(5) prohibits municipalities from
conducting public hearings on Variance applications.

Recommendation
(I) Review the proposed Variance for 1884 Three Kings Drive from the Urban Park Zone
Height limitations to install:

e A 600-foot-long net along the new multi-use pathway along Thaynes Canyon
Drive that ranges from 20 to 50 feet above Final Grade

e A 100-foot-long net along the Three Kings Water Treatment Plant that is 50-feet
in height above Final Grade

(I1) Consider approving the Variance based on the Findings of Fact, Conclusions of
Law, and Conditions of Approval outlined in the draft Final Action Letter (Exhibit A).

Description
Applicant: Park City Municipal Corporation
Steven Dennis, Capital Projects Manager
Location: 1884 Three Kings Drive
Park City Golf Course
Park City Three Kings Water Treatment Plant
Zoning District: Urban Park District

Adjacent Land Uses: Hotel Park City, Residential, Golf Course

Reason for Review: The Board of Adjustment reviews and takes Final Action on
Variances.’
CUP Conditional Use Permit
LMC Land Management Code
MPD Master Planned Development
upZ Urban Park Zoning District
1LMC § 15-1-8()).
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Terms that are capitalized as proper nouns throughout this staff report are defined in LMC § 15-15-1.

Summary
The Applicant proposes two safety nets, both up to 50 feet in Height, at the Park City

Golf Course and Three Kings Water Treatment Plant at 1884 Three Kings Drive. The
nets are requested to provide protection from errant golf balls.

1884 Three Kings Drive is a 67.75-acre Lot in the Park City Golf Course Back Nine
Subdivision and Urban Park Zoning District (UPZ). The property is part of the Hotel Park
City Master Planned Development (MPD).

A

Figure 1: Image of 884 Three Kings rive with th

_f'\l ‘ i 3 '::},‘l i S\
e Three Kings Water Treatment Plant indicated by the red arrow.

The net proposed along Thaynes Canyon Drive is 600 feet long, and ranges in height
from 20 to 50 feet from Final Grade, to provide protection for users of the new multi-use
pathway installed along Thaynes Canyon Drive.
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3 PARK CITY GOLF COURSE
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Figure 2: PropEJsed alignment of the Thaynes net from the Applicant’s proposed Plans (Attachment 1).
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Figure 3: Proposed profile of Thaynes net from the Applicant’s proposed plans (Attachment 1).

The net proposed for the Three Kings Water Treatment Plant is 100 feet long and a

maximum of 50 feet tall and is located northeast of the Three Kings Water Treatment
Plant to provide protection for the facility.
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Figure 4: Image showing the location of possible golf balls. The black edged square is the area depicted in Figure 5
below. See Applicant’s proposed plans (Attachment 1).
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Figure 5: Proposed golf ball net relative to the Three Kings Water Treatment Plant. See Applicant’s proposed plans
(Attachment 1).
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Figure 6: Conceptual design of the Three Kings Net. See Apb/icant's pfbpoée—(i plans_(Attachment 1)

Background
On June 26, 2025, the City Council authorized a construction agreement for a 50-foot-

4
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tall net along the new Thaynes Canyon Drive multi-use pathway (Agenda Packet, ltem
VII.1 | Minutes, p. 12-13).

On July 25, 2025, the Applicant applied for a Variance from maximum UPZ height for
two nets—one for the multi-use pathway and one for the Water Treatment Plant—at
1884 Three Kings Drive.

Analysis
(I) The Applicant seeks a Variance from the Urban Park Zone Building Height

maximum outlined in Land Management Code Section 15-2.26-4 to install safety
nets along the Park City Golf Course.

LMC § 15-15-1 defines a Fence as “A Structure to separate or divide outdoor Areas.
The term Fence includes, but is not limited to, net Screening for golf balls, and masonry
walls. A Fence need not be sight obscuring or light tight.”

LMC § 15-2.26-2(C)(14) establishes that Fences greater than six-feet in Height above
Final Grade are Conditional Uses and require a Conditional Use Permit (CUP). Both
golf nets are proposed to reach a maximum of 50-feet in Height above Final Grade.

Land Management Code (LMC) § 15-2.26-4 establishes the UPZ Height at 28 feet from
Existing Grade. The Applicant is proposing golf nets with a maximum Height of 50-feet
above Final Grade, which is not allowed unless granted a Variance. The Applicant
requests a Variance to allow two nets, both up to 50 feet in height from Final Grade, to
provide protection from errant golf balls.

(1) In order to grant the requested Variance, the Board of Adjustment must find
that all five criteria in LMC Section 15-10-8(C) are met. The Applicant bears the
burden of proving that all the conditions justifying a Variance have been met.

The Board of Adjustment hears Variance requests and takes Final Action. The Board of
Adjustment may impose additional requirements on the Applicant to mitigate any
harmful effects of the Variance or that serve the purpose of the standard or requirement
that is waived or modified.?

In determining whether or not enforcement of the zoning ordinance would cause
unreasonable hardship under LMC § 15-10-8(C)(1), the Board of Adjustment may not
find an unreasonable hardship unless the alleged hardship is located on or associated
with the Property for which the Variance is sought and comes from circumstances
peculiar to the Property, not from conditions that are general to the neighborhood.? In
determining whether or not enforcement of the LMC would cause unreasonable
hardship, the Board of Adjustment may not find an unreasonable hardship if the
hardship is self-imposed or economic.*

2LMC § 15-10-8
3LMC § 15-10-8(D)(1)
4LMC § 15-10-8(D)(2)
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The five criteria outlined in LMC § 15-10-8(C)(1) are included below, with the Applicant’s
responses in italics and staff analysis below. Please see Exhibit C for the Applicant’s full
analysis and narrative for the net proposed along Thaynes Canyon Drive and Exhibit D
for the Applicant’s full analysis and narrative for the Three Kings Water Treatment Plant
net.

(1) Literal enforcement of the Land Management Code would cause an
unreasonable hardship for the Applicant that is not necessary to carry out
the general purpose of the Land Management Code.

Pursuant to LMC § 15-2.26-1 The purpose of the UPZ is to:

A. promote the preservation of Historic Buildings, Structures, Sites, or Objects;

B. preserve the vegetation and habitat of natural Areas;

C. provide for careful review of low-intensity recreational Uses and environmentally-
sensitive, non-motorized trails;

D. establish and preserve districts for land Uses requirements substantial Areas of

Open Space covered with vegetations that are substantially free from Accessory

Buildings, Streets, and Parking Lots;

permit recreational Uses and preserve recreation land;

encourage parks, golf courses, trails, and other compatible public or private

recreational Uses, and preserve and enhance park amenities; and

G. encourage sustainability, conservation, and renewable energy.

nm

The Applicants states:
Thaynes Net
“The proposed golf net is a safety feature to protect users of a new multi-use

pathway from the risk of errant golf balls. Limiting the net's height to 28 feet will
decrease its effectiveness as a safety measure, causing hardship in the following

ways:
e Increased threats to life, safety, property, of the public traveling in the
area.
e Increased burden on staff resources and community costs to resolve
claims.

e Reduction in the availability at the driving range — increased safety
concerns could potentially jeopardize the operation of the driving range.

Reducing the net height to meet this standard is unreasonable because it directly
contradicts the public safety goals of the project. The general purpose of the
Land Management Code’s height regulations are to regulate density, and
maintain viewsheds — the net’s proposed height does not concern density, nor
will it affect protected viewsheds.”
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Staff finds the purposes of the UPZ include permitting recreational uses and preserving
recreation land, while also encouraging golf courses and other compatible recreational
uses, enhancing park amenities. The proposed net provides a buffer between the public
golf course and the multi-use pathway, which enhances bike and pedestrian access
along Thaynes Canyon Drive. Literal enforcement of the LMC would not allow for
sufficient multi-use pathway protections that serve a public benefit.

Three Kings Net

“Literal enforcement of the LMC height restrictions would prevent the installation
of the necessary 50-foot netting, perpetuating a known and documented safety
hazard. Denial of the variance would jeopardize safe and functional operations at
a key public facility.”

“Alternative netting heights were evaluated; however, a 50-foot height is
necessary based on the observed trajectories and origin of incoming golf balls”
and “golf ball strikes have the potential to damage sensitive infrastructure and
interrupt critical treatment processes.”

Staff finds that essential public utilities are a Conditional Use in the UPZ (LMC § 15-
2.26-2(C)(1)). On October 24, 2018, the Planning Commission approved the Master
Planned Development, Conditional Use Permit (CUP), and Subdivision for the Three
Kings Water Treatment Plant. The net is proposed to be installed to protect these public
utility buildings, equipment, vehicles, and in some cases, operational zones, where staff
and visitors are present. Strict enforcement of the LMC would require the Three Kings
net to be reduced to 28 feet in Height, reducing the effectiveness of protection for public
utility operations.

(2) There are special circumstances attached to the Property that do not
generally apply to other properties in the same zone.

The Applicant states:
Thaynes Net

“The property in question is a publicly accessible green space that serves as the
community golf course and driving range in summer and cross-country skiing
tracks in winter. It provides space for members of the public to get outside and
enjoy the natural beauty in our community year-round. Granting a variance will
allow the public to continue enjoying this special space while others traverse a
safe and comfortable pathway. The adjacent properties do not provide publicly
accessible recreational uses and thus do not have the same health, safety, and
welfare standards. The public nature of this property and project allow for special
consideration.”

Staff finds the Thaynes Canyon Drive multi-use pathway is uniquely positioned within
the UPZ because it runs along the golf course. The other properties in the UPZ are

7
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primarily parks where the risks of nearby pedestrians and bikers being struck by golf
balls are minimal to non-existent.

Three Kings Net

“The 3 Kings Water Treatment Plant's location—directly adjacent to two active
golf course fairways—is unique among properties in the same zoning district.
Other properties are not subject to the same level of exposure to errant golf balls.
These exceptional site-specific conditions justify a tailored protective measure
not required elsewhere.”

Staff finds the Three Kings Treatment Plant is a uniquely located public facility within the
golf course and errant golf balls could impact operations and equipment. The expansion
of the Three Kings Treatment Plant was required due to State and Federal regulatory
matters regarding water quality. The Park City Golf Course is the only golf course within
the UPZ with a public facility located within.

(3) Granting the Variance is essential to the enjoyment of a substantial
Property right possessed by other Property in the same zone.

The Applicant states:
Thaynes Net

“This variance is essential to provide a safe and comfortable bike and pedestrian
pathway in the neighborhood, for the neighborhood. The pathway project,
coupled with the proposed net, will enhance access and allow for better
enjoyment of the property in question as well as many others in the
neighborhood. At a City Council meeting on June 26, 2025, property owners on
Thaynes Canyon Dr (between Webster Dr and 3 Kings Dr), attended the City
Council meeting to support the net. They shared stories of golf balls shattering
windows and hitting landscapers. The neighboring residents want this net, at the
proposed height, because it will improve their quality of life.”

Staff finds LMC § 15-2.26-3(A) establishes that paths are an allowed Setback exception
in the UPZ. Creating safe conditions for users of the path would increase the enjoyment
of the use of the property and the multi-use path. Other properties in the UPZ do not
include golf courses, so these properties do not have the same need for safety netting
that exceeds the Zone Height.

Three Kings Net

“The City has a fundamental right to operate public utilities in a safe and secure
environment. Granting the variance allows the City to exercise that right by
protecting employees, visitors, and infrastructure—an expectation consistent with
other municipal properties in the area.”
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Staff finds public utilities are a Conditional Use in the UPZ. This establishes the right for
the City to build and operate, as Conditioned, those public utilities. The danger of golf
balls creates a potential hazard to the facility and its operators, a hazard not shared by
other public utilities in the UPZ, as the Park City Golf Course is the only Golf Course
located within the UPZ.

(4) The Variance will not substantially affect the General Plan and will not be
contrary to the public interest.

The Applicant states:
Thaynes Net

“A variance is in the public's best interest and is necessary to ensure public
safety. Granting a variance is consistent with the current and proposed General
Plan to protect, enhance, and expand infrastructure for bikes and pedestrians.
Lastly, this pathway project is part of the recently adopted Bicycle and Pedestrian
Plan.”

Staff finds that Strategy 3.4 of the General Plan states “Create safe bike/pedestrian
pathways between all public spaces within City limits.” The Golf Course is a public
space, often used by the community for their recreation needs. The Thaynes pathway is
a step towards the Strategy of having pedestrian pathways between all public spaces.
The proposed net provides increased safety to users of the pathway.

Three Kings Net

“The variance supports the Park City General Plan by enhancing public safety,
protecting vital services, and promoting the reliable operation of critical
infrastructure. Importantly, the netting does not hinder recreational use of the golf
course or impact the surrounding community negatively. The proposed
improvement is in the clear public interest.”

Staff finds that Objective 14.C of the General plan states “Provide safe drinking water to
residents and visitors.” The Three Kings Water Treatment Plant treats the water that
comes from the Spiro Mine Tunnel to ensure it is safe for residents and visitors to drink.
The net will ensure that the equipment for the facility, and the people that work there,
are themselves, in turn, safe.

(5) The Spirit of the Land Management Code is observed, and substantial
justice done.

The Applicant states:

5 General Plan, Volume |, Small Town, p. 44.
6 General Plan, Volume I, Sense of Community, p. 99.

9
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Thaynes Net

“The maximum height in the Land Management Code exists for two reasons:
1. To limit density on a given property, and

2. to maintain viewsheds.

This is not a building height variance; there is no proposed increase in square
footage, change in use, or added traffic. That said, there will be impacts to
existing views, which are patrtially blocked by landscaping. The proposed net is
not solid and while it will be visible, so will the mountains behind it. Additionally,
we will work with the installer to locate poles behind existing trees and choose
color schemes that will work with the existing environment. Additional vegetation
and plantings are included in the plan, to further screen the net from public view
at ground level.”

Staff finds LMC § 15-1-2(A) states that the purpose of the LMC is, in part, to “promote
the general health, safety and welfare of the present and future inhabitants, Businesses,
and visitors of the City.” LMC § 15-1-2(C) reinforces this statement, noting the purpose
of the LMC is to “protect and preserve peace and good order, comfort, convenience.”
Another purpose in LMC § 15-1-2(F) is “[t]o provide for well-planned commercial and
residential centers, safe and efficient traffic and pedestrian circulation.” The Thaynes
pathway, as a multi-use path, provides for better pedestrian and bicyclist circulation
within the wider context of the City, and the proposed net would provide safety to users
of the path.

Three Kings Net

“The request aligns with the intent of the Land Management Code, which aims to
balance responsible land use with public safety and welfare. This modest and
practical intervention addresses a real hazard while maintaining compatibility with
adjacent land uses. Approval of the variance represents a fair and just response to
a specific, demonstrated need.”

Staff finds the proposed net directly serves the purposes of the LMC, as it would provide
protection to employees and visitors to the Water Treatment Plant. The proposed Three
Kings net would prevent damage to infrastructure at the Water Treatment Plant,
promoting the general health, safety, and welfare of residents, businesses, and visitors.

(Il1) The Development Review Committee reviewed the proposal on August 5,
2025, and confirmed that it meets their standards.”

7 The Development Review Committee meets the first and third Tuesday of each month to review and
provide comments on Planning Applications, including review by the Building Department, Engineering
Department, Sustainability Department, Transportation Planning Department, Code Enforcement, the City
Attorney’s Office, Local Utilities including Rocky Mountain Power and Enbridge Gas, the Park City Fire
District, Public Works, Public Utilities, and the Snyderville Basin Water Reclamation District (SBWRD).

10
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Department Review
The Planning Department, Executive Department, and City Attorney’s Office reviewed
this report.

Notice

Staff published notice on the City’s website and the Utah Public Notice website and
posted notice to the property on August 5, 2025. Staff mailed courtesy notice to property
owners within 300 feet on August 5, 2025. The Park Record published courtesy notice
on August 5, 2025.8

Alternatives
The Board of Adjustment may:
e Approve the Variance.
e Deny the Variance and direct staff to make Findings for the denial.
e Request additional information and continue the discussion to a date certain.

Exhibits

A: Draft Final Action Letter
Attachment 1: Proposed Plans

B: Thaynes Survey

C: Thaynes Applicant Narrative

D: Three Kings Applicant Narrative

8 LMC § 15-1-21
11
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August 19, 2025

PARK CITY

Planning Department

Steven Dennis, Engineering Department

CC: Park City Municipal Corporation

NOTICE OF BOARD OF ADJUSTMENT ACTION

Description
Address:

Zoning District:
Application:
Project Number:

Action:

Date of Final Action:

Project Summary:

Action Taken

1884 Three Kings Drive

Urban Park District

Variance

PL-25-06630

APPROVED WITH CONDITIONS (See Below)

August 19, 2025

The Applicant Requests a Variance from the 28-Foot Height
for the Urban Park Zoning District in Land Management Code
§ 15-2.26-4 to 50-Feet in Height for a 100-Foot-Long Net at
the Three Kings Water Treatment Plant in the Urban Park

Zoning District and a 600-Foot-Long Net Along the Thaynes
Pathway in the Urban Park Zoning District.

On August 19, 2025, the Board of Adjustment approved the Park City Golf Course
Fences Variance according to the following findings of fact, conclusions of law, and

conditions of approval.

Findings of Fact

1. The Applicant proposes two safety nets, both up to 50 feet in Height, at the Park
City Golf Course and Three Kings Water Treatment Plant at 1884 Three Kings
Drive. The nets are requested to provide protection from errant golf balls.

2. 1884 Three Kings Drive is a 67.75-acre Lot in the Park City Golf Course Back
Nine Subdivision and Urban Park Zoning District (UPZ). The property is part of
the Hotel Park City Master Planned Development (MPD).
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3. The net proposed along Thaynes Canyon Drive is 600 feet long, and ranges in
height from 20 to 50 feet from Final Grade, to provide protection for users of the
new multi-use pathway installed along Thaynes Canyon Drive.

4. The net proposed for the Three Kings Water Treatment Plant is 100 feet long and
a maximum of 50 feet tall and is located northeast of the Three Kings Water
Treatment Plant to provide protection for the facility.

5. On June 26, 2025, the City Council authorized a construction agreement for a
50-foot-tall net along the new Thaynes Canyon Drive multi-use pathway.

6. On July 25, 2025, the Applicant applied for a Variance from maximum UPZ
height for two nets—one for the multi-use pathway and one for the Water
Treatment Plant—at 1884 Three Kings Drive.

7. The Applicant seeks a Variance from the Urban Park Zone Building Height
maximum outlined in Land Management Code Section 15-2.26-4 to install safety
nets along the Park City Golf Course.

a. LMC § 15-15-1 defines a Fence as “A Structure to separate or divide
outdoor Areas. The term Fence includes, but is not limited to, net
Screening for golf balls, and masonry walls. A Fence need not be sight
obscuring or light tight.”

b. LMC § 15-2.26-2(C)(14) establishes that Fences greater than six-feet in
Height above Final Grade are Conditional Uses and require a Conditional
Use Permit (CUP). Both golf nets are proposed to reach a maximum of
50-feet in Height above Final Grade.

c. Land Management Code (LMC) § 15-2.26-4 establishes the UPZ Height at
28 feet from Existing Grade. The Applicant is proposing golf nets with a
maximum Height of 50-feet above Final Grade, which is not allowed
unless granted a Variance. The Applicant requests a Variance to allow two
nets, both up to 50 feet in height from Final Grade, to provide protection
from errant golf balls.

