PARK CITY)

PARK CITY BOARD OF ADJUSTMENT MEETING
SUMMIT COUNTY, UTAH
September 1, 2026

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

1. MEETING CALLED TO ORDER AT 5:00PM
2, ROLL CALL
3. MINUTES APPROVAL
3.A. Consideration to Approve the Board of Adjustment Meeting Minutes from March 31, 2026
4. STAFF AND BOARD COMMUNICATIONS AND DISCLOSURES

4.A. Board of Adjustment Chair Election — The Board of Adjustment Will Nominate and Elect
a Board of Adjustment Chair to Serve a Two-Year Term.

5. PUBLIC COMMUNICATIONS
6. REGULAR AGENDA

6.A. 1196 Lowell Avenue — Variance — The Applicant Seeks a Variance from Land
Management Code Section 15-2.2-3(H) Rear Setback Exceptions in the Historical
Residential-1 Zoning District to Construct a Deck Nine Feet Six Inches into the Rear
Setback. PL-26-06991 (20 mins.)

(A) Action

7. 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 MARCH 31, 2026

BOARD MEMBERS IN ATTENDANCE: Jennifer Franklin (Chair), (Ruth Gezelius,
Stefanie Wilson, Ginny Schulman, Beth Armstrong, John Stafsholt (joined at 5:29 p.m.)

STAFF: Planning Director, Rebecca Ward; Senior City Attorney, Mark Harrington;
Planner |, Jaron Ehlers; Planner I, Meredith Covey; Chief Building Official, Dave Thacker

1. MEETING CALLED TO ORDER AT 5:00 P.M.

Chair Jennifer Franklin called the Board of Adjustment Meeting to order at 5:00 p.m.

2, ROLL CALL

A roll call was conducted and the Board Members present were identified. All members
of the Board were present with the exception of-Board Member John Stafsholt. Chair

Franklin noted that he will join the meeting virtually when it is time to discuss Item 6C.

3. MINUTES APPROVAL

A. Consideration to Approve the Board of Adjustment Meeting Minutes
from February 10, 2026.

MOTION: Board Member»Gezelius moved to APPROVE the Meeting Minutes of
February 10, 2026, as presented. Board Member Armstrong seconded the motion. The
motion passed with the‘unanimous consent of the Board.

4, STAEF AND BOARD COMMUNICATIONS AND DISCLOSURES

Planning Director, Rebecca Ward, reported that applications to serve on the Board of
Adjustment are open on the City website and will remain open until April 8, 2026. She
explained that there are two terms on the Board of Adjustment that will come to an end.

5. PUBLIC COMMUNICATIONS

There were no public communications.
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6. REGULAR AGENDA

A. 830 Empire Avenue — Variance — The Applicant Seeks a Variance from
Land Management Code § 15-2.2-3(A) Lot Size in the Historic
Residential - 1 Zoning District to Create a 1721-Square-Foot Lot for a
Landmark Historic Site. PL-26-06832.

Planner |, Jaron Ehlers, presented the Staff Report and explained that this is a Variance
application for 830 Empire Avenue. He reported that 830 Avenue is located in the Historic
Residential — 1 Zoning District and is a Landmark Historic Structure. It is surrounded by
Empire Avenue, Crescent Tram Road, and properties owned by the City. He shared
photographs of the existing home as well as a survey that shows the property boundary.

According to the Historic Sites Inventory form, the house was first constructed in 1911.
Last year, a Plat Amendment application was submitted to.convertithe‘existing parcel into
a proper lot of record. This year, a Variance application‘was‘submitted. Planner Ehlers
reported that the parcel is currently 1,743 squaresfeet in, total, but the Engineering
Department has requested some of that be dedicated_ as right-of-way to the City. The
Historic Residential - 1 Zone has a minimum lot'size requirement of 1,875 square feet,
which the lot does not meet. That is the reason for the requested Variance.