8. In order to grant the requested Variance, the Board of Adjustment must find that
all five criteria in LMC Section 15-10-8(C) are met. The Applicant bears the
burden of proving that all the conditions justifying a Variance have been met.

a. Literal enforcement of the Land Management Code would cause an
unreasonable hardship for the Applicant that is not necessary to
carry out the general purpose of the Land Management Code.

i. Pursuant to LMC § 15-2.26-1 The purpose of the UPZ is to:
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1. promote the preservation of Historic Buildings, Structures,
Sites, or Objects;

2. preserve the vegetation and habitat of natural Areas;

3. provide for careful review of low-intensity recreational Uses
and environmentally-sensitive, non-motorized trails;

4. establish and preserve districts for land Uses requirements
substantial Areas of Open Space covered with vegetations
that are substantially free from Accessory Buildings, Streets,
and Parking Lots;

5. permit recreational Uses and preserve recreation land;

6. encourage parks, golf courses, trails, and other compatible
public or private recreational Uses, and preserve and
enhance park amenities; and

7. encourage sustainability, conservation, and renewable
energy.

i. Thaynes net: The purposes of the UPZ include permitting
recreational uses and preserving recreation land, while also
encouraging golf courses and other compatible recreational uses,
enhancing park amenities. The proposed net provides a buffer
between the public golf course and the multi-use pathway, which
enhances bike and pedestrian access along Thaynes Canyon
Drive. Literal enforcement of the LMC would not allow for sufficient
multi-use pathway protections that serve a public benefit.

iii. Three Kings Net: Essential public utilities are a Conditional Use in
the UPZ (LMC § 15-2.26-2(C)(1)). On October 24, 2018, the
Planning Commission approved the Master Planned Development,
Conditional Use Permit (CUP), and Subdivision for the Three Kings
Water Treatment Plant. The net is proposed to be installed to
protect these public utility buildings, equipment, vehicles, and in
some cases, operational zones, where staff and visitors are
present. Strict enforcement of the LMC would require the Three
Kings net to be reduced to 28 feet in Height, reducing the
effectiveness of protection for public utility operations.

b. There are special circumstances attached to the Property that do not
generally apply to other properties in the same zone.
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i. Thaynes Net: The Thaynes Canyon Drive multi-use pathway is
uniquely positioned within the UPZ because it runs along the golf
course. The other properties in the UPZ are primarily parks where
the risks of nearby pedestrians and bikers being struck by golf balls
are minimal to non-existent.

ii. Three Kings Net: The Three Kings Treatment Plant is a uniquely
located public facility within the golf course and errant golf balls
could impact operations and equipment. The expansion of the
Three Kings Treatment Plant was required due to State and
Federal regulatory matters regarding water quality. The Park City
Golf Course is the only golf course within the UPZ with a public
facility located within.

c. Granting the Variance is essential to the enjoyment of a substantial
Property right possessed by other Property in the same zone.

i. Thaynes Net: LMC § 15-2.26-3(A) establishes that paths are an
allowed Setback exception in the UPZ. Creating safe conditions for
users of the path would increase the enjoyment of the use of the
property and the multi-use path. Other properties in the UPZ do not
include golf courses, so these properties do not have the same
need for safety netting that exceeds the Zone Height.

i. Three Kings Net: Public utilities are a Conditional Use in the UPZ.
This establishes the right for the City to build and operate, as
Conditioned, those public utilities. The danger of golf balls creates a
potential hazard to the facility and its operators, a hazard not
shared by other public utilities in the UPZ, as the Park City Golf
Course is the only Golf Course located within the UPZ.

d. The Variance will not substantially affect the General Plan and will
not be contrary to the public interest.

i. Thaynes Net: Strategy 3.4 of the General Plan states “Create safe
bike/pedestrian pathways between all public spaces within City
limits.” The Golf Course is a public space, often used by the
community for their recreation needs. The Thaynes pathway is a
step towards the Strategy of having pedestrian pathways between
all public spaces. The proposed net provides increased safety to
users of the pathway.
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i. Three Kings Net: Objective 14.C of the General plan states
“Provide safe drinking water to residents and visitors.” The Three
Kings Water Treatment Plant treats the water that comes from the
Spiro Mine Tunnel to ensure it is safe for residents and visitors to
drink. The net will ensure that the equipment for the facility, and the
people that work there, are themselves, in turn, safe.

e. The Spirit of the Land Management Code is observed, and
substantial justice done.

i. Thaynes Net: LMC § 15-1-2(A) states that the purpose of the LMC
is, in part, to “promote the general health, safety and welfare of the
present and future inhabitants, Businesses, and visitors of the City.”
LMC § 15-1-2(C) reinforces this statement, noting the purpose of
the LMC is to “protect and preserve peace and good order, comfort,
convenience.” Another purpose in LMC § 15-1-2(F) is “[t]Jo provide
for well-planned commercial and residential centers, safe and
efficient traffic and pedestrian circulation.” The Thaynes pathway,
as a multi-use path, provides for better pedestrian and bicyclist
circulation within the wider context of the City, and the proposed net
would provide safety to users of the path.

ii. Three Kings Net: The proposed net directly serves the purposes of
the LMC, as it would provide protection to employees and visitors to
the Water Treatment Plant. The proposed Three Kings net would
prevent damage to infrastructure at the Water Treatment Plant,
promoting the general health, safety, and welfare of residents,
businesses, and visitors.

9. The Development Review Committee reviewed the proposal on August 5, 2025,
and confirmed that it meets their standards.

10. Staff published notice on the City’s website and the Utah Public Notice website
and posted notice to the property on August 5, 2025. Staff mailed courtesy notice
to property owners within 300 feet on August 5, 2025. The Park Record
published courtesy notice on August 5, 2025.

Conclusions of Law
1. The Applicant proved their request meets the five criteria outlined in Land

Management Code Section 15-10-8:
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a. Literal enforcement of the Land Management Code would cause an
unreasonable hardship for the Applicant that is not necessary to carry out
the general purpose of the Land Management Code;

b. There are special circumstances attached to the Property that do not
generally apply to other Properties in the same zone;

c. Granting the variance is essential to the enjoyment of a substantial
Property right possessed by other Property in the same zone;

d. The variance will not substantially affect the General Plan and will not be
contrary to the public interest; and

e. The spirit of the Land Management Code is observed and substantial
justice done.

Conditions of Approval
1. The Maximum Height from Existing Grade for the nets is 50 feet.

2. The Variance is limited to the outlined request. No other modifications are
proposed or approved.

3. Prior to construction, the Applicant must receive approval for a CUP from the
Planning Commission.

4. Any other construction will require compliance with LMC Chapter 15-2.26.

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

Sincerely,

Jennifer Franklin, Board of Adjustment Chair

CC: Jaron Ehlers, Project Planner
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GENERAL NOTES:

1. SCOPE: INSTALL (13) NEW 50" AGL BLACK STEEL POLES AT THE PARK CITY GOLF COURSE WITH NEW UV-TREATED
POLYESTER NETTING. PAINT ALL POLES BLACK AND PROVIDE NEW GALVANIZED CABLES AND HARDWARE.

2. PROJECT OWNER:

PARK CITY GOLF COURSE
1541 THAYNES CANYON DR,
PARK CITY, UT 84060

3. 2018 INTERNATIONAL BUILDING CODE GOVERNS DESIGN AND CONSTRUCTION.,

4. DESIGN CRITERIA:

BASIC WIND SPEED: 103 MPH

RISK CATEGORY: I

WIND EXPOSURE CATEGORY: C

MAXIMUM SOLID AREA: NOT TO EXCEED 8%

5. POLE LOCATIONS AND DIMENSIONS SHOWN ARE APPROXIMATE. CONTRACTOR SHALL VERIFY ALL POLE LOCATIONS,
TIE-IN POINTS, FIELD DIMENSIONS, AND SITE CONDITIONS PRIOR TO CONSTRUCTION AND FABRICATION OF MATERIALS.

6. THE CONTRACTOR IS RESPONSIBLE FOR FOLLOWING ALL LOCAL SAFETY PROCEDURES AND PROPER METHODS OF
CONSTRUCTION. ALL WORK SHALL BE PERFORMED IN COMPLIANCE WITH OSHA SAFETY REQUIREMENTS AND LOCAL
SAFETY REGULATIONS.

7. NEW STEEL PIPE SHALL COMPLY WITH ASTM A252 GRADE 3 OR ASTM A500 GRADE B OR GRADE C, WITH MINIMUM
YIELD STRENGTHS AS SPECIFIED IN THE SCHEDULE. POLES SHALL BE PAINTED WITH TWO (2) COATS OF BLACK CARBOLINE
3359, OR STRYK 5388.

8. ALL HARDWARE, CABLE, NETTING, AND WIRE ROPE ARE DESIGNED AND PROVIDED BY THE CONTRACTOR. ALL
HARDWARE SHALL BE HOT-DIPPED GALVANIZED STEEL.

9. PROVIDE MIN 3000 PSI CONCRETE IN ANNULAR SPACE AROUND POLE. FOOTING IS DESIGNED FOR 2500 PSI, THEREFORE
NO SPECIAL INSPECTION REQUIRED. NO GEOTECHNICAL REPORT WAS PROVIDED, FOUNDATION DESIGN IS BASED ON A
LATERAL SOIL BEARING CAPACITY OF 200 PSF/FT.

10. RESULTANT HORIZONTAL CABLE TENSION FROM TURNS IN THE NET ALIGNMENT SHALL NOT EXCEED 1.0 KIP ON ANY
POLE. NETTING SHALL BE #930 UV TREATED POLYESTER.

11. WHERE FOOTINGS ARE EXCAVATED USING A BACKHOE AND RESULT IN NON-CYLINDRICAL OR OBLONG SHAPES,
ORIENT THE LONGEST DIMENSION OF THE EXCAVATION PERPENDICULAR TO THE NETTING BARRIER TO MAXIMIZE
LATERAL RESISTANCE TO WIND LOADS.

12. ROCK AND COBBLESTONE SOILS ARE ANTICIPATED. CONTRACTOR SHALL USE SUITABLE METHODS TO ACHIEVE THE
REQUIRED FOOTING DEPTH. IF DIFFERENT OR UNSTABLE SOILS ARE ENCOUNTERED, NOTIFY ENGINEER BEFORE
PROCEEDING. EXCAVATIONS SHALL REMAIN STABLE AND REACH DESIGN DEPTH WITHOUT IMPACTING ADJACENT
FEATURES.

HL4ON

PARK CITY GOLF COURSE

NUT
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@ TOPE = TOP OF POLE ELEVATION
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= _\ ; ‘)\ o o POLE AND FOUNDATION SCHEDULE
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2904 S 2000 W CHECKED. Cl

SYRACUSE, UT 84075
801-388-4178

Park City Golf Course

1541 Thaynes Canyon Dr,

Park City, UT 84060
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Exhibit A

GOLF BALL NETTING CONCEPTUAL DESIGN
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Exhibit C

Example Photos from Consultant
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Thaynes Pathway Golf Net Variance

1.

Literal enforcement of the Land Management Code would cause an
unreasonable hardship for the Applicant that is not necessary to carry out the
general purpose of the Land Management Code;

The proposed golf net is a safety feature to protect users of a new multi-use pathway
from the risk of errant golf balls. Limiting the net's height to 28 feet will decrease its
effectiveness as a safety measure, causing hardship in the following ways:
e Increased threats to life, safety, property, of the public traveling in the area.
e |ncreased burden on staff resources and community costs to resolve claims.
e Reduction in the availability at the driving range —increased safety concerns
could potentially jeopardize the operation of the driving range.

Reducing the net height to meet this standard is unreasonable because it directly
contradicts the public safety goals of the project. The general purpose of the Land
Management Code’s height regulations are to regulate density, and maintain
viewsheds —the net’s proposed height does not concern density, nor will it affect
protected viewsheds.

There are special circumstances attached to the Property that do not generally
apply to other Properties in the same zone;

The property in question is a publicly accessible green space that serves as the
community golf course and driving range in summer and cross-country skiing tracks
in winter. It provides space for members of the public to get outside and enjoy the
natural beauty in our community year-round. Granting a variance will allow the
public to continue enjoying this special space while others traverse a safe and
comfortable pathway. The adjacent properties do not provide publicly accessible
recreational uses and thus do not have the same health, safety, and welfare
standards. The public nature of this property and project allow for special
consideration.

Granting the variance is essential to the enjoyment of a substantial Property
right possessed by other Property in the same zone;

This variance is essential to provide a safe and comfortable bike and pedestrian
pathway in the neighborhood, for the neighborhood. The pathway project, coupled
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with the proposed net, will enhance access and allow for better enjoyment of the
property in question as well as many others in the neighborhood. At a City Council
meeting on June 26, 2025, property owners on Thaynes Canyon Dr (between
Webster Dr and 3 Kings Dr), attended the City Council meeting to support the net.
They shared stories of golf balls shattering windows and hitting landscapers. The
neighboring residents want this net, at the proposed height, because it willimprove
their quality of life.

. The variance will not substantially affect the General Plan and will not be

contrary to the public interest; and

Avariance is in the public's best interest and is necessary to ensure public safety.
Granting a variance is consistent with the current and proposed General Plan to
protect, enhance, and expand infrastructure for bikes and pedestrians. Lastly, this
pathway project is part of the recently adopted Bicycle and Pedestrian Plan.

. The spirit of the Land Management Code is observed and substantial justice
done

The maximum height in the Land Management Code exists for two reasons:
1. To limit density on a given property, and
2. to maintain viewsheds.

This is not a building height variance; there is no proposed increase in square
footage, change in use, or added traffic. That said, there will be impacts to existing
views, which are partially blocked by landscaping. The proposed net is not solid and
while it will be visible, so will the mountains behind it. Additionally, we will work with
the installer to locate poles behind existing trees and choose color schemes that
will work with the existing environment. Additional vegetation and plantings are
included in the plan, to further screen the net from public view at ground level.
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WATER

Variance to Land Management Code — Supplemental Statement

Height Variance Request - Golf Netting 3Kings Water Treatment Plant

To: PCMC Planning Department

Copies: Clint McAffee, PCMC Public Utilities Director
From: Harrison Holley, PCMC Public Utilities Engineer
Date: August 1, 2025

SUMMARY

The Park City Water Department respectfully submits this variance request to allow for the
installation of protective netting at the 3Kings Water Treatment Plant. The proposed netting,
which may extend up to 50 feet in height, is necessary to protect staff, public visitors, and
critical infrastructure from the hazard of errant golf balls originating from the adjacent Park
City Municipal Golf Course. The requested variance is essential to maintain safe operations
at a vital municipal facility and to exceed the maximum building height currently permitted in
the Urban Park Zoning (UPZ) District, which restricts structure height to 28 feet per LMC 15-
2.26-4. A map of the proposed netting location is provided as Exhibit A.

BACKGROUND

The 3Kings Water Treatment Plant is an essential facility within Park City’s municipal water
infrastructure. Uniquely located within the Park City Municipal Golf Course, the plant borders
the 11th and 12th holes. This proximity has led to a recurring and well-documented safety
issue: errant golf balls entering the treatment plant grounds.

These intrusions have resulted in golf balls striking buildings, equipment, and vehicles—and,
more critically, landing in operational areas where employees, contractors, and public visitors
(including student groups and civic organizations) are often present. While no injuries have
occurred to date, the frequency and unpredictability of these incidents represent an
escalating safety concern. Additionally, the potential for damage to sensitive infrastructure
and disruption of essential services introduces an increased operational risk.

PROPOSED IMPROVEMENTS

After thorough site analysis and consultation with a professional golf netting contractor, the
proposed solution is the installation of a maximum 50-foot-tall protective net along the
existing fence line at the eastern edge of the treatment plant. This location was selected
based on data showing the 12th hole as the most frequent source of incoming golf balls.

Preliminary design specifications from the netting contractor indicate the need for 2 steel
poles along the netting alignment. Consultation with Park City Golf Course Manager Vaughn

Park City Municipal Corporation ~ 1884 Three Kings Drive ~ P.O. Box 1480 ~ Park City, UT 84060-1480
(435) 615-5321
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Robinson confirmed the netting will not interfere with golf course play or maintenance
activities.

VARIANCE CRITERIA - LMC 15-10-8

Unreasonable Hardship

Literal enforcement of the LMC height restrictions would prevent the installation of the
necessary 50-foot netting, perpetuating a known and documented safety hazard. Denial of
the variance would jeopardize safe and functional operations at a key public facility.

Special Circumstances

The 3Kings Water Treatment Plant's location—directly adjacent to two active golf course
fairways—is unique among properties in the same zoning district. Other properties are not
subject to the same level of exposure to errant golf balls. These exceptional site-specific
conditions justify a tailored protective measure not required elsewhere.

Substantial Property Right

The City has a fundamental right to operate public utilities in a safe and secure environment.
Granting the variance allows the City to exercise that right by protecting employees, visitors,
and infrastructure—an expectation consistent with other municipal properties in the area.

General Plan and Public Interest

The variance supports the Park City General Plan by enhancing public safety, protecting vital
services, and promoting the reliable operation of critical infrastructure. Importantly, the netting
does not hinder recreational use of the golf course or impact the surrounding community
negatively. The proposed improvement is in the clear public interest.

Spirit of the Code and Substantial Justice

The request aligns with the intent of the Land Management Code, which aims to balance
responsible land use with public safety and welfare. This modest and practical intervention
addresses a real hazard while maintaining compatibility with adjacent land uses. Approval of
the variance represents a fair and just response to a specific, demonstrated need.
EXHIBITS

Exhibit A — Conceptual Design Map

Exhibit B — Conceptual Design Image

Exhibit C - Example photos from netting consultant

Park City Municipal Corporation ~ 1053 Iron Horse Drive ~ P.O. Box 1480 ~ Park City, UT 84060-1480
(435) 615-5321
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Board of Adjustment

Subject: Parcel PC-SS-88
Southeast Quinn’s Junction, East of HWY-
40, South of the Rail Trail

Application: PL-25-06624

Author: Jaron Ehlers, Planner |

Date: August 19, 2025

Type of Item: Variance

As of May 7, 2025, Utah Code Section 10-9a-701(5) prohibits municipalities from
conducting public hearings on Variance applications.

Recommendation

(I) Review the proposed Variance to the Zone Height and Telecommunication
Requirements to upgrade an existing Telecommunications Facility and (ll) consider
approving the Variance based on the Findings of Fact, Conclusions of Law, and
Conditions of Approval outlined in draft Final Action Letter (Exhibit A).

Description
Applicant: T-Mobile
Doug Kofford, Coal Creek Consulting
Location: Parcel PC-SS-88
Zoning District: Recreation and Open Space, Sensitive Land Overlay

Adjacent Land Uses: HWY-40, Open Space

Reason for Review: The Board of Adjustment reviews and takes Final Action on
Variances.'
LMC Land Management Code
ROS Recreation and Open Space
SLO Sensitive Land Overlay

Terms that are capitalized as proper nouns throughout this staff report are defined in LMC § 15-15-1.

Summary
Parcel PC-SS-88 is a 145.59-acre metes-and-bounds Parcel in the Recreation and

Open Space (ROS) Zoning District and Sensitive Land Overlay (SLO). The Applicant
proposes to upgrade an existing Telecommunications Facility east of HWY-40 and
south of the Rail Trail.

"LMC § 15-1-8().
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Figure 1: Parcl PC-SS-88, highlighted in yellow. Location of Telecommunications Facility outlined by staff in red.
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Figure 2: Aerial view of Telecommunications Facility outlined b staff in red.

Figure 3: Oblique aerial view of the Telecommunications Faciliy.

While reducing the overall size of the existing Telecommunications Facility, the
Applicant requests a Variance to allow upgrades to a Telecommunications Facility that
exceeds the ROS Zone Height and size limitations for panel antennas.

3
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EXISTING ANTENNA # 2 SCALE: NTS.| 3 NEW ANTEMMNA, # 1 SCALE: NTS/| 2

Figure 4: Existing and proposed dimensions for the panel antenna faces from the Applicant's Proposed Plans
(Attachment 1).
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Figure 5: Existing and proposed elevations showing the equipment to be removed and replaced (outlined by staff in
red). Taken from Applicant's Proposed Plans (Attachment 1).

The Applicant also proposes changes to ground level telecommunications equipment
but not to the Structure’s footprint.

Background
In 2000, a site lease was signed between United Park City Mines, the then owner of

PC-SS-88, and VoiceStream PCS Il Corporation, the tenant at the time, for the creation
of a Telecommunications Facility (Exhibit B). At the time, PC-SS-88 was in
unincorporated Summit County. VoiceStream was later rebranded as T-Mobile.

Although land use and building permits were required under the Summit County Code
at the time of the Telecommunication Facility installation, the Summit County Planning
Department was unable to locate any approvals.

In a May 28, 2013, email, Summit County informed T-Mobile that it did not need land
use or building permits to replace six existing antennas with six new antennas (Exhibit
C).

In a September 30, 2021, email, Summit County informed T-Mobile that it did not need

a land use permit for the replacement of the microwave dish antenna at this location. On
December 16, 2021, Summit County issued a building permit for the antenna (Exhibit

5
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D).

On June 16, 2022, the City Council of Park City approved Ordinance No. 2022-18
annexing Southeast Quinn’s Junction, including PC-SS-88. The parcel was zoned ROS
and SLO.

On December 16, 2024, the Applicant submitted a Conditional Use Permit application
for the proposed upgrades to the Telecommunications Facility. Because there are no
documented land use approvals for the original facility, Planning staff determined a
Variance is required pursuant to the requirements of the Land Management Code.

On July 22, 2025, the Applicant submitted PL-25-06224 requesting a Variance for the
Telecommunications Facility.

Analysis
(I) The Applicant seeks a Variance from the Building Height regulations in the

Recreation and Open Space District outlined in Land Management Code Section
15-2.7-4.

Land Management Code (LMC) § 15-2.7-4 establishes that the ROS Zone Height is 28
feet from Existing Grade. The Applicant requests a Variance to allow upgrades to an
existing Telecommunications Facility with a height of 76 feet from Existing Grade.
Proposed work is limited to the installation of replacement panel antennas and does not
include increasing the height of the existing Structure.

(1) The Applicant seeks a Variance from the Site Requirements for
Telecommunications Facilities outlined in Land Management Code Section 15-4-
14(F)(4)(c)-

LMC § 15-4-14(F)(4)(c) limits panel antennas to five square feet per face. The Applicant
requests a Variance to allow panel antennas with 5.02 square feet per face.

(111) In order to grant the requested Variance, the Board of Adjustment must find
that all five criteria in LMC Section 15-10-8(C) are met. The Applicant bears the
burden of proving that all the conditions justifying a Variance have been met.

The Board of Adjustment hears Variance requests and takes Final Action. The Board of
Adjustment may impose additional requirements on the Applicant to mitigate any
harmful effects of the Variance or that serve the purpose of the standard or requirement
that is waived or modified.?

In determining whether or not enforcement of the zoning ordinance would cause
unreasonable hardship under LMC § 15-10-8(C)(1), the Board of Adjustment may not
find an unreasonable hardship unless the alleged hardship is located on or associated
with the Property for which the Variance is sought and comes from circumstances

2LMC § 15-10-8
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peculiar to the Property, not from conditions that are general to the neighborhood.?

In determining whether enforcement of the LMC would cause unreasonable hardship,
the Board of Adjustment may not find an unreasonable hardship if the hardship is self-
imposed or economic.*

LMC § 15-4-14(1) establishes a process by which an Applicant proposing a
Telecommunications Facility that does not meet the requirements of LMC § 15-4-14(F)
may request a technical necessity exception by method of a Variance from the Board of
Adjustment.

The five criteria outlined in LMC § 15-10-8(C)(1) are included below, with the Applicant’s
responses in italicized quotations and staff analysis thereafter. Please see Exhibit E for
the Applicant’s full analysis and narrative.

(1) Literal enforcement of the Land Management Code would cause an
unreasonable hardship for the Applicant that is not necessary to carry out
the general purpose of the Land Management Code.

Pursuant to LMC § 15-2.7-1 The purpose of the ROS Zoning District is to:

A. establish and preserve districts for land uses requiring substantial Areas of open
land covered with vegetation and substantially free from Structures, Streets and
Parking Lots,

permit recreational Uses and preserve recreational Open Space land,
encourage parks, golf courses, trails and other Compatible public or private
recreational Uses,

preserve and enhance environmentally sensitive lands, such as wetlands, Steep
Slopes, ridge lines, meadows, stream corridors, and forests, and

E. encourage sustainability, conservation, and renewable energy.

O OW

LMC § 15-4-14 establishes the goal of the Telecommunications Facility regulations:
“[T]o ensure that Telecommunications Facilities are Compatible with the unique
characteristics of each Zoning District of Park City, and that adverse impacts on
community quality and safety in residential, commercial and industrial Areas, are
mitigated. The intent of these requirements is to locate Telecommunications Facilities
and related equipment where they are least visible from Public Streets, public Areas
and designated view corridors and, to the best extent possible, provide Screening from
adjacent Property Owners.”

The Applicant states:

“The Land Management Code (LMC) 15-4-14(F)(4)(C) states “Panel Antennas shall
be no more than five square feet (6 sq. ft) in Area per face.” From what we can tell,

3LMC § 15-10-8(D)(1)
4LMC § 15-10-8(D)(2)

Page 257 of 302


https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-4-14_Telecommunication_Facilities
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-4-14_Telecommunication_Facilities
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-10-8_Variance
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-2.7-1_Purpose
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-4-14_Telecommunication_Facilities
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-4-14_Telecommunication_Facilities
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-10-8_Variance
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-10-8_Variance

this requirement applies more directly to a small cell antenna where a small cluster
of antennas mounted to a utility pole or corner of a building cover very small
geographical area such as an intersection. This WCF® covers a much larger area
than would a small cell antenna cluster.

Conformance to this requirement for this communication site would negate its raison
d’etre.® The coverage now provided would have to be removed in its entirety and
would no longer have any validity in providing for the health, safety, welfare and
enjoyment of a personal cell service such as a phone, a laptop that relies on
wireless Bluetooth communication, GPS, music, or any other application being
streamed from the existing antennas. The coverage as is presently enjoyed by the
citizens, visitors, and emergency personnel would be significantly reduce [sic] if not
completely removed.”

Staff finds the Telecommunications Facility is existing. Neither the footprint nor height of
the existing facility are proposed to be expanded. Instead, the proposal reduces the
number of antennas from nine to six. The overall square footage of the antennas is also
reduced, from 120 square feet to 63.6 square feet. This results in an overall reduction to
the adverse visual impacts created by the existing facility.

In contrast, literal enforcement would create a situation where the Applicant is unable to
maintain the existing Structure. It may also lead to the need to create additional
Telecommunications Facilities in residential, commercial, and industrial areas to
compensate for the loss in coverage if this facility were required to be removed,
potentially impacting Open Space areas.

(2) There are special circumstances attached to the Property that do not
generally apply to other properties in the same zone.

The Applicant states:

“This existing WCF was originally constructed with approvals from Summit
County and adheres to those requirements. When this property was annexed
from Summit County into Park City, this communication tower was grandfathered
into the city limits with all of its antennas and supporting equipment in place. The
current zoning requirements greatly and drastically limit if not completely remove
its abilities to provide communication coverage in all of its many forms.”

Staff finds this Telecommunications Facility is the only one of its size and scale
identified in the annexed area. Although staff were unable to find initial land use
approvals from Summit County, the facility has existed for over a decade and was
allowed to be maintained by Summit County.

5 Wireless cell facility.
6 Merriam-Webster's Collegiate Dictionary, Eleventh Edition, defines raison d’estre to mean “reason or
justification for existence.” (p. 1028).

8
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(3) Granting the Variance is essential to the enjoyment of a substantial
Property right possessed by other Property in the same zone.

The Applicant states:

“While | cannot speak for other properties within this same zone, this particular
parcel met the requirements on which to establish a WCF and to provide
enjoyment of personal communication methods within this area. This tower
broadcasts all mediums that the citizens in this area enjoy: Streaming services, in
car navigation services, movies, ability to find information and of course, You
Tube and other channels such as that.”

Staff finds that Telecommunications Facilities are a Conditional Use in the ROS Zoning
District (LMC § 15-2.7-2(C)(22)). If the Variance is denied, the Applicant would not be
able to upgrade and maintain the existing facility, leading to decreased quality of service
and preventing the facility from taking advantage of any advancements in
telecommunications technology.

(4) The Variance will not substantially affect the General Plan and will not be
contrary to the public interest.

The Applicant states:

“The equipment upgrade being proposed here will not affect the visual impact of
the area. The height of the tower and the width of the tower are not being
increased. Equipment is being removed and replaced. If anything, more
equipment is being removed than added. This new equipment will increase the
public ability to make better use of the services being provided by this WCF.”

Staff finds Goal 1 of the General Plan is to “protect undeveloped lands, discourage
sprawl, and direct growth inward to strengthen existing neighborhoods.” The proposed
Variance supports this goal by maintaining an existing Structure, eliminating the need
for new facilities on undeveloped lands. The proposed project also reduces the visual
impacts of the facility by incorporating fewer and smaller panel antennas.

(5) The Spirit of the Land Management Code is observed, and substantial
justice done.

The Applicant states:
“This grandfathered tower is in keeping with the LMC and approval of this

variance will not create a negative impact to the surround [sic] areas and
approval will see substantial justice done.”

7 General Plan, Volume 1, p. 26.
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Staff finds a Telecommunications Antenna is a Conditional Use in the ROS Zoning
District. Although the existing facility is visually impactful, proposed upgrades will reduce
visual impacts. The Variance would allow the Telecommunications Facility to be
upgraded and provide improved service to Park City with no increase in adverse
impacts.

(IV) The Development Review Committee reviewed the proposal on July 1, 2025,
and confirmed that it meets their standards.?

Department Review
The Planning Department, Executive Department, and City Attorney’s Office reviewed
this report.

Notice

Staff published notice on the City’s website and the Utah Public Notice website and
posted notice to the property on August 5, 2025. Staff mailed courtesy notice to property
owners within 300 feet on August 5, 2025. The Park Record published courtesy notice
on August 5, 2025.°

Alternatives
The Board of Adjustment may:
e Approve the Variance.
e Deny the Variance and direct staff to make Findings for the denial.
e Request additional information and continue the discussion to a date certain.

Exhibits

A: Draft Final Action Letter
Attachment 1: Proposed Plans

B: Site Lease

C: 2013 No Zoning Letter

D: 2021 Building Permit

E: Applicant Narrative

8 The Development Review Committee meets the first and third Tuesday of each month to review and
provide comments on Planning Applications, including review by the Building Department, Engineering
Department, Sustainability Department, Transportation Planning Department, Code Enforcement, the City
Attorney’s Office, Local Utilities including Rocky Mountain Power and Enbridge Gas, the Park City Fire
District, Public Works, Public Utilities, and the Snyderville Basin Water Reclamation District (SBWRD).

9 LMC § 15-1-21
10
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PARK CITY

Planning Department

August 19, 2025
Doug Kofford, Coal Creek Consulting
CC: T-Mobile

NOTICE OF BOARD OF ADJUSTMENT ACTION

Description

Address: Parcel PC-SS-88
Southeast Quinn’s Junction, East of HWY-40, South of the
Rail Trail

Zoning District: Recreation and Open Space, Sensitive Land Overlay

Application: Variance

Project Number: PL-25-06624

Action: APPROVED WITH CONDITIONS (See Below)

Date of Final Action:  August 19, 2025

Project Summary: The Applicant Requests a Variance from the 28-Foot Height
for the Recreation and Open Space Zoning District in Land
Management Code § 15-2.7-4 to 76-Feet in Height and a
Variance from the Land Management Code § 15-4-14(F)(4)(c)
Requirement Limiting Panel Antennas to Five-Square-Feet in
Area Per Face to 5.02-Square Feet of Area to Allow
Replacement of Telecommunications Equipment.

Action Taken

On August 19, 2025, the Board of Adjustment approved the Parcel PC-SS-88
Telecommunication Facility Variance according to the following findings of fact,
conclusions of law, and conditions of approval:

Findings of Fact
1. Parcel PC-SS-88 is a 145.59-acre metes-and-bounds Parcel in the Recreation

and Open Space (ROS) Zoning District and Sensitive Land Overlay (SLO).
2. The Applicant proposes to upgrade an existing Telecommunications Facility east
of HWY-40 and south of the Rail Trail.
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Planning Department

. While reducing the overall size of the existing Telecommunications Facility, the
Applicant requests a Variance to allow upgrades to a Telecommunications
Facility that exceeds the ROS Zone Height and size limitations for panel
antennas.

. The Applicant also proposes changes to ground level telecommunications
equipment but not to the Structure’s footprint.

. In 2000, a site lease was signed between United Park City Mines, the then owner
of PC-SS-88, and VoiceStream PCS Il Corporation, the tenant at the time, for the
creation of a Telecommunications Facility. At the time, PC-SS-88 was in
unincorporated Summit County. VoiceStream was later rebranded as T-Mobile.

. Although land use and building permits were required under the Summit County
Code at the time of the Telecommunication Facility installation, the Summit
County Planning Department was unable to locate any initial approvals.

. In a May 28, 2013, email, Summit County informed T-Mobile that it did not need
land use or building permits for a scope of work to replace six existing antennas
with six new antennas.

. In a September 30, 2021, email, Summit County informed T-Mobile that it did not
need a land use permit for the replacement of the microwave dish antenna at this
location. On December 16, 2021, Summit County issued a building permit for the
antenna.

. On June 16, 2022, the City Council of Park City approved Ordinance No. 2022-
18 annexing Southeast Quinn’s Junction, including PC-SS-88. The parcel was
zoned ROS and SLO.

10.Park City’s Land Management Code (LMC) requires a Conditional Use Permit for

a Telecommunications Facility.

11.0n December 16, 2024, the Applicant submitted a Conditional Use Permit

application for the proposed upgrades to the Telecommunications Facility.
Because there are no documented land use approvals for the original facility,
Planning staff determined a Variance is required pursuant to the requirements of
the Land Management Code.

12.0n July 22, 2025, the Applicant submitted PL-25-06224 requesting a Variance

for the Telecommunications Facility.

13.The Applicant seeks a Variance from the Building Height regulations in the ROS

outlined in Land Management Code Section 15-2.7-4.
a. Land Management Code (LMC) § 15-2.7-4 establishes that the ROS Zone
Height is 28 feet from Existing Grade. The Applicant requests a Variance
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to allow upgrades to an existing Telecommunications Facility with a height
of 76 feet from Existing Grade. Proposed work is limited to the installation
of replacement panel antennas and does not include increasing the height
of the existing Structure.
14.The Applicant seeks a Variance from the Site Requirements for
Telecommunications Facilities outlined in LMC § 15-4-14(F)(4)(c).

a. LMC § 15-4-14(F)(4)(c) limits panel antennas to five square feet per face.
The Applicant requests a Variance to allow panel antennas with 5.02
square feet per face.

15.To grant the requested Variance, the Board of Adjustment must find that all five
criteria in LMC Section 15-10-8(C) are met. The Applicant bears the burden of
proving that all the conditions justifying a Variance have been met.

a. Literal enforcement of the Land Management Code would cause an
unreasonable hardship for the Applicant that is not necessary to
carry out the general purpose of the Land Management Code.

i. Pursuantto LMC § 15-2.7-1 The purpose of the ROS Zoning
District is to:

1. establish and preserve districts for land uses requiring
substantial Areas of open land covered with vegetation and
substantially free from Structures, Streets and Parking Lots,

2. permit recreational Uses and preserve recreational Open
Space land,

3. encourage parks, golf courses, trails and other Compatible
public or private recreational Uses, and

4. preserve and enhance environmentally sensitive lands, such
as wetlands, Steep Slopes, ridge lines, meadows, stream
corridors, and forests.

5. encourage sustainability, conservation, and renewable
energy.

ii. LMC § 15-4-14 establishes the goal of the Telecommunications
Facility regulations: “[T]o ensure that Telecommunications Facilities
are Compatible with the unique characteristics of each Zoning
District of Park City, and that adverse impacts on community quality
and safety in residential, commercial and industrial Areas, are
mitigated. The intent of these requirements is to locate
Telecommunications Facilities and related equipment where they
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are least visible from Public Streets, public Areas and designated

view corridors and, to the best extent possible, provide Screening

from adjacent Property Owners.”
iii. The proposed Telecommunication Facility updates:

1. The Telecommunications Facility is existing.

2. Neither the footprint nor height of the existing facility are
proposed to be expanded. Instead, the proposal reduces the
number of antennas from nine to six. The overall square
footage of the antennas is also reduced, from 120 square
feet to 63.6 square feet. This results in an overall reduction
to the adverse visual impacts created by the existing facility.

3. In contrast, literal enforcement would create a situation
where the Applicant is unable to maintain the existing
Structure. It may also lead to the need to create additional
Telecommunications Facilities in residential, commercial,
and industrial areas to compensate for the loss in coverage if
this facility were required to be removed, potentially
impacting Open Space areas.

. There are special circumstances attached to the Property that do not
generally apply to other properties in the same zone.

i. Telecommunications Facility is the only one of its size and scale
identified in the annexed area. Although staff were unable to find
initial land use approvals from Summit County, the facility has
existed for over a decade and was allowed to be maintained by
Summit County.

. Granting the Variance is essential to the enjoyment of a substantial
Property right possessed by other Property in the same zone.

i. Telecommunications Facilities are a Conditional Use in the ROS
Zoning District (LMC § 15-2.7-2(C)(22)). If the Variance is denied,
the Applicant would not be able to upgrade and maintain the
existing facility, leading to decreased quality of service and
preventing the facility from taking advantage of any advancements
in telecommunications technology.

. The Variance will not substantially affect the General Plan and will
not be contrary to the public interest.
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i. Goal 1 of the General Plan is to “protect undeveloped lands,
discourage sprawl, and direct growth inward to strengthen existing
neighborhoods.” The proposed Variance supports this goal by
maintaining an existing Structure, eliminating the need for new
facilities on undeveloped lands. The proposed project also reduces
the visual impacts of the facility by incorporating fewer and smaller
panel antennas.

The Spirit of the Land Management Code is observed, and
substantial justice done.

i. A Telecommunications Antenna is a Conditional Use in the ROS
Zoning District. Although the existing facility is visually impactful,
proposed upgrades will reduce visual impacts. The Variance would
allow the Telecommunications Facility to be upgraded and provide
improved service to Park City with no increase in adverse impacts.

16. The Development Review Committee reviewed the proposal on July 1, 2025, and
confirmed that it meets their standards.

17.Staff published notice on the City’s website and the Utah Public Notice website
and posted notice to the property on August 5, 2025. Staff mailed courtesy notice
to property owners within 300 feet on August 5, 2025. The Park Record
published courtesy notice on August 5, 2025.

Conclusions of Law
1. The Applicant proved their request meets the five criteria outlined in Land

Management Code Section 15-10-8:

a.

Literal enforcement of the Land Management Code would cause an
unreasonable hardship for the Applicant that is not necessary to carry out
the general purpose of the Land Management Code;

There are special circumstances attached to the Property that do not
generally apply to other Properties in the same zone;

Granting the variance is essential to the enjoyment of a substantial
Property right possessed by other Property in the same zone;

The variance will not substantially affect the General Plan and will not be
contrary to the public interest; and

The spirit of the Land Management Code is observed and substantial
justice done.