There are five criteria in the Land Management Code (“LMC”) that the applicant must
meet the burden for in order for the Variance'to be granted. The criteria were reviewed:

e Literal enforcement of the'LMCswould cause an unreasonable hardship that is not
necessary to carry outithe general purpose of the LMC:

o Literal enforcement ofthe LMC would create an unreasonable burden on
the applicant that'goes against the purposes of the preservation of Historic
Buildings, as the minimum lot size requirement would prevent the platting
of the lot;, which in turn provides an obstacle to preserving the Historic
Building, as anything outside maintenance of the existing structure will be
prohibited« Without the proposed Variance, a Building Permit could not be
issued on the property.

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

o Special circumstances apply to the property, as it is surrounded on three
sides by City right-of-way and City property. These external boundaries
prevent any expansion of the parcel to meet the minimum lot size. The
property also includes a designated Landmark Historic Structure, built in
1911, predating the adoption of the LMC. LMC 15-2.2-4 establishes a
number of LMC exemptions for Landmark Historic Sites, which grants
flexibility for those sites to remain in existence, be maintained, and
improved, but does not establish an exception for properties that do not
meet the minimum lot size requirement.
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e Granting the Variance is essential to the enjoyment of a substantial property right
possessed by other property in the same zone:

o Other owners of Historic Sites are allowed to replat for remodels and
additions, subject to the provisions in the LMC. LMC 15-2.2-4 establishes
a number of LMC exemptions for Landmark Historic Sites, which grants
flexibility for those sites to remain in existence and be functional,
maintained, and improved. Most other properties in the Historic Residential
- 1 Zoning District were built on platted square lots and do not have street
frontage on three sides.

e The variance will not substantially affect the General Plan and will not be contrary
to the public interest:

o Recommendation C5 of the General Plan regarding.Historic Preservation
states, "Park City will protect, preserve, enhance, and celebrate the historic
character of the community." The LMC provides a framework where
Landmark Historic Structures can be modified and improved while
maintaining the historic character of the Historic District. Approving this
Variance furthers the goals of the General Plan, as existing LMC regulations
remain in effect to ensure historic compatibility.

e The spirit of the LMC is observed and substantial justice done:

o LMC 15-1-2(B) states that a purpose/of the LMC is to "protect and enhance
the vitality of the City's resort-based economy, the overall quality of life, the
historic character, and unique mountain town community." LMC 15-1-2(E)
further states, "[tJo 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 the original Park
City." The propesed Variance upholds these purposes, ensuring the spirit
of the LMC is served by allowing for the development of the property in a
way that is consistent with the LMC's regulations on Historic Structures.
Denial of the Variance would result in limited improvement of the Historic
Structurein accordance with the LMC regulations.

Staff recommended the Board of Adjustment review the proposed Variance and consider
approval, based.on the Findings of Fact, Conclusions of Law, and Conditions of Approval
outlineddn the'Draft Final Action Letter. The applicant representative, Jonathan DeGray,
stated'thatithere'is agreement with the information included in the Staff Report. He noted
thathis clientiwants to do some general improvements, including building a foundation.

Board Member Schulman asked if there are improvements contemplated that would
change the character of the house. Mr. DeGray stated that they are confined to the
volumetrics of the existing house. The intention is to build a foundation and make
structural upgrades to the existing building, but there will be no size modification. Board
Member Ruth Gezelius stated that she was pleased to see this application, since it is one
of the more visible sites with a historic home. She likes that the intention is to maintain
the footprint and style of the home. Support was expressed for the application.
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MOTION: Board Member Gezelius moved to APPROVE the Variance for 830 Empire
Avenue, based on the following:

Background:

1. On June 18, 2025, the Applicant applied for a Plat Amendment to create a
Lot for the Landmark Historic Site. On October 23, 2025, Staff deemed the
application complete.

2. On February 18, 2026, the Applicant applied for a Variance from Land
Management Code (LMC) § 15-2.2-3(A) outlining the HR-1 Zoning District’s
minimum Lot Size requirement. Staff deemed the Applicant's Variance
application complete on March 4, 2026.

Findings of Fact:

1. 830 Empire Avenue is an unusually shaped metes-and-bounds parcel with
frontage along Crescent Tram Road and Empire Avenue.

2. The site is within the HR-1 Zoning District, contains a Single-Family
Dwelling (SFD) constructed circa 1911, and is a Landmark Historic Site on
Park City’s Historic Sites Inventory.