Conditions of Approval
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1. The maximum height for the existing Telecommunications Facility is 76 feet from
Existing Grade.

2. The maximum area per face allowed for panel antennas at the existing
Telecommunications Facility is 5.02 square feet.

3. The Variance is limited to the outlined request. No other modifications are
proposed or approved.

4. Prior to construction, the Applicant must receive Conditional Use Permit approval
from the Planning Commission.

5. Future construction requires compliance with LMC Chapter 15-2.7, LMC Chapter
15-2.21, and LMC § 15-4-14.

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

Sincerely,

Jennifer Franklin, Board of Adjustment Chair
CC: Jaron Ehlers, Project Planner

Attachment 1: Approved Plans
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To: Park City Zoning Department TRUST,

: . G
From: Coal Creek Consulting, LLC z&/ COAL CREEK %
Subject: Zoning Compliance Confirmation — No Additional Zoning Review &

(o]
m
Required /@

. . ® CONSULTING @
Site: SI04120A — Up&L Keetley Junction °<o gsrzoos &<

by
‘ons or¥

Regarding: Address Hwy 40 Near Hwy 248, Park City, Utah 84060

Parcel ID: PS-SS-88

Park City Zoning Department,

This letter confirms that, based on information provided by Coal Creek Consulting, LLC and T-
Mobile West LLC, the proposed project at the above location does not require additional zoning
review or approval from Park City, provided the following conditions are met:

1. The project does not expand the existing footprint of the structure.
2. The project does not extend the existing tower or alter its height.

These conditions have been verified as part of a recent consultation with your office, and we
understand the project scope remains within these parameters. Therefore, this letter serves as a
request for official confirmation that the project complies with the Park City zoning regulations and
that no further zoning process is required. And we can move forward with review under a Building
Permit

Please sign and date below to confirm the above understanding. If you have any questions or need
additional clarification, please contact Thayne Johnson at 385-335-4306.

Thank you for your cooperation.

Sincerely, Thayne Johnson

Signature: Date:
Position:
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STATE:

COUNTY:
DESIGN TYPE:
RAN TEMPLATE:

SL04120A
UTAH

ANCHOR

SUMMIT COUNTY
6/D5D3998E 6160

UP&L KEETLEY JUNCTION

] - -Mobile-

SITE #:
SITE NAME:

— CLIENT

|: - -Mobile-

264 W. 12300 S.
DRAPER, UTAH 84020

—— CONSULTANT

COAL CREEK

//—L@—-\
CONSULTING

82835 N. HAYDEN RD., STE 258
SCOTTSDALE, ARIZONA 85258

PHONE: (480) 429-0533

— ENGINEER OF RECORD

—SEAL

CODE COMPLIANCE:

ALL WORK AND MATERIALS SHALL BE PERFORMED AND INSTALLED
IN ACCORDANCE WITH THE CURRENT EDITIONS OF THE CODES
ADOPTED BY THE LOCAL GOVERNING AUTHORITIES. NOTHING IN
THESE PLANS IS TO BE CONSTRUCTED TO PERMIT WORK NOT
CONFORMING TO THESE CODES.

2018 INTERNATIONAL BUILDING CODE
2018 INTERNATIONAL MECHANICAL CODE

2017 NATIONAL ELECTRICAL CODE/NFPA—70

ACCESSIBILITY REQUIREMENTS:

THIS FACILITY IS UNMANNED AND NOT FOR HUMAN HABITATION.
HANDICAPPED ACCESS REQUIREMENTS ARE NOT REQUIRED IN
ACCORDANCE WITH THE CURRENT INTERNATIONAL BUILDING CODE.

ENGINEERS NOTES:

1. IF A DISCREPANCY ARISES BETWEEN THE DRAWINGS AND FIELD CONDITIONS, OR WHERE A
DETAIL IS DOUBTFUL OF INTERPRETATION, OR AN UNANTICIPATED FIELD CONDITION IS
ENCOUNTERED, THE ENGINEER SHALL BE CALLED IMMEDIATELY FOR PROCEDURE TO BE FOLLOWED.
SUCH INSTRUCTIONS SHALL BE CONFIRMED IN WRITING AND DISTRIBUTED TO ALL AFFECTED
PARTIES.

2. THE ENGINEER WILL NOT BE RESPONSIBLE FOR CONSTRUCTION MEANS, METHODS,
TECHNIQUES, SEQUENCES, PROCEDURES, SAFETY PRECAUTIONS, OR PROGRAMS UTILIZED IN
CONNECTION WITH THE WORK, AND WILL NOT BE RESPONSIBLE FOR THE CONTRACTOR’S FAILURE
TO CARRY OUT THE WORK IN ACCORDANCE WITH THE CONSTRUCTION DRAWING AND/OR
DOCUMENTS.

3. CONTRACTOR SHALL BE RESPONSIBLE FOR PROPER LAYOUT OF IMPROVEMENTS BASED

UPON SETBACKS/ PROPERTY LINE LOCATION. DIMENSIONAL RELATIONSHIPS TO EQUIPMENT ARE
APPROXIMATE AND ARE FOR ILLUSTRATIVE PURPOSES ONLY.

4. CONTRACTOR TO MAINTAIN ALL DRAINAGE PATHS FREE FROM ANY OBSTRUCTIONS (I.E.
DEBRIS AND SILT).

5. CONTRACTOR TO PROVIDE POSITIVE DRAINAGE AWAY FROM EQUIPMENT.

6. IF THE SPECIFIED EQUIPMENT CANNOT BE INSTALLED AS SHOWN ON THESE DRAWINGS, THE

SUBCONTRACTOR SHALL PROPOSE AN ALTERNATIVE INSTALLATION FOR APPROVAL BY THE
CONTRACTOR AND ENGINEER OF RECORD.

7. SUBCONTRACTOR SHALL DETERMINE ACTUAL ROUTING OF CONDUIT, POWER AND T1 CABLES,
GROUNDING CABLES AS SHOWN ON THE POWER, GROUNDING AND TELCO PLAN DRAWING.

SUBCONTRACTOR SHALL UTILIZE EXISTING TRAYS AND/OR SHALL ADD NEW TRAYS AS NECESSARY.
SUBCONTRACTOR SHALL CONFIRM THE ACTUAL ROUTING WITH THE CONTRACTOR. ROUTING OF
TRENCHING SHALL BE APPROVED BY CONTRACTOR

UTILITY NOTES:

1. IT SHALL BE THE CONTRACTORS RESPONSIBILITY TO CONTACT BLUESTAKE AT LEAST TWO
FULL WORKING DAYS (48 HOURS) PRIOR TO BEGINNING OF ANY EXCAVATING.

2. IT SHALL BE THE CONTRACTORS RESPONSIBILITY TO LOCATE ALL STRUCTURES,
UNDERGROUND PIPELINES, ELECTRIC AND TELEPHONE CONDUITS, EITHER SHOWN OR NOT SHOWN
ON THE PLANS PRIOR TO ANY CONSTRUCTION, AND TO OBSERVE ALL POSSIBLE PRECAUTIONS TO
AVOID ANY DAMAGE TO THESE FACILITIES. THE ENGINEERING AND/OR DEVELOPER WILL NOT
GUARANTEE ANY ELEVATIONS OR LOCATIONS OF EXISTING UNDERGROUND UTILITIES SHOWN ON
THESE PLANS.

3. CONTRACTOR TO VERIFY LOCATION AND ELEVATION OF ALL UTILITY CONNECTIONS.

PROJECT SUMMARY

SITE ADDRESS:

HWY 40 NEAR HWY 248
PARK CITY, UTAH 84060

PROPERTY OWNER:

UNITED PARK CITY MINES CO.

POLE OWNER:

PACIFICORP

PARCEL:

ZONING CLASSIFICATION: RR
JURISDICTION: PARK CITY

LAT: 40.67716667
LONG: —111.46000000

6.646." AM.S.L.

PROJECT DESCRIPTION

T—MOBILE PROPOSES TO:

REMOVE EXISTING BREAKERS IN SUB—PANEL
REMOVE (2) EXISTING EQUIPMENT CABINETS
REMOVE (5) HYBRID CABLES

REMOVE (6) ANTENNAS, (2) PER SECTOR
RELOCATE (3) RADIO MODULES, (1) PER SECTOR

ADD
ADD
ADD
ADD
ADD

NEW BREAKER IN SUB—PANEL
(2) NEW EQUIPMENT CABINETS

(2) NEW HYBRID CABLES

(3) RADIO MODULES, (1) PER SECTOR
(3) ANTENNAS, (1) PER SECTOR

PROJECT TEAM

PROJECT MANAGER:

T—MOBILE

268 W 12300 S
DRAPER, UTAH 84020
CONTACT: PEGGY OWEN

PHONE: (405) 209-7175

EMAIL: PEGGY.OWEN@T—-MOBILE.COM

CONSTRUCTION MANAGER:

COAL CREEK CONSULTING

8283 N. HAYDEN RD. SUITE 258
SCOTTSDALE, ARIZONA 85258
CONTACT: MIKE PIETRANTONI

PHONE: (480) 225—3630

SITE ACQ. CONSULTANT:

COAL CREEK CONSULTING

8283 N. HAYDEN RD. SUITE 258
SCOTTSDALE, ARIZONA 85258
CONTACT: JACOB RYNES

PHONE: (480) 204—8226

A&E DESIGN:

COAL CREEK CONSULTING

8283 N. HAYDEN RD. SUITE 258
SCOTTSDALE, ARIZONA 85258
CONTACT: SHAWN EVANS

PHONE (602) 758-5829

ELECTRICAL ENGINEER:

EXCELLENCE IN ENGINEERING
12005 ANTELOPE TRAIL
PARKER, COLORADO 80138
CONTACT: LOREN PRIEST

PHONE (303) 748—1189

Elue_s_takes"'&f .
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UTALE
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LECTRICAL:

mmmE
AN —

SHEET INDEX

TITLE SHEET, VICINITY MAP & GENERAL INFO.

SITE PLAN

ENLARGED SITE PLAN
EXISTING/NEW ENLARGED EQUIPMENT/ANTENNA PLANS
EXISTING/NEW ELEVATIONS

DETAILS

SPECS/GENERAL NOTES/LEGENDS/SHEET INDEX
ENLARGED POWER PLAN
ONE—LINE AND EXISTING/NEW PANEL SCHEDULE

EQUIPMENT /ANTENNA GROUNDING PLANS

VICINITY MAP

tero

US Ski and Snowboard @)
Center of ExceHenm\/

Park City Ice Arenao

Park City Dog/Park

Quinn's Junction
Trailhead

s Sty

Quinns Junction WTP(P

anah Film Studios

| SITE LOCATION

LY
//”@,0
/L'Q
S

Richardson FIaT@
Park-N-Ride

DRIVING DIRECTIONS

DIRECTIONS TO THE SITE FROM THE T—MOBILE OFFICE:
TAKE THE 1-15 N. TO THE 215 E.. TAKE EXIT 2 AND MERGE ONTO |-80 E.. TAKE EXIT 146 AND MERGE ONTO HWY
189 S.. TAKE EXIT 4 AND TURN RIGHT ON KEARNS BLVD. TURN LEFT ON RICHARDSON FLAT RD.. MAKE YOUR
SECOND LEFT ONTO A DIRT ROAD. FOLLOW THIS ROAD N.W. TO THE CORNER OF S.E. CORNER OF HWY 189 AND
HISTORIC UNION PACIFIC TRAIL.

—NO.——DATE——"-DESCRIPTION ———— BY
1 [11/04/24 REVIEW DRK

—PROJECT INFORMATION
JOB: 13-392-04

SL04120A
UP&L KEETLEY
JUNCTION

HWY 40 NEAR HWY 248
PARK CITY, UTAH 84060

SHEET TITLE

TITLE SHEET, VICINITY
MAP & GENERAL
INFORMATION

—JURISDICTIONAL APPROVAL

RFDS VER: 4 DATED 10/23/2024 AT 12:18:10 PM

—SHEET NUMBER

T-1
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EXISTING (9) T—MOBILE ANTENNAS
AND (3) RADIO MODULES MOUNTED
TO (2) WOODEN POWER POLES

EXISTING T—MOBILE U.G. CONDUITS
ROUTED TO BASE OF POLE AND

UP TO ANTENNA ARRAY FOR (6)

HYBRID CABLES AND (4) CABLES
FOR MW ANTENNA
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NOTES —— CLIENT
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ANTENNA AND CABLE SCHEDULE

— CLIENT

264 W. 12300 S.
DRAPER, UTAH 84020

|: - -Mobile-

—— CONSULTANT

COAL CREEK

1

CONSULTING

ANT. RAD MECHANICAL| ELECTRICAL # OF 8283 N. HAYDEN RD., STE 258
SECTOR | 5os ANTENNA TYPE CENTER | AZIMUTH | e SN T T CABLE TYPE INgs | LENGTH RADIO SROTTSDALE. ARIZONA 85258
PHONE: (480) 429-0533
ALPHA 1 ERICSSON-AIR6419 B41 (MIMO) 4 345° 2 — ENGINEER OF RECORD
ALPHA 2 RFS—APXVAARR18_43—U—NA20 (OCTO) 74 345° 2 HYBRID CABLE 6/24 4AWG 1 30M EREF;‘?S,%‘EXE&S?&*ZB&B%
BETA 1 ERICSSON-AIR6419 B41 (MIMO) 74 170° 2
BETA 2 RFS—APXVAARR18_43—U—NA20 (OCTO) 74 170" 7 HYBRID CABLE 6/24 4AWG 1 30M ERICSSON-4460-B25+B66
GAMMA 1 ERICSSON-AIR6419 B41 (MIMO) 74 245° 2
GAMMA 2 RFS—APXVAARR18_43-U—NA20 (OCTO) 74 245 > AND 2 |HYBRID CABLE 6/12 8AWG | 1 30M ERICSSON-4460-B25+B66
——SEAL
-NO.—— DATE— DESCRIPTION — BY~
1 [11/04/24 REVIEW DRK
ANTENNA SCHEDULE SCALE: N.T.S. E
o
s
o0
<
Q\
D
——PROJECT INFORMATION —
JOB: 13-392-04
<
v
SL04120A N
UP&L KEETLEY N
9P
JUNCTION Q
o
HWY 40 NEAR HWY 248 <
PARK CITY, UTAH 84060 m
SHEET TITLE
LLI
I_
<
O
DETAILS
v
nd
. LL
J —— JURISDICTIONAL APPROVAL >
)
O
1"—9” LL
oY
: —
1"=9”
2'—0’ 9”
———SHEET NUMBER
NOT USED SCALE: N.T.S. NOT USED SCALE: N.T.S. EXISTING ANTENNA # 2 SCALE: N.T.S.| 3 NEW ANTENNA # 1 SCALE: N.T.S.
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—— CLIENT
SHEET INDEX o
ELECTRICAL SPECIFICATIONS GENERAL ELECTRICAL NOTES SYMBOL LIST °
(NOT ALL MAY BE USED) EpgE E ©H =
E—1 SPECS/GENERAL NOTES/LEGENDS/SHEET INDEX
1 SUBMITTAL OF BID INDICATES CONTRACTOR IS COGNIZANT OF ALL JOB SITE 1. CONDUIT LAYOUTS SHOWN ON THE PLANS ARE DIAGRAMMATIC, NOT INDICATING THE EXACT ROUTING FLECTRICAL SYMBOLS
, REQUIRED. THE CONTRACTOR SHALL ROUTE CONDUITS AS REQUIRED BY THE CONDITIONS OF
CONDITIONS AND WORK TO BE PERFORMED UNDER THIS CONTRACT REQUIRED. Tt == “NLARGED POWER PLAN 268 W 12300 S
2 CONTRACTOR SHALL PERFORM ALL VERIFICATION OBSERVATION TESTS, AND —O—i FLUORESCENT STRIP FIXTURE, LENGTH PER PLAN. DRAPER. UTAH 84020
2. ALL EQUIPMENT PROVIDED BY THE ELECTRICAL CONTRACTOR SHALL BE LISTED AND LABELED BY A ,
EXAMINATION WORK PRIOR TO THE ORDERING OF THE ELECTRIGAL EQUIPMENT AND NATIONALLY—RECOGNIZED TESTING AGENCY, ACCEPTABLE TO THE AUTHORITY HAVING JURISDICTION, FOR
THE ACTUAL CONSTRUCTION. CONTRACTOR SHALL ISSUE A WRITTEN NOTICE OF ALL THE CONDITIONS OF INSTALLATION. ’ : Q SURFACE WALL—MOUNTED LIGHT FIXTURE. 3
R REoaNG e = ARCHITECT LISTING ALL MALFUNCTIONS, FAULTY EQUIPMENT AND 3. DEVICE LOCATIONS SHOWN ON THE DRAWINGS ARE APPROXIMATE. EXACT DEVICE LOCATIONS SHALL BE - ONE—LINE AND EXISTING/NEW PANEL SCHEDULE
~ AS INDICATED ON THE ARCHITECTURAL PLANS OR AS DIMENSIONED. IF NOT SHOWN ON THE ® SOLID JBOX' ON ANY FIXTURE INDICATES A FIXTURE WITH AN INTEGRAL —— CONSULTANT
3 HEIGHTS SHALL BE VERIFIED WITH OWNER PRIOR TO INSTALLATION. ARCHITECTURAL PLANS OR DIMENSIONED ON THE ELECTRICAL PLANS, VERIFY EXACT LOCATION WITH EMERGENCY POWER SUPPLY, PER THE SPECIFICATIONS. = 7
THE ARCHITECT PRIOR TO ROUGH-IN. - EQUIPMENT/ANTENNA GROUNDING PLAN AND NOTES COAL CREEK
THESE PLANS ARE DIAGRAMMATIC ONLY, FOLLOW AS CLOSELY AS POSSIBLE. 4. ALL WIRE COUNTS ARE TYPICALLY NOT SHOWN BETWEEN LIGHT FIXTURES OR RECEPTACLES. PROVIDE O POLE—MOUNTED LIGHT FIXTURE.
5 EACH CONDUCTOR OF EVERY SYSTEM SHALL BE PERMANENTLY TAGGED IN EACH ALL REQUIRED EVEN WHERE NOT SHOWN.
PANELBOARD, PULLBOX, J—BOX, SWITCH BOX, ETC., IN COMPLIANCE WITH 5. WHERE SIZE IS NOT SHOWN ON THE DRAWINGS, CIRCUITS SHALL CONSIST OF #12 PHASE AND $ SINGLE POLE TOGGLE SWITCH
OCCUPATIONAL SAFETY AND HEALTH ACT (0.S.HA.) GROUNDED (NEUTRAL CONDUCTORS) AND A #12 CU GROUND IN 3/4” CONDUIT. MC CABLE SHALL BE (¢
2 ACCEPTACLE IN WALLS. ALL BRANCH CIRCUIT HOME—RUNS SHALL BE IN CONDUIT. pC
6 CONTRACTOR SHALL PROVIDE ALL LABOR, MATERIALS, INSURANCE, EQUIPMENT, @ PHOTOCELL , MOUNTED ON ROOF UNLESS NOTED OTHERWISE.
INSTALLATION, CONSTRUCTION TOOLS, TRANSPORTATION, ETC., FOR A COMPLETE AND 6. UNLESS SPECIFICALLY NOTED OTHERWISE, THE ELECTRICAL CONTRACTOR SHALL MAKE FINAL CO N S‘ ,LTING
PROPERLY OPERATIVE SYSTEM ENERGIZED THROUGHOUT AND AS INDICATED ON CONNECTIONS TO ALL UTILIZATION EQUIPMENT SHOWN ON THE DRAWINGS. VERIFY THE TYPE OF FINAL 0 DUPLEX CONVENIENCE RECEPTACLE
DRAWINGS, AS SPECIFIED HEREIN AND/OR AS OTHERWISE REQUIRED. 7 %—?ElNEEL(:EECT)glC/XEchﬁ%//lx%ETo/?aPPsi(/)ﬁIAggo\gBleEMﬂTH: DfHE MECHANICAL, PLUMBING AND ~GENERAL 8285 N. HAYDEN RD., STE 298
7 ALL MATERIALS AND EQUIPMENT SHALL BE NEW AND IN PERFECT CONDITION WHEN " CONTRACTORS, PRIOR TO ORDERING OR INSTALLATION OF ANY EQUIPMENT, MECHANICAL AND PLUMBING ol "CROSS_SLASH” ON ANY RECEPTACLE INDICATES INTEGRAL GROUND SCOTTSDALE, ARIZONA 85258
INSTALLED AND SHALL BE OF THE BEST GRADE AND OF THE SAME MANUFACTURER EQUIPMENT REQUIREMENTS ARE PROVIDED IN THE ELECTRICAL DESIGN. THE CONTRACTOR WILL NOT BE FAULT PROTECTION. PHONE: (480) 429-0533
THROUGHOUT FOR EACH CLASS OR GROUP OF EQUIPMENT. MATERIALS SHALL BE S%TIFZ)/E?I%?\ITEEQSI%TAE?\I?STEV éﬁgcmEEDEKVE@R%%N\%gKTEE|%%LTLREBAEESRYSTEEMSELTE%TgfgfLH DRAWINGS @ DOUBLE DUPLEX (FOURPLEX) CONVENIENCE RECEPTACLE — ENGINEER OF RECORD
LISTED AND APFROVED BY UNDERWRITER S LABORATORY AND SHALL BEAR THE 8. INSULATION & WIRE TYPES SHALL BE AS FOLLOWED: PANEL FEEDERS — XHHW COPPER, WRING c o e
INSPECTION LABEL "J” WHERE SUBJECT TO SUCH APPROVAL. MATERIALS SHALL D¢ JUNCTION BOX. 'C’ INDICATES CEILING MOUNTED. ’F’ INDICATES FLOOR
ABOVE GRADE — THHN COPPER, WIRING BELOW GRADE — THWN COPPER, UNLESS NOTED OTHERWISE. MOUNTED (SUBSCRIPTS ARE TYPICAL FOR ALL DEVICES)
MEET WITH APPROVAL OF THE DIVISION OF INDUSTRIAL SAFETY AND ALL GOVERNING 9. SOME CONDUCTOR SIZES ARE BASED ON THE USE OF 75 DEGREE C CONDUCTOR RATINGS. THE
BODIES HAVING JURISDICTION. MATERIALS SHALL BE MANUFACTURED IN CONTRACTOR SHALL VERIFY, PRIOR TO INSTALLATION OF CONDUCTORS OR CONDUIT FEEDING ANY v VOICE OUTLET
ACCORDANCE WITH APPLICABLE STANDARDS ESTABLISHED BY ANSI, NEMA & NBFU. EQUIPMENT, THAT ALL ELECTRICAL EQUIPMENT IS RATED FOR USE WITH 75 DEGREE C WIRING. IF ANY . OATA. OUTLET C.0. = CONDUIT ONLY
8  CONTRACTOR SHALL CARRY OUT HIS WORK IN ACCORDANCE WITH ALL GOVERNING ﬁ%%'@”ﬁm 'ENENEER':?AF:AE%S'ETE\ASHF&ESEVESETKZS /ggﬁﬁiiT%NCONDUCTORS’ THE CONTRACTOR SHALL (Ps\é% = ggE\I/EADNLIHZ_EDArCR)IGFI)BA%Tcl)ﬁ D%?TNDU'T LLC
STATE, COUNTY AND LOCAL CODES AND 0.S.H.A. 10. UNLESS SPECIFICALLY NOTED OTHERWISE, SYSTEMS PROVIDED OR INSTALLED BY THE ELECTRICAL Vv COMBINATION TELEPHONE AND DATA OUTLET IN THE SAME  BOX ’ - EXCELLENCE IN ENGINEERING
9 CONTRACTOR SHALL SECURE ALL NECESSARY BUILDING PERMITS CONTRACTOR SHALL BE COMPLETE AND FULLY—FUNCTIONING AFTER INSTALLATION. COMPONENTS NOT HORSEPOWER  RATED  MANUAL MOTOR SWITCH MTD. = MOUNTED .
SHOWN, BUT REQUIRED FOR THE PROPER OPERATION OF THE EQUIPMENT OR SYSTEM, SHALL BE $u W.p. = WEATHERPROOF 12005 Antelope Trail
10 COMPLETE JOB SHALL BE GUARANTEED FOR A PERIOD OF ONE (1) YEAR AFTER THE PROVIDED AT NO ADDITIONAL COST TO THE PROJECT. FUSIBLE DISCONNECT SWITCH FURNISHED AND INSTALLED BY THE ELECTRICAL U.O.N. = UNLESS OTHERWISE NOTED Parker, Colorado 80138
DATE OF JOB ACCEPTANCE BY OWNER. ANY WORK, MATERIAL OR EQUIPMENT FOUND 11. THE CONTRACTOR SHALL PERFORM ALL ACCEPTANCE TESTS REQUIRED OR RECOMMENDED BY ul CONTRACTOR UNLESS NOTED OTHERWISE. SIZE AND FUSES AS PER G. OR GRD. = GROUND 303—748— 1189
TO BE FAULTY DURING THAT PERIOD SHALL BE CORRECTED AT ONCE, UPON WRITTEN EQUIPMENT ~ MANUFACTURERS. THE CONTRACTOR SHALL NOTIFY THE ENGINEER SEVEN (7) DAYS §5§0'§'§EN2%’BT\'/ON§E,${ Z)EQULWEQ% SNéwTAEhIIJU%ATCJEURRWEEEOR AS NOTED. N. OR NEUT. = NEUTRAL info@eeparker.com
NOTIFICATION. AT THE EXPENSE OF THE CONTRACTOR PRIOR TO TESTING AND SHALL ALLOW OBSERVATION OF THE TESTING BY THE ENGINEER. 0 NearEs oM R u3ED) : A. OR AMP. — AMPERE
: ‘ 12. ALL RECEPTACLES INSTALLED WITHIN 6 FEET OF A SINK SHALL BE GFI PROTECTED. : : KW. = KILOWATTS
11 ALL CONDUIT ONLY (C.O.) SHALL HAVE A PULL WIRE OR ROPE. 13. UNLESS OTHERWISE NOTED, ALL EQUIPMENT DISCONNECTS SHALL BE NEMA TYPE 3R, FUSIBLE, 30A, 3 O ELECTRICAL MOTOR. SEE DRAWINGS FOR SIZE. W. = WATTS ——SEAL
. POLE. FUSE PER EQUIPMENT MANUFACTURER’S INSTALLATION INSTRUCTIONS. ~ = PHASE
12 PROVIDE PROJECT MANAGER WITH ONE SET OF COMPLETE ELECTRICAL "AS 14. ALL PENETRATIONS IN WALLS SHALL BE SEALED WITH FLEXIBLE ACOUSTIC CAULKING. CAULKING SHALL % DISTRIBUTION  PANELBOARD. MOTOR CONTROL CENTER OR SERVICE DIA — DIAMETER
INSTALLED " DRAWINGS AT THE COMPLETION OF THE JOB, SHOWING ACTUAL BE APPLIED AROUND OUTLET BOXES TO PROVIDE A COMPLETE SEAL BETWEEN THE BOX AND THE 7 ENTRANCE SECTION. SEE DRAWINGS FOR EXACT TYPE. -
DIMENSIONS, ROUTINGS, AND CIRCUITS. WALL. 2 ;‘;&ROR HP = ?SENSSEFPOOFXXAESR
15. PRIOR TO TRENCHING IN ANY AREA, THE CONTRACTOR SHALL CONTACT ELECTRICAL, =
15 A SROCHDRES, OFERCIING MARUALS, CATALOCS, SHOP DRAWINGS, ETC. SHALL BE COMMUNICATIONS/DATA,  CABLE TV, GAS, AND WATER UTILTY PROVIDERS (BLUE STAKE) AND HAVE ALL DISTRIBUTION TRANSFORMER C.B. = CIRCUIT BREAKER
: UTILITIES IN THE AREA  IDENTIFIED. IN ADDITION, THE CONTRACTOR SHALL OBTAIN THE SERVICES OF A CKT. = CIRCUIT
14 USE T—TAP CONNECTIONS ON ALL MULTI—CIRCUITS WITH COMMON NEUTRAL SUBCONTRACTOR  SPECIALIZING IN THE LOCATION OF UNDERGROUND STRUCTURES TO IDENTIFY ANY e SURFACE  MOUNTED PANEL BOARD. SW. = SWITCH
CONDUCTOR FOR LIGHTING FIXTURE. OBSTACLES IN THE PATH OF TRENCHING (PRIOR TO COMMENCING WORK). DAMAGE TO ANY MTS — MANUAL TRANSFORMER SWITCH
UNDERGROUND STRUCTURES SHALL BE REPAIRED BY THE CONTRACTOR AT NO ADDITIONAL COST TO . FLUSH MOUNTED PANEL BOARD. FA. = FIRE ALARM
15  ALL CONDUCTORS SHALL BE COPPER. THE PROJECT. B RECPT. = RECEPTACLE
16. ALL ELECTRICAL WORK SHALL BE IN ACCORDANCE WITH LOCAL AND STATE CODES INCLUDING THE NEC TELEPHONE MOUNTING BOARD. _
16 ALL CIRCUIT BREAKERS, FUSES AND ELECTRICAL EQUIPMENT SHALL HAVE AN 17. OVER CURRENT DEVICES SHALL BE LOCATED WHERE THEY WILL NOT BE EXPOSED TO PHYSICAL E.C. ELECTRIC. CONTRACTOR
INTERRUPTING RATING NOT LESS THE MAXIMUM SHORT CIRCUIT CURRENT TO WHICH DAMAGE. = TEST WELL/GROUND ROD G.C. = GENERAL CONTRACTOR
THEY MAY BE SUBJECTED, AND A MINIMUM OF 10,000 A.l.C. 18. HOMERUNS SHALL NOT BE GANGED TOGETHER UNLESS SHOWN GANGED. 1P, 2P, & 3P = SINGLE POLE, TWO POLE, & THREE POLE
17 THE ENTRE ELECTROAL INSTALLATON SHALL BE GROUNDED A5 REQURED BY ALL o CONTICIOR Sl COWICT EGACE I VRTINS (), e, To sroccoue W o o ® GROUND ROD — 5/8" x 10" COPPER CLID - caupuENT droLND aus
: MGB = MAIN GROUND BUS
APPLICABLE CODES AND DRAWINGS. FOR WORK HE HAS NOT EXPLICITLY AUTHORIZED. [ CADWELD CONNECTION AFC — AVAILABLE FAULT CURRENT
18 PATCH, REPAIR AND PAINT ANY AREA THAT HAS BEEN DAMAGED IN THE COURSE OF 20. PROVIDE IDENTIFICATION AT THE DISTRIBUTION PANEL FOR BRANCH CIRCUITS THAT FEED EMERGENCY P MECHANICAL CONNECTION AWG — AMERICAN WIRE GAUGE
THE ELECTRICAL WORK. 21. EEET:TTIEE:ALUE(IJTU|E?AUEI§¥ ET'\II-ITAT IS LIKELY TO REQUIRE MAINTENANCE WHILE ENERGIZED SHALL BE GROUNDING WIRE BTCW = BARE TINNED COPPER WIRE
19 IN DRILLING HOLES INTO CONCRETE WHETHER FOR FASTENING OR ANCHORING PROPERLY MARKED TO WARN PERSONNEL OF ARC FLASH HAZARD. — GROUND BAR GPS = GLOBAL POSITIONING SYSTEM
PURPOSES, OR PENETRATIONS THROUGH THE FLOOR FOR CONDUIT RUNS, PIPE RUNS, 22. PROVIDE A #18 OR LARGER COPPER TRACER WIRE SECURELY ATTACHED TO THE NON-METALLIC PPC = POWER PROTECTION CABINET
ETC., IT MUST BE CLEARLY UNDERSTOOD THAT TENDONS AND/OR REINFORCING STEEL CABLE, PIPE OR CONDUIT AT 8'—0" ON CENTER. [T SHALL HAVE A 12" OF TRACER WIRE ACCESSIBLE SURGE SUPPRESSOR GROUND BAR P — TYPICAL
WILL NOT BE DRILLED INTO, CUT OR DAMAGED UNDER ANY CIRCUMSTANCES. ABOVE GRADE AT ANY ABOVE GRADE TERMINATION PER ARIZONA STATE STATUTE. ) METER AND MAIN BREAKER .  RIGID. GALVANIZED STEEL
20  LOCATION OF TENDONS AND/OR REINFORCING STEEL ARE NOT DEFINITELY KNOWN 23. UTILITY COORDINATION — -
AND THEREFORE MUST BE SEARCHED FOR BY APPROPRIATE METHODS AND a. THE CONTRACTOR SHALL SUBMIT A COMPLETE SET OF DRAWINGS TO ELECTRICAL AND TELCO B MANUAL XFR SWITCH AND GEN. RECPT. EMT = ELECTRICAL METALLIC TUBING —NO.—1—DATE——FDESCRIPTION ——— BY
UTILITIES AS REQUIRED FOR DESIGN. DWG — DRAWING
EQUIPMENT VIA X—RAY OR OTHER DEVICES THAT CAN ACCURATELY LOCATE THE b. THE CONTRACTOR SHALL NOT TRENCH OR INSTALL CONDUITS (ON THE UTILTY OR LOAD SIDE) TO ce GPS ANTENNA
- BTS = BASE TRANSMISSION SYSTEM
REINFORCING AND/OR STEEL TENDONS. THE SES OR TO THE UTILITY TRANSFORMER (PRIMARY OR SECONDARY), OR TO THE UTILITY ——— ELECTRICAL POWER GEN — GENERATOR 1 11/04/24 REVIEW DRK
21  PENETRATIONS IN FIRE RATED WALLS SHALL BE FIRE STOPPED IN ACCORDANCE WITH CONNECTION POINT BEFORE RECEIVING A FINAL DESIGN FROM THE uTiLTY. | T—1 LINE
SECTION NO. 4305 AND NO. 4304 OF THE U.B.C c. THE CONTRACTOR SHALL NOT INSTALL EQUIPMENT PADS FOR THE SES OR ANY UTILITY EQUIPMENT BSCW — BARE STRANDED COPPER WIRE
: : S (TRANSFORMERS, SWITCHING CABINETS, ETC) PRIOR TO RECEIPT OF FINAL PLANS FROM THE UTILITY. ISCW = INSULATED STRANDED COPPER WIRE 2
22 RECEPTACLES SHALL BE 20 AMPERE, 125 VOLT A.C., WHITE AS REQUIRED BY THE d. THE CONTRACTOR SHALL NOT BE COMPENSATED FOR ADDITIONAL WORK REQUIRED TO MEET THE WIRE AND CONDUIT
ARCHITECT OR APPROVED EQUAL. REQUIREMENTS OF THE UTILITY WHICH IS THE RESULT OF PROCEEDING PRIOR TO RECEIPT OF A al
23 WALL SWITCHES SHALL BE SINGLE—POLE, HUBBELL #1201 OR EQUIVELENT, WHITE AS FINAL_UTILITY DESIGN. FLEXIBLE CONDUIT
REQUIRED BY THE ARCHITECT 24. SERIES RATING NOTES: - (@)
: A. WHERE A CIRCUIT BREAKER IS USED ON A CIRCUIT HAVING AN AVAILABLE FAULT CURRENT HIGHER — CONDUIT CONCEALED IN WALLS OR ABOVE CEILNG W/ 2 #12, #12 GND
24  PLASTIC PLATES FOR ALL SWITCHES, RECEPTACLES, TELEPHONE AND BLANKED THAN THE MARKED INTERRUPTING RATING BY BEING CONNECTED ON THE LOAD SIDE OF AN 3747 C., UNLESS NOTED OTHERWISE. ’ ’ X
OUTLETS, SHALL HAVE ENGRAVED LETTERING WHERE INDICATED ON THE DRAWINGS. ACCEPTABLE OVERCURRENT PROTECTIVE DEVICE HAVING A HIGHER RATING, THE CIRCUIT BREAKER iy
WEATHERPROOF RECEPTACLES SHALL HAVE RACO #800, 1/2” RAISED WORK COVERS. SHALL MEET THE REQUIREMENTS SPECIFIED IN (1) AND (2). T~ CONDUIT ROUTED UNDER FLOOR OR BELOW GRADE W/ 2 #12, #12 GRD,, o0
(1). TESTED COMBINATIONS. THE COMBINATION OF LINE—SIDE OVERCURRENT DEVICE AND 3/4” C., UNLESS NOTED OTHERWISE. ~—
25  WIRE AND CABLE CONDUCTORS SHALL BE COPPER #12 AWG MINIMUM, NO BX OR LOAD—SIDE CIRCUIT BREAKER(S) IS TESTED AND MARKED ON THE END USE EQUIPMENT, . .
ROMEX CABLE IS PERMITTED UNLESS SPECIFICALLY NOTED OTHERWISE ON DRAWINGS. SUCH AS SWITCHBOARDS AND PANELBOARDS. o— CONDUIT TURNING UP. AN
(2). MOTOR CONTRIBUTION. SERIES RATINGS SHALL NOT BE USED WHERE
26  GROUNDING CONDUCTORS SHALL BE SOLID TINNED COPPER AND ANNEALED #2. S R A L OINECTED O ML LoAD SIOE OF THE HioHER ENED OVERCURRENT -— CONDUIT TURNING DOWN. ~—
27  GROUND RODS SHALL BE COPPER CLAD STEEL, 5/8” ROUND AND 10’ LONG. DEVICE AND ON THE LINE SIDE OF THE LOWER—RATED OVERCURRENT DEVICE, AND ——PROJECT INFORMATION
COPPERWELD OR APPROVED EQUAL. b. THE SUM OF THE MOTOR FULL-LOAD CURRENTS EXCEEDS 1 PERCENT OF THE . . l—
INTERRUPTING RATING OF THE LOWER—RATED CIRCUIT BREAKER. T—LINE DIAGRAM JOB: 13-392-04
28  METER SOCKET AMPERES, VOLTAGE, NUMBER OF PHASES SHALL BE AS NOTED ON B. WHERE CIRCUIT BREAKERS OR FUSES ARE APPLIED IN COMPLIANCE WITH THE SERIES COMBINATION <
THE DRAWINGS. MANUFACTURED BY SQUARE D COMPANY OR APPROVED EQUAL. RATINGS MARKED ON THE EQUIPMENT BY THE MANUFACTURER, THE EQUIPMENT ENCLOSURE(S) SHALL e CIRCUIT BREAKER, FIXED MOUNTED.
29 ALL MATERIALS SHALL BE U.L. LISTED. BE LEGIBLY MARKED IN THE FIELD TO INDICATE THE EQUIPMENT HAS BEEN APPLIED WITH A SERIES — ﬂ'
COMBINATION RATING. THE MARKING SHALL BE READILY VISIBLE AND STATE THE FOLLOWING: « » CIRCUIT BREAKER, DRAWOUT MOUNTING. SLO 41 20 A N
30  CONDUIT: CAUTION — SERIES COMBINATION SYSTEM RATED ___ AMPERES. . FUSIBLE SITCH. SIZE AS INDICATED ON DRANINGS
a. RIGID CONDUIT SHALL BE U.L. LABEL GALVANIZED ZINC COATED WITH ZINC IDENTIFIED REPLACEMENT COMPONENTS REQUIRED : : ()
INTERIOR AND SHALL BE USED WHEN INSTALLED IN OR UNDER CONCRETE SLABS. IN C. TESTED COMBINATIONS. THE COMBINATION OF THE LINE-SIDE OVERCURRENT DEVICE AND LOAD SIDE U P &L KE ETLEY AN
’ CIRCUIT BREAKER(S) IS TESTED AND MARKED ON THE END USE EQUIPMENT, SUCH AS SWITCHBOARDS TRANSFORMER. SEE ONE-LINE FOR TYPE AND SPECIFICATION.
COTACT WITH THE EARTH, UNDER PUBLIC ROADWAYS, IN MASONRY WALLS OR AND PANELBOARDS. ~
EXPOSED ON BUILDING EXTERIOR RIGIDCONDUIT IN CONTACT WITH EARTH SHALL BE c CURRENT TRANSFORMER o™
1/2 LAPPED WRAPPED WITH HUNTS WRAP PROCESS NO. 3. JUNCTION AN
b. ELECTRICAL METALLIC TUBING SHALL HAVE U.L. LABEL, FITTINGS SHALL BE ™ METERING DEVICE <~
GLAND RING COMPRESSION TYPE. EMT SHALL BE USED ONLY FOR INTERIOR RUNS. ()
c. FLEXIBLE METALLIC CONDUIT SHALL HAVE U.L. LISTED LABEL AND MAY BE USED — PANELBOARD, MAIN LUG ONLY HWY 40 NEAR HWY 248 ~—
WHERE PERMITTED BY CODE. FITTINGS SHALL BE "JAKE” OR "SQUEEZE” TYPE, A PARK CITY, UTAH 84060
SEAL TIGHT FLEXIBLE CONDUIT. ALL CONDUIT IN EXCESS OF SIX FEET IN : PANELBOARD, MAIN CIRCUIT BREAKER 0
LENGTH SHALL HAVE FULL SIZE GROUND WIRE. "y SHEET TITLE
d. ALL UNDERGROUND CONDUIT SHALL BE PVC SCHEDULE 40 (UNLESS NOTED TRANSFER SWITCH — MANUAL OR AUTOMATIC L]
OTHERWISE) AT A MINIMUM DEPTH OF 24” BELOW GRADE. BT
31 ALL ELECTRICAL EQUIPMENT SHALL BE LABELED WITH PERMANENT ENGRAVED N INDICATES A FEED-THROUGH LUG CONNECTION SPECS / GEN ER AL <I
PLASTIC LABELS. {]}Iﬁ‘f} UNINTERRUPTIBLE POWER SUPPLY
32 UPON COMPLETION OF WORK, CONDUCT CONTINUITY, SHORT CIRCUIT, AND FALL = NOTES / LEGEN DS / D
POTENTIAL GROUNDING TESTS FOR APPROVAL. SUBMIT TEST REPORTS TO PROJECT @ “
GENERATOR WITH INTEGRAL PROTECTION
MANAGER. CLEAN PREMISES OF ALL DEBRIS RESULTING FROM WORK AND LEAVE <
WORK IN A COMPLETE AND UNDAMAGED CONDITION. SHEET IN DEX
33 CONTRACTOR TO COORDINATE WITH UTILITY COMPANY FOR CONNECTION OF &F WEATHERHEAD m
TEMPORARY AND PERMANENT POWER TO THE SITE. THE TEMPORARY POWER AND
ALL HOOKUP COSTS TO BE PAID BY CONTRACTOR. LLI
——JURISDICTIONAL APPROVAL >
——SHEET NUMBER
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— CLIENT