3. The Applicant submitted a Plat Amendment application to the Planning
Department to create a kot for the parcel.

4. The property is an unusually shaped 1,722.6-square-foot parcel (SA-144)
consisting of portions of historic Old Town Lots and Empire Avenue Right-
of-Way (ROW) that was vacated in 1967.

5. The property is surrounded on three sides by Crescent Tram Road, a City-
owned parcel, and Empire Avenue.

6. 830 Empire Avenue contains several encroachments on City property and
ROW along Crescent Tram Road to the north and east, and onto Empire
Avenue to the west.

7. The minimum Lot size required for a SFD in the HR-1 Zoning District is
1,875 square feet.

8. The property currently measures 1,743.4 square feet, 132.6 square feet
short of the requirement.

9. The Engineering Department will also require that 22.5 square feet be
dedicated to the City as ROW reflecting what has been utilized by the public
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10.

as Crescent Tram Road ROW for decades, further reducing the proposed
Lot to 1721 square feet.

To grant the requested Variance, the Board of Adjustment must find that all
five criteria in Land Management Code Section 15-10-8(C) are met. The
Applicant bears the burden of proving that all five criteria 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. LMC § 15-2.2-1 establishes the purposes of the HR-1 District

to be:

1. Preserve present land Uses and.character of the
Historic residential Areas of Park City;

2. Encourage the preservation “of«Historic Buildings
and/or Structures;

3. Encourage construction .of Historically Compatible

Structures that contribute to'the character and scale of
the Historic District and maintain existing residential
neighborhoaods;

4. Define Development parameters that are consistent
with the General'Plan policies for the Historic core; and
5. Establish #Development review criteria for new

Development on Steep Slopes which mitigate impacts
to mass and scale and the environment.

ii. Literal enforcement of the LMC would create an unreasonable
burden on'the Applicant that goes against the purposes of the
preservation of Historic Buildings as the minimum Lot Size
requirement would prevent the platting of the Lot, which in turn
provides an obstacle to preserving the Historic Building, as
anything outside maintenance of the existing Structure will be
prohibited. LMC § 15-2.2-3 states “Except as may otherwise
be provided in this Code, no Building Permit shall be issued
for a Lot unless such Lot has the Area, width, and depth as
required, and Frontage on a Street shown as a private or
Public Street on the Streets Master Plan, or on a private
easement connecting the Lot to a Street shown on the Streets
Master Plan.” This establishes that without the proposed
Variance, a Building Permit could not be issued on the
property.

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

I. Special circumstances apply to the property, as it is
surrounded on three sides by City ROW and City property.
These external boundaries prevent any expansion of the
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parcel to meet the minimum Lot Size. The property also
includes a designated Landmark Historic Structure, built in
1911, predating the adoption of the LMC.

i. LMC § 15-2.2-4 establishes a number of LMC exemptions for
Landmark Historic Sites, which grants flexibility for those sites
to remain in existence, be maintained and improved, but does
not establish an exception for properties that do notimeet the
minimum Lot size requirement.

C. Granting the Variance is essential to the enjoyment of a substantial

Property right possessed by other Property in the same zone.

i. Other owners of Historic Sites are allowed. to ‘replat for
remodels and additions subject to the provisiens of the LMC.
LMC § 15-2.2-4 establishes a number of LMC exemptions for
Landmark Historic Sites, which grants flexibility for those sites
to remain in existence, and bé functional, maintained, and
improved.

ii. Most other properties in the'HR-1.Zoning District were built on
platted square lots, and‘do not have Street Frontage on three
sides.

d. The variance will not substantially ‘affect the General Plan and will
not be contrary to the publicinterest.

i Recommendation:C5 of the General Plan regarding Historic
Preservation states, “Park City will protect, preserve,
enhance;, and ‘celebrate the historic character of the
community”,  The LMC provides a framework where
Landmark Historic Structures can be modified and improved
while maintaining the historic character of the Historic District.
Approving this Variance furthers the goals of the General
Plan, as existing LMC regulations remain in effect to ensure
historic compatibility.

e. The' Spirit of the Land Management Code is observed, and
substantial justice is done.

i LMC § 15-1-2(B) states that a purpose of the LMC is to
“protect and enhance the vitality of the City’s resort-based
economy, the overall quality of life, the Historic character, and
unique mountain town community.” LMC § 15-1-2(E) further
states “[t]o 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 the original Park City.”

il. The proposed Variance upholds these purposes, ensuring the
Spirit of the Land Management Code is served by allowing for
the development of the property in a way that is consistent
with the LMC’s regulations on Historic Structures. Denial of
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the Variance would result in limited improvement of the
Historic Structure in accordance with the LMC regulations.
Conclusions of Law:

1. The Applicant proved their request meets the five criteria outlined in Land
Management Code § 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;

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 inithe 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 Variance is limited to the outlined request. No other code exceptions
are proposed or approved.

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

B. 37 and 45 Hillside Avenue — Variance — The Applicant Seeks a Variance
from /Land Management Code (LMC) Section 15-2.2-3(E) Building
Footprint, LMC Section 15-2.2-3(G) Front Setback Exceptions, and
LMC Section 15-2.2-3(I) Side Setback Exceptions, to Construct a
Subterranean Garage and Access at a Significant Historic Site and
Non-Historic Site in the Historic Residential — 1 Zoning District. PL-26-
06843.

Planner I, Meredith Covey, explained that the applicant recently requested a continuation
ofithis item. Director Ward reported that the applicant for 37 Hillside Avenue is attending
the meeting virtually. There is also a property owner in attendance for 45 Hillside Avenue.

The applicant, Katherine Gibson Dunleavy, stated that it is possible for the item to move
forward at the current meeting. She apologized for the email that was submitted
yesterday, but there was some uncertainty about whether the property owner from 45
Hillside Avenue would be able to attend. Senior City Attorney, Mark Harrington explained
that there is new information and Staff is trying to determine whether it is appropriate to
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move forward. The State prohibits a public hearing, so if the neighbor is not technically
part of the application, she cannot share comments. However, the applicant can call on
the neighbor as a witness. Ms. Dunleavy expressed support to call her as a witness.

Chair Franklin stated that Ms. Dunleavy has approved the property owner at 45 Hillside
Avenue to speak as a witness. There can be comments shared by the neighbor, then the
applicant, and then there will be a determination made about the Staff presentation.

Jorie Fischer explained that she would like to move forward in an agreeable manner. The
currently requested Variances would have a significant impact on the property at 45
Hillside Avenue. At issue right now is the interpretation of an easement.' Both the
applicant and the City have interpreted the easement differently from her.,_Until a proper
interpretation of the easement is determined, it is not appropriate to grant the Variances.
Ms. Fischer takes issue with a few of the Variance criteria, including hardship. She agrees
that off-street parking is needed on Hillside Avenue, but she does net:think this is the only
way to achieve that. This specific project does not necessitateswhat is called for in the
requested Variances. Ms. Fischer does not believerthe applicant can meet the fourth
criterion, because what is proposed significantly impacts'the value of her property. There
would be financial repercussions if what is propesed moves forward.

Ms. Fischer reported that she recently spoke to her insurance agent about the future
insurability of the home. While there is a desire tofind a path forward, Ms. Fischer does
not believe the Variances should be approved as currently presented. The spirit of the
easement is an issue and she believes a better solution can be determined. She
requested that the Variance applicationibe denied by the Board of Adjustment.

Ms. Dunleavy appreciates the efforts'made by the Board, Staff, and all others involved.
There are plans to use the garage as described in the recorded Side Yard Easement on
45 Hillside Avenue. Thatarrangement is not new and dates back to 1996. The intention
is to carry out whatwas,recoerded. The Board of Adjustment is not being asked to create
a new property right, because this framework was approved by the City Council in 1996
and reflects a publicidecision. The design is fully subterranean with restored grade and
no above-grade floor area. Due to the steep and narrow conditions on Hillside Avenue
as well as the:limited on-street options, vehicle safety and operations is an issue.

Thestopography requires an innovative solution, which is the reason for the sub-grade
access and'the subterranean garage. There is a more tailored and engineered solution
required rather than a traditional driveway. Ms. Dunleavy explained that after the Board
determination, the intention is to move forward with normal City steps, including a Historic
District Design Review (“‘HDDR”), steep slope and engineering review, and Building
Permit review. There is agreement with Exhibit A in the Meeting Materials Packet.