]* - -Mobile-

268 W 12300 S
EXISTING WOODEN POWER DRAPER, UTAH 84020
POLES AND CROSS BEAMS

NEW (2) T—MOBILE EQUIPMENT CABINETS
MOUNTED TO EXISTING CONCRETE PAD

NEW (2) T—MOBILE EQUIPMENT CABINETS
MOUNTED TO EXISTING CONCRETE PAD

—— CONSULTANT

COAL CREEK

1

CONSULTING

8283 N. HAYDEN RD., STE 258
SCOTTSDALE, ARIZONA 85258

PHONE: (480) 429-0533
— ENGINEER OF RECORD

eo

LLC

EXCELLENCE IN ENGINEERING
12005 Antelope Trail
Parker, Colorado 80138

303-748-1189
info@eeparker.com

EXISTING T-MOBILE DOG HOUSE

EXISTING T—MOBILE
NEMA—4 CABINET

—SEAL

EXISTING COMPOUND
ACCESS GATE (TYP. OF 2)

EXISTING T-MOBILE 200 AMP
SUB—PANEL, SEE PANEL
SCHEDULE AND 1-—LINE DIAGRAM

EXISTING T—MOBILE A.T.S
EXISTING T—MOBILE GENERATOR

EXISTING T—MOBILE
METER AND DISCONNECT

EXISTING T—MOBILE CHAIN

LINK FENCE COMPOUND | 2’ 4’
qud; N ~NO.—— DATE—— DESCRIPTION — BY~
1 3 5’ 1 111/04/24 REVIEW DRK

NOT USED SCALE: N.T.S. 3 EQUIPMENT POWER PLAN SCALE: 3/8"=1'-0" 1 E
o
&5
&

- PROJECT INFORMATION
JOB: 13-392-04 E
ﬂ-
SL04120A N
UP&L KEETLEY N
JUNCTION &
o
HWY 40 NEAR HWY 248 <
PARK CITY, UTAH 84060 D
SHEET TITLE m
<
ENLARGED POWER |
PLAN <
Y
LLI
—— JURISDICTIONAL APPROVAL =
(7))
A
LL
Y

- SHEET NUMBER
NOT USED SCALE: N.T.S. 4 NOT USED SCALE: N.T.S. 1
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UPDATED EXISTING SUB-PANEL

ELECTRICAL PANEL SCHEDULE

FAULT CALCULATIONS

FAULT AVAILABLE AT THE SERVICE:

SERVICE VOLTAGE:
NEW 200A ATS:

14,880 AMPS RMS SYMM
120/240V, 1PH

DISTANCE 30 Feet
CONDUIT TYPE Conductive
CONDUCTOR #4/0
Fault Available L-L: 11,936A
EXISTING 200A SUB PANEL

DISTANCE 50 Feet
CONDUIT TYPE Conductive
CONDUCTOR #4/0
Fault Available L-L: 5,174A

CONTRACTOR SHALL TAG EACH
CIRCUIT CONDUCTOR AT EACH
J—BOX, OUTLET, SWITCH, ETC.
WITH THE CIRCUITS IDENTIFICATION.

Power Company: _PACIFICORP
Representative: __—
Telephone #: -

Telephone Company:
Representative:
Telephone #:

Submit drawings to Utility Company representative as
required in the General Notes included in the Electrical
Drawings.

EXISTING 200 AMP SUB—PANEL ELECTRICAL PANEL SCHEDULE
65/10KAIC SERIES RATED VOLTAGE: 240 / 120V 18,3W
LOCATION: PANEL MAINS: 200 A MCB
MOUNTING: SURFACE NEMA RATING:3R BUS: 200 A CU
LOAD EMT CU |PHASE| CKT |CIR LOAD AMPS CIR| CKT |PHASE| CU EMT |LOAD
DESCRIPTION COND | GRND | NEUT | BRKR |NO.| PHASE A | PHASE B |NO.| BRKR | NEUT | GRND | COND | DESCRIPTION
MISC 3/47 | 10 6 50 1 1.5 50 10 10 3/4” | MECH
SURGE 17.5 2 RBS 6201 REC #1
MISC 6 3 17.5 10 MECH
Cont. 2 17.5 4 2 Cont.
MISC 3/47 | 10 10 20 5 17.5 20 10 10 3/4” | SPARE
(NOT LABELED) 1 17.5 6
MISC 3/47 | 10 10 20 7 0.0 10 SPARE
(NOT LABELED) 1 17.5 8 2
MISC 3/4” | 10 10 20 9 0.0 60 10 10 3/4” | MECH
(NOT LABELED) 1 17.5 10 RBS 6201 REC #3
BUSSED SPACE |11 0.0 ] 10 MECH
17.5 12 2 Cont.
BUSSED SPACE 13 0.0 150 | 1/0 6 1—1/4" MECH
17.5 14 RBS 6131
BUSSED SPACE 15 0.0 1/0 MECH
17.5 16 Cont.
BUSSED SPACE 17 0.0 MECH
0.0 18 Cont.
BUSSED SPACE 19 0.0 MECH
0.0 20 2 Cont.
BUSSED SPACE 21 0.0 BUSSED SPACE
0.0 22
BUSSED SPACE 23 0.0 BUSSED SPACE
0.0 24
BUSSED SPACE 25 0.0 BUSSED SPACE
0.0 26
BUSSED SPACE 27 0.0 BUSSED SPACE
0.0 28
BUSSED SPACE 29 0.0 BUSSED SPACE
0.0 30
89.0 87.5 CONTRACTOR TO INSTALL APPROVED HANDLE TIE ON ALL SHARED
NEUTRAL CIRCUITS.
1 PHASE DEMAND (VA) SYMBOL LIST
LIGHTING 0.0
25% OF LIGHTING 0.0
RECEPTACLES 180.0
MECHANICAL 0.0
25% LARGEST MOTOR 0.0
MISCELLANEOUS 21,000.0
0.0
0.0
0.0
0.0
0.0
21,180.0
21.2 KVA @ 240 V 19
88.3 A @ 240 V 19
CODE LOAD SUMMARY
PANEL 'PPC’ @ 240V = 88.3 A

NOTE:

#6 COPPER WIRE AND GREATER SHALL BE
(COPPER) THWN WIRE OR (COPPER) XHHW.

NOTE:

PRIOR TO RUNNING CONDUIT ROUTE — CONTRACTOR
SHALL CONTACT THE T—MOBILE PROJECT MANAGER

AND VERIFY THE EQUIPMENT CABINET LAYOUT

CONFIGURATION AND ROUTE CONDUITS ACCORDINGLY.

NOTE:

PRE—CONSTRUCTION MEETING AND
ELECTRICAL EASEMENT REQUIRED.

CALL 4—7 WORKING DAYS
BEFORE YOU DIG

265—1100

INSIDE MARICOPA COUNTY

1—800—STAKE—IT

OUTSIDE MARICOPA COUNTY

65/10KAIC SERIES RATED VOLTAGE: 240 /120 V 18,3W
LOCATION: PANEL MAINS: 200 A MCB
MOUNTING: SURFACE NEMA RATING:3R BUS: 200 A CU
LOAD EMT CU |PHASE| CKT |CIR LOAD AMPS CIR| CKT |PHASE| cCuU EMT |LOAD
DESCRIPTION COND | GRND | NEUT | BRKR |NO.| PHASE A | PHASE B |NO.| BRKR | NEUT | GRND | COND | DESCRIPTION
MISC 3/4" 10 6 50 1 1.5 BUSSED SPACE
SURGE 17.5 2
MISC 6 3 17.5 BUSSED SPACE
Cont. 2 17.5 4
MISC 3/4" 10 10 20 5 17.5 BUSSED SPACE
(NOT LABELED) ] 17.5 6
MISC 3/4" 10 10 20 7 0.0 BUSSED SPACE
(NOT LABELED) ] 17.5 8
MISC 3/4” 10 10 20 9 0.0 BUSSED SPACE
(NOT LABELED) ] 175 10
BUSSED SPACE |11 060 | | BUSSED SPACE
17.5 12
BUSSED SPACE 13 0.0 150 | 1/0 6 1-1/4" | MECH
17.5 14 6160 WITH 6 RECTIFIERS
BUSSED SPACE 15 0.0 1/0 MECH
17.5 16 Cont.
BUSSED SPACE 17 0.0 MECH
0.0 18 Cont.
BUSSED SPACE 19 0.0 MECH
0.0 20 2 Cont.
BUSSED SPACE 21 0.0 BUSSED SPACE
0.0 22
BUSSED SPACE 23 0.0 BUSSED SPACE
0.0 24
BUSSED SPACE 25 0.0 BUSSED SPACE
0.0 26
BUSSED SPACE 27 0.0 BUSSED SPACE
0.0 28
BUSSED SPACE 29 0.0 BUSSED SPACE
0.0 30
89.0 87.5 CONTRACTOR TO INSTALL APPROVED HANDLE TIE ON ALL SHARED
NEUTRAL CIRCUITS.
1 PHASE DEMAND (VA) SYMBOL LIST
LIGHTING 0.0
25% OF LIGHTING 0.0
RECEPTACLES 180.0
MECHANICAL 0.0
25% LARGEST MOTOR 0.0
MISCELLANEOUS 21,000.0
0.0
0.0
0.0
0.0
0.0
21,180.0
212 KVA@ 240 V19
883 A@ 240 V10

EXISTING UTILITY

EXISTING CONDUIT AND
CONDUCTORS

TRANSFORMER, 120/240V, 1PH
SECONDARY QUTPUT

CODE LOAD SUMMARY
PANEL 'PPC' @ 240V

=88.3A

EXISTING 200A,

M) 240V 19
UTILITY METER

[ ]
200A
2P
®

EXISTING 200A
SERVICE DISCONNECT
BREAKER TO REPLACE
EXISTING 100A

EXISTING (3) #3/0 CU
THWN & (1) #2 cuU

14,880A
RMS AVAILABLE
FAULT CURRENT

/ EXISTING GENERATOR

GND, 2"C
EXISTING
SERVICE
GROUNDING
%‘%‘MNA%CZOOA . EXISTING (3) #3/0 CU THWN WP@
/ & (1) #2 CU GND, 2°C
TRANSFER SWITCH I e (1) # ’ >—(8) i
®
* e WE
EXISTING (1) 3/4"C FOR _
CONTROL CABELING AND (1) N
3/4°C FOR ALARM, -
COORDINATE SPECIFICATIONS =
PRIOR TO INSTALLATION =
O,
+|Z &
EXISTING (3) #3/0 CU IS 2
THWN & (1) #2 cU AP
GND, 27C % 5‘(%
EXISTING 3/4”C WITH (2) SIS o
CAT—5 FOR ALARMS
EXISTING 200A (PANEL)
120/240 16 N3R. 200A
SERIES RATED op
65/10KAIC. I SEE PANEL SCHEDULE FOR 6160

"PANEL

SEE PANEL
SCHEDULE
FOR NUMBER
OF BREAKERS

CONDUIT AND BREAKER SIZES

BLOCK HEATER AND
BATTERY CHARGER CIRCUITS
FROM PPC, SEE PANEL

5

SCHEDULE FOR CONDUIT AND
BREAKER SIZES

ONE—LINE DIAGRAM

#2 BTCW
EQUIPMENT
GROUND

— CLIENT

|: - -Mobile-

268 W 12300 S
DRAPER, UTAH 84020

—— CONSULTANT

COAL CREEK

0
CONSULTING

82835 N. HAYDEN RD., STE 258
SCOTTSDALE, ARIZONA 85258
PHONE: (480) 429-0533

— ENGINEER OF RECORD

eo

LLC

EXCELLENCE IN ENGINEERING

12005 Antelope Trail

Parker, Colorado 807138

305-748-1189
info@eeparker.com

——SEAL
—NO.—/—DATE——FDESCRIPTION ———— BY
1 11/04/24 REVIEW DRK
=
al
o
©
&
T R o os —
<C
SL04120A §
UP&L KEETLEY |&
JUNCTION <
HWY 40 NEAR HWY 248 B
S Tl:l’-?iz CITY, UTAH 84060 B
ONE-LINEAND |
EXISTING/NEW PANEL Er

SCHEDULE

—JURISDICTIONAL APPROVAL

RFDS VER

N.T.S.

—SHEET NUMBER

ONE-LINE / PANEL SCHEDULE

E-3
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GENERAL GROUNDING NOTES

1) ALL GROUNDING LEADS INSTALLED TO ENSURE A SMOOTH PATH TO COUNTERPOISE WITHOUT KINKS OR
SHARP BENDS OR RETURN UPWARDS.

2) CONTRACTOR WILL UTILIZE THE "FALL OF POTENTIAL MEASUREMENT METHOD" PER NETA STANDARDS,
UTILIZING THE AEMC-4500 MEASURING DEVICE OR APPROVED T—MOBILE EQUAL. ALL GROUND TESTING TO BE
PERFORMED BEFORE CONNECTING TO POWER UTILITY GROUND AND PRIOR TO ANY BACKFILL OF GROUNDING
TRENCHES. ELECTRICAL CONTRACTOR WILL PROVIDE A MINIMUM OF ONE (1) INSPECTION PORT FOR TESTING
GROUNDING RESISTANCE. CONTRACTOR WILL INSTALL THE MINIMUM NUMBER OF GROUND PLATES INDICATED,
SEE GROUNDING PLAN FOR APPROX. LOCATIONS. CONTRACTOR WILL INSTALL ADDITIONAL GROUNDING AS
REQUIRED TO ACHIEVE 5 OHMS OR LESS TO GROUND.

3) IT IS THE INTENT THAT AT NO TIME ARE THE GROUND LEADS TO BE INSTALLED BELOW THE SURFACE OF
THOSE AREAS DESIGNATED FOR FUTURE DISASSOCIATED PADS OR SHELTERS

4) THE CONTRACTOR WILL DOCUMENT MEGGER TEST RESULTS, REDLINE THE DRAWINGS FOR THE LOCATION OF
ALL UNDERGROUND GROUNDING COMPONENTS AND PHOTOGRAPH WITH A DIGITAL CAMERA THE ENTIRE NEWLY
INSTALLED GROUNDING SYSTEM PRIOR TO BACKFILL OF ANY OPEN TRENCHES.

5)ANY EXCEPTIONS TO THIS BASIC GROUNDING DESIGN GUIDELINE, ROUTING DESIGN, OR MODIFICATIONS, WILL
BE DOCUMENTED AND DIMENSIONED BY WAY OF RED LINE DRAWINGS. IT IS THE RESPONSIBILITY OF THE
SELECTED CONTRACTOR TO ENSURE THE NEWLY INSTALLED GROUNDING SYSTEM MEETS THE T-MOBILE
STANDARD OF 5 OHMS OR LESS.

6) ELECTRICAL CONTRACTOR SHALL COORDINATE TELCO AND POWER ROUTING WITH BUILDING MANAGER PRIOR
TO ROUGH-IN.

7) PRIOR TO RUNNING CONDUIT ROUTE — CONTRACTOR SHALL CONTACT THE T-MOBILE PROJECT MANAGER
AND VERIFY THE EQUIPMENT CABINET LAYOUT CONFIGURATION AND ROUTE CONDUITS ACCORDINGLY.