Ms. Dunleavy stated that there is no request to substitute a different layout that avoids

the easement-authorized garage location. The recorded text is included in the Meeting
Materials Packet. If a disagreement about the meaning of the easement remains between
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neighbors, then that is separate from whether the current application meets LMC 15-10-
8(C). Not exercising the recorded garage right is not a comparable alternative, but
sidesteps what the variance implemented. Ms. Dunleavy hopes there will be approval so
it is possible to move forward without unnecessary procedural detours. [f the Variance is
granted, they will build only within the scope that the Board of Adjustment approves.

Attorney Harrington suggested that the Board of Adjustment determine next steps. Chair
Franklin stated that it is her understanding that Planner Covey feels this item should be
continued. There was some agreement from the Board that this would allow time for a
cleaner presentation in the Staff Report. Director Ward reported that last night.there was
a request to continue to a date uncertain. If the Board decides to.honor that request,
when this is rescheduled, it would be publicly noticed, and there would be,a new Meeting
Materials Packet published. However, Staff is prepared to review the Staff Report during
the current Board of Adjustment Meeting if there is Board Member support.

Chair Franklin noted that both Planner Covey and®Director, Ward recommend a
continuation of this item. Attorney Harrington shared“some clarifying information. He
reported that there was a continuation request made by the applicant, but that appears to
have been withdrawn or at least qualified to state that there is a willingness to move
forward at the current meeting. Ms. Dunleavy confirmed this. Attorney Harrington
explained that the neighbor who previously supported the application has withdrawn that
support. This conflicts with the existing representations in the Staff Report. As a result,
Staff would like the opportunity to address that in a future version of the report.

Attorney Harrington cautioned the neighbor at 45 Hillside Avenue that the applicant is
correct that property disputes are typically not handled by the Board or the City. The
neighbors appear to be in a privaterdispute as to the meaning of the easement, but the
Board may still proceed with'the:application even if there is an ongoing private dispute.

Board Member Stefanie Wilson asked if the same Board Members will need to be present
at the next Board of Adjustment Meeting so there is a quorum to hear the item. Attorney
Harrington clarified that.the Board is not in a deliberative phase at this point and there
has not been.a Staff presentation. If the Alternate was not present at the next meeting
and Board Member Stafsholt participated in the discussion, that would be appropriate.

It was noted_that Board Member Stafsholt has joined the meeting virtually. Attorney
Harrington clarified that Board Member Stafsholt will only participate on Item 6C.

There, was discussion about the application and the complexity of the Staff Report.
Attorney Harrington asked if there is any additional information the Board of Adjustment
would like to request. Board Member Wilson wanted additional clarity in the Staff Report.
Board Member Schulman would like to see a drawing of the Side Yard Easement
agreement that was signed in 1996. She wanted to see what was contemplated there.
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MOTION: Board Member Schulman moved to CONTINUE the Variance for 37 and 45
Hillside Avenue to a date uncertain. Board Member Wilson seconded the motion. The
motion passed with the unanimous consent of the Board.

The Board of Adjustment took a two-minute recess before hearing the next item.

C. 416 Ontario Avenue — Variance — The Applicant Seeks a Variance from
Land Management Code § 15-2.2-3(G) Front Setback Exceptions in the
Historic Residential - 1 Zoning District and § 15-13-8(B)(7) Decks for
Non-Historic Residential Sites to Construct a Deck in the Front Yard
of a Single-Family Dwelling in the Historic District. PL-25-06764.

Board Member Gezelius reported that at the last meeting, the Board requested that the
applicant continue to meet with Staff to see if there could be a smaller deck proposed.
The new Staff Report outlines what has occurred since the‘last Board discussion.

Planner Covey presented the Staff Report and explained that it is a Variance request for
416 Ontario Avenue. She reported that 416 Ontario Avenue is in the Historic Residential
— 1 Zoning District. On January 13, 2026, the Board of Adjustment reviewed the request
for a Variance and continued the item to a date uncertain in order to gain clarity on the
procedural history. On February 10, 2026, the procedural history was reviewed, and the
Board of Adjustment requested that the applicant work to reduce the size of the deck.

The applicant is present at the current Board of Adjustment Meeting with a new Site Plan
that includes a reduction in the size ofithe deck. There is also an updated Draft Final
Action Letter included in the Meeting Materials Packet. Planner Covey shared an image
of 416 Ontario Avenue before the deck was removed as well as an image of the currently
framed deck. The Site "Plan=provided by the applicant was shared to highlight the
reduction in size. An image of the street view was provided to show the steps to the deck.

The applicant is seeking a Variance from the Front Setback Exceptions in the Historic
Residential — 1"Zoning District and Regulations for Decks for Non-Historic Residential
Sites. Planner. Covey shared the five Variance criteria and noted that the findings are
updated.n the Draft Final Action Letter included in the Meeting Materials Packet. Staff
recommends the Board of Adjustment consider approving the request based on the
Findingsof Fact, Conclusions of Law, and Conditions of Approval that have been outlined.

Board Member Gezelius noted that the last page of the Meeting Materials Packet states
that the permitted deck was 351 square feet and the new proposal is for a deck that is
253 square feet. This is a significant reduction from what was considered previously.

The applicant, Rafael Baez, reported that after the last Board of Adjustment Meeting,
there was work done with Staff on the proposal. The size of the deck has been

significantly reduced since the last discussion and he hopes that satisfies the Board
request. Board Member Schulman still feels the deck looms over the street. She would

10
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have liked to see something that was 9 feet in depth rather than the 11 feet proposed. It
will be difficult for her to approve something that is 11 feet deep rather than 9 feet.

Chief Building Official, Dave Thacker, explained that the reason there was not a further
reduction had to do with the beam, footings, and columns that were installed. The design
has been minimized as much as possible without compromising the current structure and
requiring a rebuild. The 3 feet on the northern side and the 2 feet that were pulled in from
the street side are all that can be reduced without compromising the structural members
underneath. Board Member Schulman believed the structure was constructed,without
permission. Official Thacker reiterated the purpose of the proposed reductions.

Director Ward shared an image with the Board and pointed out the, area with the
corrugated metal and railing. When the work is finalized, this will bexmoved back from
where it was previously by 2 feet. Board Member Schulman still feels the deck looms
over the road. Mr. Baez pointed out that what is proposed is smaller than the original
deck and is set further back than the original deck. If the old deck was allowed to exist,
what is currently proposed should be allowed to exist;as. it reduces the non-conformity.

The attorney for the applicant, Matt Hutchinsongintroduced himself to the Board. There
have been three meetings held so far, and multiple presentations made. He wants to
make sure the Board of Adjustment is aware that when the applicants purchased the
property, there was a legal non-conforming deck in place according to an Encroachment
Agreement that was recorded against the property. That agreement required the owner
to maintain the deck and keep it in.geod condition. That is one of the reasons this project
was pursued. Mr. Hutchinson explained that there were two trees coming through the
middle of the deck, but those trees were at the end of their life. There had to be some
demolition of the deck in orderto remove the trees, which is where the project started.

Mr. Hutchinson does not believe this is a typical application for a Variance. The applicants
are not trying to expand the property rights. This is case where the owners have
attempted to comply with the regulations that exist. He explained that a Demolition Permit
was received. Whatcreated confusion was the fact that a Demolition Permit was issued
with a conditien.that any replacement of the deck would require additional paperwork.

The demolition was completed and then applicant applied for a Historic District Design
Review (“‘HDDR”) Pre-Application with the Planning Department. There are conditions in
the Waiver Letter, but there is not a condition that states structural supports for the deck
cannot be removed. Mr. Hutchinson discussed the materials that were previously
submitted to the Board of Adjustment and the information presented by the applicant.

There are four pages of the application that include drawings of footings and drawings of
support members and beams that are stamped with Building Department approval.

During a previous meeting, Board Member Stafsholt pointed out that the applicant applied
for and received a permit for the work. Something happened at the Building Department

11
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level where documents were added to the application. The contractor stated that there
was material he did not recognize, but was told only the four pages need to be considered.