— CLIENT

|: - -Mobile-

268 W 12300 S
DRAPER, UTAH 84020

—— CONSULTANT

COAL CREEK

:::::Z::Eqiiiji-——~\
CONSULTING

8283 N. HAYDEN RD., STE 258
SCOTTSDALE, ARIZONA 85258
PHONE: (480) 429-0533

— ENGINEER OF RECORD

eo

LLC

EXCELLENCE IN ENGINEERING
12005 Antelope Trail
Parker, Colorado 80138

305-748-1189
info@eeparker.com

8) ALL EXOTHERMIC CONNECTIONS INCLUDING THOSE TO GATE POST, FENCES AND ICE BRIDGE POSTS SHALL ——SEAL
BE MADE BELOW GRADE.
GROUNDING KEY NOTES
@ #2 TBCW, FROM NEW EQUIPMENT TO EXISTING GROUNDING (TYP. ALL EQUIPMENT)
@ GROUND TO EXISTING SECTOR GROUND BAR WITH #2 TBCW (TYP.)
Q
® O
0 2’ 4’
Q

—NO.—1—DATE——FDESCRIPTION ——— BY

17 3 5 1 111/04/24 REVIEW DRK
GROUNDING NOTES EQUIPMENT GROUNDING PLAN SCALE: 3/8"=1'-0" =
o
=
(00
N
——PROJECT INFORMATION N
JOB: 13-392-04 I_
<
ﬂ-
SL04120A N
— UP&L KEETLEY |«
—\ > JUNCTION ¥
~ ~~
< ® O
s HWY 40 NEAR HWY 248 \
: PARK CITY, UTAH 84060 m
——SHEET TITLE Lll_J
EQUIPMENT/ANTENNA <D(
GROUNDING PLAN <
AND NOTES Y
U LLI
'!:,} ——JURISDICTIONAL APPROVAL >
BN 2
s 0
i ) v
/ o

/z
- -
0 2 4’
——SHEET NUMBER
o E-4
SCALE: N.T.S. ANTENNA GROUNDING PLAN SCALE: 3/4" = 1'-0"
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Site Number: SL-4120A
Site; Keetley Junction
Market: Salt Lake City

Site Lease with Option
THIS SITE LEASE WITH OPTION (this "Lease") is effective this 28 day of June,
2000, between United Park City Mines, (“Landlord”) and VoiceStream PCS Il Corporation, a

Delaware corporation ("Tenant™).

1. Option to Lease.

(a) In consideration of the payment of Five Hundred Dollars ($500.00) (the "Option
Fee") by Tenant to Landlord, Landlord hereby grants to Tenant an option to lease the use of a
portion of the real property described in attached Exhibit A (the "Property™), on the terms and
conditions set forth herein (the "Option"). The Option shall be for an initial term of 12 months,
commencing on the date hereof and ending June 28, 2001 (the "Option Period"). The Option
Period may be extended by Tenant for an additional 12 months upon written notice to Landlord
and payment of the sum of Five Hundred Dollars ($500.00) ("Additional Option Fee") at any
time prior to the end of the Option Period.

(b) During the Option Period and any extension therecof, and during the term
of this Lease, Landlord agrees to cooperate with Tenant in obtaining, at Tenant's expense, all
licenses and permits or authorizations required for Tenant's use of the Premises from all
applicable government and/or regulatory entities (the "Governmental Approvals") including
appointing Tenant as agent for all conditional-use permit applications and zoning change
applications, and Landlord agrees to cooperate with and to allow Tenant, at no cost to Landlord,
to obtain a title report, zoning approvals, conditional-use permits, perform surveys, soils tests,
and other engineering procedures or environmental investigations on, under and over the
Property, necessary to determine that Tenant's use of the Premises will be compatible with
Tenant's engineering specifications, system design, operations and Governmental Approvals.
During the Option Period and any extension thereof, Tenant may exercise the Option by so
notifying Landlord in writing, at Landlord's address in accordance with Section 12 hereof.

(c) If Tenant exercises the Option, then, subject to the following terms and
conditions, Landlord hereby leases to Tenant (the "Lease") the use of that certain portion of the
Property sufficient for placement of Antenna Facilities (as defined below), together with all
necessary space and easements for access and utilities, as generally described and depicted in
attached Exhibit B (collectively referred to hereinafter as the "Premises").

The Premises, located within Section 2, Township 2 South, Range 4 East, Salt Lake Base &
Meridian. The property owned by the United Park City Mines along Highway 40 and
Highway 248, about 1/4 mile south of Highway 40 under the UP&L poles East of Highway
40, Keetley Junction, Park City, Utah, comprises approximately 18 X 35 square feet as
indicated on the attached sketch plan in Exhibit A and B,

SITESOP PCS 07,17/G01

Page 279 of 302



2. Term. The initial term of this Lease shall be five years commencing on date of
exercise of the Option (the "Commencement Date"), and terminating at Midnight on the last
day of the month in which the fifth annual anmversary of the Commencement Date shall have
occurred.

3. Permitted Use. The Premises may be used by Tenant for, among other things,
the transmission and reception of radio communication signals and for the construction,
maintenance, repair or replacement of related facilities, towers, antennas, equipment or buildings
and related activities. Tenant shall obtain, at Tenant's expense, all Governmental Approvals and
may (prior to or after the Commencement Date) obtain a title report, perform surveys, soils tests,
and other engineering procedures on, under and over the Property, necessary to determine that
Tenant's use of the Premises will be compatible with Tenant's engineering specifications, system,
design, operations and Governmental Approvals. Landlord agrees to reasonably cooperate with
Tenant (at no cost to Landlord), where required, to perform such procedures or obtain
Governmental Approvals. If necessary, Tenant has the right to immediately terminate this Lease
if Tenant notifies Landlord of unacceptable results of any title report, environmental survey or
soils test prior to Tenant's installation of the Antenna Facilities (as defined below) on the
Premises.

4, Rent.

(a) Tenant shall pay Landlord, as Rent, Eight Hundred Dollars ($800.00) per
month ("Rent"). Rent shall be payable in advance on the Commencement Date for the remainder
of the month in which the Commencement Date falls and for the following month, and thereafter
Rent will be payable monthly in advance on the fifth day of each month for the following month
to United Park City Mines at Landlord's address specified in Section 12 below. For the purpose
of this Lease , all references to "month" shall be deemed to refer to a calendar month. If the
Commencement Date does not fall on the fifth day of the month, then Rent for the period from
the Commencement Date to the last day of the following month shall be prorated based on the
actual number of days from the Commencement Date to the last day of the following month.

(b) If this Lease is terminated at a time other than on the last day of a month,
Rent shall be prorated as of the date of termination for any reason other than a default by Tenant,
and all prepaid Rent shall be refunded to Tenant.

(© If Tenant shall not have obtained all Governmental Approvals on or before
the end of the Option Period, then Tenant shall, by notice to Landlord, have the right to cancel
this Lease and shall be relieved from all rights and obligations under this Lease.

5. Renewal. Tenant shall have the right to extend this Lease for five additional,
five-year terms ("Renewal Term"). Each Renewal Term shall be on the same terms and
conditions as set forth herein, except that rent shall be increased by ten percent (10%) of the rent
paid over the preceding term.

This Lease shall automatically renew for each successive Renewal Term unless

Tenant shall notify Landlord, in writing, of Tenant's intention not to renew this Leasg, at least 60
days prior to the expiration of the term or any Renewal Term.

SITE&OP . PCS 06/23/002
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If Tenant shall remain in possession of the Premises at the expiration of this Lease
or any Renewal Term without a written agreement, such tenancy shall be deemed a month-to-
month tenancy under the same terms and conditions of this Lease.

6. Interference. Tenant shall not use the Premises in any way which interferes with
the use of the Property by Landlord, or lessees or licensees of Landlord, with rights in the
Property prior in time to Tenant's (subject to Tenant's rights under this Lease, including without
limitation, non-interference). Similarly, Landlord shall not use, nor shall Landlord permit its
tenants, licensees, employees, invitees or agents to use, any portion of the Property in any way
which interferes with the operations of Tenant. Such interference shall be deemed a material
breach by the interfering party, who shall, upon written notice from the other, be responsible for
terminating said interference. In the event any such interference does not cease promptly, the
parties acknowledge that continuing interference may cause irreparable mjury and, therefore, the
injured party shall have the right, in addition to any other nghts that it may have at law or in
equity, to bring action to enjoin such interference or to terminate this Lease immediately upon
written notice.

7. Improvements; Utilitics; Access.

(a) Tenant shall have the right, at its expense, to erect and maintain on the
Premises improvements, personal property and facilities necessary to operate its system,
including without limitation radio transmitting and receiving antennas, and tower and bases, an
electronic equipment shelter, and related cables and utility lines (collectively the "Antenna
Facilities"). The Antenna Facilities shall be initially configured generally as set forth in Exhibit
C. Tenant shall have the right to replace or upgrade the Antenna Facilities at any ime during the
term of this Lease. Tenant shall cause all construction to occur lien-free and in compliance with
all applicable laws and ordinances. The Antenna Facilities shall remain the exclusive property of
Tenant. Tenant shall have the right to remove the Antenna Facilities upon termination of this
Lease.

(b) Tenant, at its expense, may use any and all appropriate means of restricting
access to the Antenna Facilities, including, the construction of a fence.

(©) Tenant shall, at Tenant's expense, keep and maintain the Antenna
Facilities now or hercafter located thereon in commercially reasonable condition and repair
during the term of this Lease, normal wear and tear excepted. Upon termination of this Lease,
the Premises shall be returned to Landlord in good, usable condition, normal wear and tear
excepted.

(d)  Tenant shall have the right to install utilities, at Tenant's expense, and to
improve the present utilities on the Premises (including, but not limited to the installation of
emergency power generators). Tenant shall, wherever practicable, install separate meters for
utilities used on the Property. In the event separate meters are not installed, Tenant shall pay the
periodic charges for all utilities attributable to Tenant's use. Landlord shall diligently correct any
variation, interruption or failure of utility service.

(e) As partial consideration for Rent paid under this Lease, Landlord hereby
grants Tenant an easement ("Easement™) for ingress, egress, and access (including access as
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described in Section 1) to the Premises adequate to install and maintain utilities, which include,
but are not limited to the installation of overhead or underground power and telephone service
cable, and to service the Premises and the Antenna Facilities at all times during the term of this
Lease or any Renewal Term. Upon prior written notice, provided Tenant's Antenna Facilities
remain fully functional and continue to transmit at full power, Landlord shall have the right, at
Landlord's sole expense, to relocate the Easement to Tenant, provided such new location shall
not materially interfere with Tenant's operations. Any Easement provided hereunder shall have
the same term as this Lease.

(f) Tenant shall have 24-hours-a-day, 7-days-a-week access to the Premises at
all times during the term of this Lease and any Renewal Term.

8. Termination. Except as otherwise provided herein, this Lease may be terminated,
without any penalty or further liability as follows:

(a) upon thirty (30) days written notice by Landlord for failure to cure a
material default for payment of amounts due under this Lease within that thirty (30) day period;

(b) upon thirty (30) days written notice by either party if the other party
defaults and fails to cure or commence curing such default within that 30-day period, or such
longer period as may be required to diligently complete a cure commenced within that 30-day
period;

(c) upon ninety (90) days written notice by Tenant, if 1t is unable to obtain,
maintain, or otherwise forfeits or cancels any license, permit or Governmental Approval
necessary to the installation and/or operation of the Antenna Facilities or Tenant's business;

(d) upon ninety (90) days written notice by Tenant if the Property, Building or
the Antenna Facilities are or become unacceptable under Tenant's design or engineering
specifications for its Antenna Facilities or the communications system to which the Antenna
Facilities belong;

(e) immediately upon written notice 1f the Premises or the Antenna Facilities
are destroyed or damaged so as in Tenant's reasonable judgment to substantially and adversely
affect the effective use of the Antenna Facilities. In such event, all rights and obligations of the
parties shall cease as of the date of the damage or destruction, and Tenant shall be entitled to the
reimbursement of any Rent prepaid by Tenant. If Tenant elects to continue this Lease, then all
Rent shall abate until the Premises and/or Antenna Facilities are restored to the condition
existing immediately prior to such damage or destruction;

(H at the time title of the Property transfers to a condemning authority,
pursuant to a taking of all or a portion of the Property sufficient in Tenant's determination to
render the Premises unsuitable for Tenant's use. Landlord and Tenant shall each be entitled to
pursue their own separate awards with respect to such taking. Sale of all or part of the Property
to a purchaser with the power of eminent domain in the face of the exercise of the power, shall be
treated as a taking by condemnation.
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9. Taxes. Tenant shall pay any personal property taxes assessed on, or any portion of
such taxes attributable to, the Antenna Facilities. Landlord shall pay when due all real property
taxes and all other fees and assessments attributable to the Property. In the event that Landlord
fails to pay said real property taxes, then Tenant shall have the right to pay said taxes and deduct
them from Rent amounts due under this agreement.

10. Insurance and Subrogation.

(a) Tenant will provide Commercial General Liability Insurance i an
aggregate amount of $1,000,000 and name Landlord as an additional insured on the policy or
policies. Tenant may satisfy this requirement by obtaining appropriate endorsement to any
master policy of liability insurance Tenant may maintain.

(b} Landlord and Tenant hereby mutually release each other (and their
successors or assigns) from liability and waive all right of recovery against the other for any loss
or damage covered by their respective first party property insurance policies for all perils insured
thercunder. In the event of such insured loss, neither party's insurance company shall have a
subrogated claim against the other.

11.  Hold Harmless. Tenant agrees to hold Landlord harmless from claims arising
from the installation, use, maintenance, repair or removal of the Antenna Facilities, except for
claims arising from the negligence or intentional acts of Landlord, its employees, agents or
independent contractors.

12.  Notices. All notices, requests, demands and other communications hereunder
shall be in wrting and shall be deemed given if personally delivered or mailed, certified mail,
return receipt requested, or sent by overnight carrier to the following addresses:

If to Tenant, to: if to Landlord, to:
VoiceStream PCS II Corporation Rory Murphy, Vice-Prersident
United Park City Mines
P. O. Box 1450
Attn: PCS Leasing Administrator Park City, Utah 84060
3650 131% Avenue, S.E. Suite 200 (435) 649-8011 Phone
Bellevue, WA 98006 (801) 655-7479 Fax

Phone: (425) 653-4600
Fax: (425) 653-5050

13. Quiet Enjovment, Title and Authority. Landlord covenants and warrants to
Tenant that (i) Landlord has full right, power and authority to execute this Lease; (i1) it has good
and unencumbered title to the Property free and clear of any liens or mortgages, except those
disclosed to Tenant which will not interfere with Tenant's rights to or use of the Premises; and
(ii1) execution and performance of this Lease will not violate any laws, ordinances, covenants, or
the provisions of any mortgage, lease, or other agreement binding on Landlord.

Landlord covenants that at all times during the term of this Lease, Tenant's quiet
enjoyment of the Premises or any part thereof shall not be disturbed as long as Tenant is not in
default beyond any applicable grace or cure period.
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. ord Will not lease any real
property or tower space€ {0 aily persor irect competltlon w1th Tenant,
including but not limited to, providers eTvies,-AgIng
service, or any other form of+ef€communications service prowded to the pubhc w1th1n a three (3
mile radius of the-Property.

14. Environmental Laws. Tenant represents, warrants and agrees that it will conduct
its activities on the Property in compliance with all applicable Environmental Laws (as defined in
attached Exhibit D). Landlord represents, warrants and agrees that it has in the past and will in
the future conduct its activities on the Property in compliance with all applicable Environmental
Laws and that the Property is free of Hazardous Substance (as defined in attached Exhibit D) as
of the date of this Lease.

Landlord shall be responsible for, and shall promptly conduct any investigation and
remediation as required by any Environmental Laws or common law, of all spills or other
releases of Hazardous Substance, not caused solely by Tenant, that have occurred or which may
occur on the Property.

Tenant agrees to defend, indemnify and hold Landlord harmless from and against any and
all claims, causes of action, demands and liability including, but not imited to, damages, costs,
expenses, assessments, penalties, fines, losses, judgments and attorney's fees that Landlord may
suffer due to the existence or discovery of any Hazardous Substance on the Property or the
migration of any Hazardous Substance to other properties or release into the environment arising
solely from Tenant's activities on the Property.

Landlord agrees to defend, indemnify and hold Tenant harmless from and against any all
claims, causes of action, demands and liability including, but not limited to, damages, costs,
expenses, assessments, penalties, fines, losses, judgments and attorney's fees that Tenant may
suffer due to the existence or discovery of any Hazardous Substance on the Property or the
migration of any Hazardous Substance to other properties or released into the environment, that
relate to or arise from Landlord's activities during this Lease and from all activities on the
Property prior to the commencement of this Lease.

The indemnifications in this section specifically include costs incurred in connection with
any investigation of site conditions or any cleanup, remedial, removal or restoration work
required by any governmental authority.

15. Assignment and Subleasing. Tenant may assign this Lease upon written notice to
Landlord, to any person controlling, controlled by, or under common control with Tenant, or any
person or entity that, after first receiving FCC or state regulatory agency approvals, acquires
Tenant's radio communications business and assumes all obligations of Tenant under this Lease.
Upon such assignment, Tenant shall be relieved of all habilities and obligations hereunder and
Landlord shall look solely to the assignee for performance under this Lease and all obligations
hereunder. Tenant may sublease this Lease, upon wrntten notice to Landlord, only if such
sublease is subject to the provisions of this Lease. Tenant may otherwise assign this Lease upon
written approval of Landlord, which approval shall not be unreasonably delayed or withheld.
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Additionally, Tenant may, upon notice to Landlord, mortgage or grant a security interest
in this Lease and the Antenna Facilities, and may assign this Lease and the Antenna Facilities to
any mortgagees or holders of security interests, including their successors or assigns, (hereinafter
collectively referred to as "Mortgagees"), provided such Mortgagees agree to be bound by the
terms and provisions of this Lease. In such event, Landlord shall execute such consent to
leasehold financing as may reasonably be required by Mortgagees. Landlord agrees to notify
Tenant and Tenant's Mortgagees simultaneously of any default by Tenant and to give Mortgagees
the same right to cure any default as Tenant or to remove any property of Tenant or Mortgagee
located on the Premises, except that the cure period for any Mortgagee shall not be less than
thirty (30) days after receipt of the default notice, as provided in Section 8 of this Lease. All such
notices to Mortgagees shall be sent to Mortgagee at the address specified by Tenant upon
entering into a financing agreement. Failure by Landlord to give Mortgagee such notice shall not
diminish Landlord's rights against Tenant, but shall preserve all rights of Mortgagee to cure any
default and to remove any property of Tenant or Mortgagee located on the Premises, as provided
in Section 18 of this Lease.

16.  Successors and Assigns. This Lease shall run with the Property, and shall be
binding upon and inure to the benefit of the parties, their respective successors, personal
representatives and assigns.

17. Mediation and Arbitration. If any dispute or claim on law or equity arises out of the
Lease, Tenant and Landlord agree in good faith to attempt to settle such dispute or claim by
mediation under the Commercial Mediation rules of the American Arbitration Association. If
such mediation is not successful in resolving such dispute or claim, then such dispute or claim
shall be dectded by neutral binding arbitration before a single arbitrator in accordance with the
Commercial Arbitration rules of the American Arbitration Association. Judgment upon the
award rendered by the arbitrator may be entered in any court having jurisdiction thereof.

18.  Waiver of Landlord's Lien. Landlord hereby waives any and all lien rights it may
have, statutory or otherwise, concerning the Antenna Facilities or any portion thereof which shall
be deemed personal property for the purposes of this Lease, regardless of whether or not the same
is deemed real or personal property under applicable laws, and Landlord gives Tenant and
Mortgagee the right to remove all or any portion of the same from time to time, whether before
or after a default under this Lease, in Tenant's and/or Mortgagee's sole discretion and without
Landlord's consent.

19. Miscellaneous.

(a) The substantially prevailing party in any litigation arising hereunder shall
be entitled to its reasonable attorneys' fees and court costs, including appeals, if any.

(b) Each party agrees to furnish to the other, within ten (10) days after request,
such truthful estoppel information as the other may reasonably request.

(©) This Lease constitutes the entire agreement and understanding of the
parties, and supersedes all offers, negotiations and other agreements. There are no
representations or understandings of any kind not set forth herein. Any amendments to this
Lease must be in writing and executed by both parties.
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(d) If either party is represented by a real estate broker in this transaction, that
party shall be fully responsible for any fee due such broker, and shall hold the other party
harmless from any claims for commission by such broker.

(e) Each party agrees to cooperate with the other in executing any documents
(including a Memorandum of Lease in substantially the form attached as Exhibit E) necessary to
protect its rights or use of the Premises. The Memorandum of Lease may be recorded in place of
this Lease, by either party.

(f) This Lease shall be construed in accordance with the laws of the state in
which the Property is located.

(2) If any term of this Lease is found to be void or invalid, such invalidity
shall not affect the remaining terms of this Lease, which shall continue in full force and effect.
The parties intend that the provisions of this Lease be enforced to the fullest extent permitted by
applicable law. Accordingly, the parties shall agree that if any provisions are deemed not
enforceable, they shall be deemed modified to the extent necessary to make them enforceable.

(h) The persons who have executed this Lease represent and warrant that they
are duly authorized to execute this Lease in their individual or representative capacity as
indicated.

(1) The submission of this document for examination does not constitute an
offer to lease or a reservation of or option for the Premises and shall become effective only upon
execution by both Tenant and Landlord.

1) This Lease may be executed in any number of counterpart copies, each of
which shall be deemed an original, but all of which together shall constitute a single instrument.

(k)  The parties understand and acknowledge that Exhibit A (the legal description
of the Property), Exhibit B (the Premises location within the Property) and Exhibit C (the site
plan) may be attached to this Lease in preliminary form. Accordingly, the parties agree that upon
the preparation of final, more complete exhibits, Exhibits A, B and/or C, as the case may be,
which may have been attached hereto in preliminary form, may be replaced by Lessee with such
final, more complete exhibit(s).
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. The Execution Date of this Lease is the 28 day of June, 2000.
LANDLORD: United Park City Mines

By: Rory Murphy

Signature ,/Z./C . w"’ﬂ\/

Its: Vice President

TENANT: VoiceStream PCS I Corporation

By:% % M
Its: ﬁxgmzl We Ql%@@
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The Execution Date of this Lease is the 28 day of June, 2000.

LANDLORD: United Park City Mines

By: Rory Murphy

Signature @/( 1‘%/

Its: Vice President

TENANT: VoiceStream PCS I Corporatian

By:

Its:

Approved as to forme_.

(Besional @mm&y
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STATE OF W

COUNTY OF ,éfuma’

On this &%&y of 2000, before me personally appeared
known to me to be the /44, N of y A by b. , the O
that executed the within and foregoing ins ent, and acknowletiged the said mstrument to be
the free and voluntary act and deed of said %@Jfﬂr\ for the uses and purposes
therein mentioned, and on oath, stated that was authorized to execute said instrument.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the
day and year first above written.

)
) $S:
)

TS wNOTARYPUBLI é :2‘ ‘ . ié ;i éré! '; 2;2:! 2
A\ Wend! Barber~jones NOTARY PUBLIC in andl for the State of
$ Dk City. Utah 84060 .
November 8, 2001 My commission expires _ //-J5 0/ .
STATE OF UTAH

STATE OF WA ﬁ ,

)
. ) ss:
COUNTY OF &l - )

fereR
On this ﬁ_rv}iay of \WL‘A" , 2020, before me personally appeared wm W\LH@{

known to me to be the , of VoiceStream PCS 1I Corporation, the
corporation that executed the within and foregoing instrument, and acknowledged the said
instrument to be the free and voluntary act and deed of said corporation for the uses and purposes
therein mentioned, and on oath, stated that was authorized to execute said instrument.

IN WITNESS WHEREQF, I have hereunto set my hand and affixed my official seal the
day and year first above written.

NEATR’? HRLSJEHC %HC in and for the State of

1138 West Rrver Hills Dr .
Riverton, Utah 84045 . R t' |
COMMISSION EXPIRES My COMIMISS10N CXPIIcs 26 .
FEB. 25, 2004 {

STATE OF LUTAH
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EXHIBIT A

Legal Description

To the Site Lease with Option dated June 28, 2000, between United PARK City Mines
as Landlord, and VoiceStream PCS II Corporation, as Tenant.

The Property is legally described as follows: The Premises, located within Section 2,
Township 2 South, Range 4 East, Salt Lake Base & Meridian. The property owned by the
United Park City Mines along Highway 40 and Highway 248, about 1/4 mile south of
Highway 40 under the UP&L poles East of Highway 40, Keetley Junction, Park City, Utah,
comprises approximately 18 X 35 square feet as indicated on the attached sketch plan in

Exhibit A and B.
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EXHIBIT B

Premises Location Within the Property

To the Site Lease with Option dated June 28, 2000 between United PARK City Mines

as Landlord, and VoiceStream PCS 11 Corporation, as Tenant.

The location of the Premises within the Property is more particularly described and

depicted as attached: The Premises, located within Section 2, Township 2 South, Range 4

East, Salt Lake Base & Meridian. The property owned by the United Park City Mines

along Highway 40 and Highway 248, about 1/4 mile south of Highway 40 under the UP&L

poles East of Highway 40, Keetley Junction, Park City, Utah, comprises approximately 18
; X 35 square feet as indicated on the attached sketch plan in Exhibit A and B.

: Together with all rights of ingress and egress and a utility easement over, through and
! across the existing driveways, sidewalks, asphalt parking areas, and other necessary areas
of the grantor’s land for the purpose of constructing, maintaining and upgrading such
telecommunications site.
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as Landlord, and VoiceStream PCS Il Corporation, as Tenant.

EXHIBIT C

Site Plan

To the Site Lease with Option dated June 28, 2000 between United PARK City Mines

Site Plan and Equipment

Equipment

3 BTS Cabinets
Demarcation Cabinet
Battery Cabinet

18 Antennas

Coax Cable

Misc. Associated Equipment

Site Plan----Please see Exhibit “B’s” attachment
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EXHIBIT D

Environmental Laws

To the Site Lease with Option dated June 28, 2000, between United PARK City Mines
as Landlord, and VoiceStream PCS Il Corporation, as Tenant.

As used in this Lease, "Environmental Laws" means all federal, state and local
environmental laws, rules, regulations, ordinances, judicial or administrative decrees, orders,
decisions, authorizations or permits, including, but not limited to, the Resource Conservation and
Recovery Act, 42 U.S.C. §§ 6901, et seq., the Clean Air Act, 42 U.S.C. §§ 7401, et seq., the
Federal Water Pollution Control Act, 33 U.S.C. §§ 1251, et seq., the Emergency Planning and
Community Right to Know Act, 42 U.S.C. §§ 1101, et seq., the Comprehensive Environmental
Response, Compensation and Liability Act, 42 U.S.C. §§ 9601, et seq., the Toxic Substances
Control Act, 15 U.S.C. §§ 2601, et seq., the Oil Pollution Control Act, 33 U.S.C. §§ 2701, et
seq., the Hazardous Materials Transportation Act, 49 U. S. C. §§ 1801 et seq., the Safe Drinking
Water Act, 42 U.S.C. §§ 300f through §§ 300f, and state laws, or any other comparable local,
state or federal statue or ordinance pertaining to the environment or natural resources and all
regulations pertaining thereto.

As used in this Lease, "Hazardous Substance" means any hazardous substances as defined
by the Comprehensive Environmental Response, Compensation and Liability Act, as amended
from time to time; any hazardous waste as defined by the Resource Conservation and Recovery
Act of 1976, as amended from time to time; any and all material or substance defined as
hazardous pursuant to any federal, state or local laws or regulations or order; and any substance
which is or becomes regulated by any federal, state or local governmental authority; any oil,
petroleum products and their by-products.

SITE&OP PCS 06/23/0014

Page 293 of 302



o

EXHIBITE"
Memorandum of Lease

To the Site Lease with Option dated June 28, 2000, between United PARK City Mines Cu\

as Landlord, and VoiceStream PCS Il Corporation, as Tenant.

After recording, please return to: VoiceStream PCS 11 Corporation
Attn:  Leasing Administrator
3650 131% Ave: SE Suite 200
Bellevue, WA 98006

Site Identification: SL 4120A Market: Salt Lake City, Utah

Memorandum of Lease Between United PARK City Mines ("Landlord") and
Western PCS II Corporation ("Tenant")

A Site Lease with Option between United PARK City Mines ("Landlord") and
VoiceStream PCS II Corporation ("Tenant”") was made regarding the following premises: The
Premises, located within Section 2, Township 2 South, Range 4 East, Salt Lake Base &
Meridian. The property owned by the United Park City Mines along Highway 40 and
Highway 248, about 1/4 mile south of Highway 40 under the UP&L poles East of Highway
40, Keetley Junction, Park City, Utah, comprises approximately ;W X 28 square feet as
indicated on the attached sketch plan in Exhibit A and B. 1Y 35

See attached exhibit A

The date of execution of the Site Lease with Option was June 28, 2000, Subject Lease is
for a term of five (5) years and will commence on the date of exercise of the Option (the
"Commencement Date") and shall terminate at midnight on the last day of the month in which
the 5th anniversary of the Commencement Date shall have occurred. Tenant shall have the right
to extend this Lease for five additional five year terms.

IN WITNESS WHEREOQF, the parties hereto have respectively executed this
memorandum this 28  day of }).—vv\-c ,2000.

LANDLORD: United Park City Mines

By: Rory Murphy
Signature /‘;/{ ' ﬂ’/}/ -

Its: Vice President

TENANT: VoiceStream PCS II Corporation

SITE&OP PCS 06/23/0015
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STATE OF et )
)

. ss:
COUNTY OF M )

On this /8. ﬁdzy of 2000, befoge me personally appeared :
known to me to be the ) ; of , the .
that executed the within and foregoing instryment, and ackno ged the said instrument to be
the free and voluntary act and deed of said ¢ dn for the uses and purposes

therein mentioned, and on oath, stated that was authorized to execute said instrument.

IN WITNESS WHEREOF, 1 have hereunto set my hand and affixed my official seal the
day and year first above written.

NOTARY PUBLIC - %&.ﬂ
)\ Wend! Barber~jones NOTARY PUBLIC in and for the State of
) 3] ParkCity, Utah 84080 C L - _
/8 My Commission Expires o . .
November 5, 2001 My commission expires //-& Ot .
STATE OF UTAH

staTEoF  VIAH )
. )

COUNTY OF &L )

On this Ewkday 0 \W\VAA

§5]

known to me to be the TXELUA i\

2000, before me personally appeared‘\ﬂm@’4

ﬁ_ of VoiceStream PCS II Corporation, the

corporation that executed the within and \fore'going instrument, and acknowledged the said
instrument to be the free and voluntary act axWeed of said corporation for the uses and purposes
therein mentioned, and on oath, stated thatl{ X~ was authorized to execute said instrument.

IN WITNESS WHEREQF, I have hereunto set my hand and affixed my official seal the

day and year first above written.

NOTARY PUBLI
KARA LARSENC
I I?& West River Hilis Dr.
Riverton, Utah 84085
COMMISSION EXPIRES
FEB. 25, 2004
STATE OF UTAH

PYBLIC in and for the State of

&@rﬂ’ dvgf%@@

. .
My’COI‘I’lII’IISSIOH cxpires
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Workspace Webmail :: Print Page 1 of 4

NO ZONING / NO BP LETTER

Print | Close Window

Subject: RE: T-Mobile Site Modifications - SL01034D, SL01074A, SL04101A, SL04120A
From: Sean Lewis <slewis@summitcounty.org>
Date: Tue, May 28, 2013 2:17 pm

To: rocky G

Rocky,

Based on my review of the plans submitted, no permitting will be required from the Planning Department.
| have heard from the Chief Building Official, no Building Permit will be required at this time as well.

Let me know if you have any questions.

Best,

Sean Lewis

County Planner

Summit County, Utah

60 North Main St

PO Box 128

Coalville, UT 84017

(435) 336-3134
slewis@summitcounty.org

From: rocky

Sent: Thursday, May 23, 2013 1:17 PM

To: Sean Lewis

Subject: RE: T-Mobile Site Modifications - SL01034D, SL01074A, SL04101A, SL04120A

Thanks

From my Android phone on T-Mobile. The first nationwide 4G network.

-------- Original message --------

From: Sean Lewis <slewis(@summitcounty.org>

Date: 05/23/2013 1:09 PM (GMT-07:00)

To: Rocky Schutjer | -

Subject: RE: T-Mobile Site Modifications - SL01034D, SL01074A, SL04101A, SL04120A

Rocky,

Our Building Official who I had sent the plans to has been out sick. I will get with him as soon as
he returns.

Sean Lewis

. . . . . Page 297 of 302
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BUILDING LG DT

PERMIT

STREET ADDRESS: 2917 E RICHARDSON FLAT
PARCEL: SS-88

SUBDIVISION:

LOT NUMBER:

VALUATION: $0.00

DETAILED DESCRIPTION OF WORK:

Add one (1) MW Dish to existing Cell-Tower

PERMIT TYPE: Commercial: Repair/Modify/Add Circuit
AREA: SB

SERIAL:

FIRE DISTRICT:

Applicant: Declan Murphy
Address:
Type: Owner/Builder

Owner: Declan Murphy
Address:

General:

License #:
Phone:

Electrical:

License #:
Phone:

60 N. MAIN ST.

P.O. BOX 128
COALVILLE, UTAH, 84017
CO.SUMMIT.UT.US
(435)-336-3124

Permit Number:

211837
Date Issued: 12/16/2021

Fees Fee Amount
State Surcharge $1.00
Separate Electrical Permit $100.00

Fee
Total Due: $101
Total Paid: $101.00
Balance: $0.00

Phone: -
Phone: -

Mechanical:

License #:
Phone:

Plumbing:

License #:
Phone:

THIS PERMIT BECOMES NULL AND VOID IF WORK OR CONSTRUCTION AUTHORIZED IS NOT COMMENCED
WITHIN 180 DAYS, OR IF CONSTRUCTION OR WORK IS SUSPENDED OR ABANDONED FOR A PERIOD OF 180 DAYS
AT ANY TIME AFTER WORK IS COMMENCED. COMMENCEMENT OR CONTINUATION OF WORK SHALL BE
VERIFIED ONLY BY INSPECTION REPORTS FROM AN INSPECTOR FOR SUMMIT COUNTY. I HEREBY CERTIFY
THAT I HAVE READ AND EXAMINED THIS PERMIT AND KNOW THE SAME TO BE TRUE AND CORRECT. ALL
PROVISION OF LAWS AND ORDINANCES GOVERNING THIS TYPE OF WORK WILL BE COMPLIED WITH WHETHER
WITHIN HEREIN OR NOT. THE GRANTING OF A PERMIT DOES NOT PRESUME TO GIVE AUTHORITY TO VIOLATE
OR CANCEL THE PROVISIONS OF ANY OTHER STATE OR LOCAL LAW REGULATING CONSTRUCTION OR

PERFORMANCE OF CONSTRUCTION. I UNDERSTAND THAT INF

mi’N IS PEBLIC RECORD.

NAME: Declan Murphy DATE: 12/23/2021 SIGNATURE:
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Declan Murphy

From: Declan Murphy

Sent: Thursday, September 30, 2021 6:47 PM

To:

Subject: Existing T-Mobile SL04120A - Keetley Junction - East Side of HWY 40 just North of

Richardson Flat Road, Park City

Thx Ray

From: Ray Milliner
Sent: Thursday, September 30, 2021 2:30 PM

To: I
Subject: RE: Existing T-Mobile SLO4120A - Keetley Junction - East Side of HWY 40 just North of Richardson Flat Road, Park
City

Hello Declan:

The replacement of equipment on an existing cell tower is allowed. Therefore, you may proceed with this install
provided no changes to the existing tower are proposed.

Please note that any building permits necessary for the installation are still required.

Thanks
Ray

Page 299 of 302



8283 N. Hayden Road, Suite 258
Scottsdale, AZ 85258

Board of Adjustment
Park City Utah

445 Marsac Ave
Park City, UT 84060

Re: T-Mobile site SL4120, 2917 E. Richardson Flat Rd, Park City, UT 84060
To Whom It May Concern,

T-Mobile is committed to improving coverage and expanding network capacity to meet customer demand
throughout Summit County and the Park City area. T-Mobile is proposing to upgrade its existing equipment
at the existing Wireless Communication Facility (WCF) located on the East Sie of HWY 40 just North of
Richardson Flat Road in Park City. The existing WCF provides residents, visitors and businesses with a high
quality reliable wireless service for both personal and business, in addition to enhancing emergency services.
This upgrade will enhance the services provided by this WCF.

With the continually growing demand on T-Mobile infrastructure and the development of technology to
better provide services to its customers, T-Mobile must occasionally upgrade existing facilities and
equipment. The proposed work to be done here at this time is to:

Remove: existing breakers in the sub-panel
One (1) existing equipment cabinet
One (1) existing dog-house
Five (5) hybrid cables
Six (6) antennas, two (2) per sector
Relocate three (3) radio modules, one (1) per sector

Add: New breakers in the sub-panel
Two (2) new equipment cabinets
Two (2) new hybrid cables
Three (3) radio modules, (1) per sector
Three (3) antennas, one (1) per sector

Per Section 15-10-8 Variance of the Park City Land Management Code and Municipal Code, we are
requesting a waiver or modification of the Lane Management Code as applied to this property.

15-10-8 Variance

1 — Literal enforcement of the Land Management Code would cause an unreasonable hardship for the
Applicant that is not necessary to carry out the general purpose of the Land management Code.
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The Land Management Code (LMC) 15-4-14(F)(4)© states “Panel Antennas shall be no more than five
square feet (5 sq. ft) in Area per face.” From what we can tell, this requirement applies more directly to a
small cell antenna where a small cluster of antennas mounted to a utility pole or corner of a building cover
very small geographical area such as an intersection. This WCF covers a much larger area than would a small
cell antenna cluster.

Conformance to this requirement for this communication site would negate its raison d’etre. The coverage
now provided would have to be removed in its entirety and would no longer have any validity in providing
for the health, safety, welfare and enjoyment of a personal cell service such as a phone, a laptop that relies on
wireless Bluetooth communication, GPS, music, or any other application being streamed from the existing
antennas. The coverage as is presently enjoyed by the citizens, visitors, and emergency personnel would be
significantly reduce if not completely removed.

2 — There are special circumstances attached to the Property that do not generally apply to other Properties in
the same zone:

This existing WCF was originally constructed with approvals from Summit County and adheres to those
requirements. When this property was annexed from Summit County into Park City, this communication
tower was grandfathered into the city limits with all of its antennas and supporting equipment in place. The
current zoning requirements greatly and drastically limit if not completely remove its abilities to provide
communication coverage in all of its many forms.

3 — Granting the variance is essential to the enjoyment of a substantial Property right possessed by other
Properties in the same zone.

While I cannot speak for other properties within this same zone, this particular parcel met the requirements
on which to establish a WCF and to provide enjoyment of personal communication methods within this area.
This tower broadcasts all mediums that the citizens in this area enjoy: Streaming services, in car navigation
services, movies, ability to find information and of course, You Tube and other channels such as that.

4 — The variance will not substantially affect the General Plan and will not be contrary to the public interest.
The equipment upgrade being proposed here will not affect the visual impact of the area. The height of the
tower and the width of the tower are not being increased. Equipment is being removed and replaced. If
anything, more equipment is being removed than added. This new equipment will increase the public ability
to make better use of the services being provided by this WCF.

5 — The spirit of the Land Management Code is observed and substantial justice done.

This grandfathered tower is in keeping with the LMC and approval of this variance will not create a negative
impact to the surround areas and approval will see substantial justice done.

Thank you for taking time to review this application.

Doug Kofford
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