Mr. Hutchinson shared additional information about the previous submissions and the
stamped document. He referenced an earlier comment from Board Member Schulman
that this was built without permission. He clarified that this is not an accurate statement.
There was a Demolition Permit received and demolition occurred. After that, the HDDR
Pre-Application process occurred. There was a Building Permit application and the deck
was built in accordance with the Building Permit. It was inspected and the inspections
passed until the work was approximately 95% of the way done. At that'time, @ Building
Department inspection raised concerns that the scope had been exceeded.

Mr. Hutchinson explained that the homeowner relied on the issuance of the permit and
built in accordance with that permit. He often tells people how difficult it is to receive a
Variance. However, in this case, a hardship was caused after.the applicant made
attempts to comply with the requirements of the Encroachment,Agreement. The trees
were a public health hazard and needed to be removed:“He reviewed the Variance criteria
with the Board. Literal enforcement would cause an unreasonable hardship, because it
would require removal of a deck constructed in reliance on an issued Building Permit with
stamped structural plans showing footings, seil screws, and other structural elements.

The City could have flagged an issue much earlier in the process, which would have made
the situation far less costly to address, but'that did not occur. At previous meetings, the
City has appropriately acknowledged some internal process failures. In this case,
enforcement of the code would not enforce the purpose of the code, but would penalize
the applicant for complying with the City process. Mr. Hutchinson mentioned special
circumstances attached to this\property and pointed out that this is a unique property.
There is a recorded Encroachment Agreement and fairly extreme topography.

Mr. Hutchinson reported that the substantial property right is not only the deck, but the
continued ability t© use a deck that was already in existence prior to purchase of the
property. The new deck'does not increase the size of the overall encroachment, and on
this lot, there.is ‘no functional alternative location. Granting the variance will not
substantially affect the General Plan or the public interest. This deck is on a non-historic
site that is largely screened by topography. From the street level, it is not very noticeable.
Denyingthe Variance would cause an inequitable result, requiring the applicant to tear
out the deck at their expense and have a different house than the one purchased. It
would not be just to deny a Variance where the owner submitted plans and had them
approved. Mr. Hutchinson asked the Board of Adjustment to grant the Variance request.

Planner Covey stated that in the Waiver Letter issued last May, it stated that the scope of

the project was the repair of the decking material only. The procedural history was
reviewed in detail during the last Board of Adjustment discussion on this application.

12
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March 31, 2026

Board Member Stafsholt agreed with the comments shared by Mr. Hutchinson. The
Board often deals with applicants who are asking for more, but in this case, the applicants
have acted in good faith. The procedure was followed, plans were stamped, and there
were several inspections. The applicants were following the rules, so it does not make
sense to ask that the deck be demolished. It would be unjust to ask that of the applicants.
He does not believe the Board of Adjustment has a right to require a smaller deck on this
property, but the applicants have agreed to that. All of the rules have been followed.

MOTION: Board Member Stafsholt moved to APPROVE the Variance at 416,Ontario
Avenue, based on the following:

Findings of Fact:

1. 416 Ontario Avenue is a non-Historic Single-Family Dwelling (SFD) in the
Historic Residential — 1 (HR-1) Zoning District.

2. A former Non-Complying Deck that didwnot.meet HR-1 Front Setback
requirements, encroached into Ontario /Avenue, and violated Historic
District regulations for Decks within*front yards, was removed.

3. The former Non-Complying Deck was framed to surround two mature trees;
the mature trees have since been.removed.

4. Pursuant to Land Management Code (LMC) § 15-9-6, a Non-Complying
Structure may be frepaired so long as it does not create any new non-
compliance.

5. When the previously.existing Non-Complying Deck was removed, it lost its
Non- Complying. status and new construction is required to comply with the
requirements of the LMC.

6. The Applicant requests a Variance from the requirements of the LMC to
complete construction of a new Deck.

7. LMC § 15-13-8(B)(2)(7) outlines regulations for Decks in the Historic
Districts:

a. The Lot at 416 Ontario is 75 feet deep and requires a 10-foot Front
Setback in the HR-1 Zoning District pursuant to LMC § 15-2.2-3.

b. LMC § 15-2.2-3(G)(3) allows Decks to encroach into the Front
Setback so long as they are no more than 10 feet wide and project
no more than 3 feet into the Front Setback.

C. The newly constructed Deck is 25 feet wide and 12 feet deep and
encroaches 7 feet into the Front Setback, crossing over the property
line and encroaching 5 feet into the Ontario Avenue right-of-way.

13
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d. The Applicant proposes to reduce the size of the newly constructed
Deck to 23 feet in width and 11 feet in depth.

8. The Applicant seeks a Variance from LMC § 15-2.2-3(G) Front Setback
Exceptions in the HR-1 Zoning District and § 15-13-8(B)(7) Regulations for
Decks for Non-Historic Residential Sites to construct a Deck in the Front
Yard of the SFD in the Historic District.

9. Literal enforcement of the LMC would add unreasonable hardship:fromthe
fact that the new Deck would need to be drastically reducedin size resulting
in decreased enjoyment and use of the Front Setback of the hame. The
existing home is significantly further set back compared.to neighboring
properties. The property is on an extreme slope thus the Deck is not visible
from the street except for the railing. Some of the general purposes of the
Park City LMC are to:

a. Promote the general health, safetysand welfare of the present and
future inhabitants, businesses;andvisitors of Park City;

b. Preserve open space, scenic views, environmental areas, steep
slopes and sensitive lands;

C. Preservation of rights to the current deck will improve both the safety

and welfare of present“and future inhabitants, as well as visitors
considering the dangerous nature of the original deck and trees.
Increased enjoyment of Park City’s scenic views would also result
from having‘a larger front deck area. The newly constructed deck
adheres to the general purposes of the Park City Land Management
Code.

10.  Special circumstances attached to the property include the age of the deck,
which’precedes the current Land Use Ordinance. The original deck was
constructed before the current Land Use Ordinance was adopted and it was
allowed tosremain through the grant of an easement. This does not apply
to_other properties in the same zone due to the fact that they are mostly
new construction. The removal of the deck was not a self-imposed hardship
as»it was necessary due to the failing nature of the structure and
substandard construction.

11.  The enjoyment of the property would be substantially impacted from the
reduction of the usability of the front of the home. The unique setback
nature of the house makes a large front deck necessary to full enjoyment of
both mountain views and outdoor access. The deck provides expansive
views of Main Street Park City, surrounding mountains, and outdoor space.
Restriction of deck size would greatly hinder enjoyment of the above. Other
properties in the same zone have similar outdoor access with unrestricted

14
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views from the front of their homes, which can only be replicated through a
front deck on this particular property due to the current zoning ordinance.

12.  The General Plan states, “While the uses within these districts may evolve
over time, the built environment of the local historic districts should stay true
to its architectural roots, specifically relative to the integrity, mass, scale and
historic fabric of the mining boom era (1872-1929).” The requested
variance in fact preserves the original layout of the home, and keeping the
original deck dimensions is the least destructive course of action. “The
variance will not be contrary to public interest as efforts will be taken to
preserve the historic appearance of the front facade. _The ariginal skirting
was kept and helps to maintain the original look and character. Original
railroad ties and different railings might also be‘used to keep a similar
aesthetic. The house was also granted a Preservation Award in early 2025
by the Park City Museum, showing the carestaken in.the renovation of the
property to keep its historical appearance and charm.

13.  Characteristics of the parcel make adhering to current zoning ordinances
impossible, considering the vast array of setback exceptions that are not,
and cannot, be met. The home was constructed before modern zoning
restrictions and thus the zoning ordinance cannot be observed as intended.
The homeowners intend to observe the spirit of the zoning ordinance by
preserving its external appearance with a deck of similar dimensions to the
original. This upholds,goal 15 of the Park City General Plan which is to
“[pIreserve the integrity,/mass, scale, compatibility and historic fabric of the
nationally and locally designated historic resources and districts for future
generations.”

Conclusions of Law:

1. The Applicant met their burden of establishing that the five criteria in LMC
§ 15- 10-8(C) have been met.

2. The Board of Adjustment finds:
a. Literal enforcement of the LMC would cause an unreasonable

hardship for the Applicant that is not necessary to carry out the
general purpose of the LMC.

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 Properties in the same zone.

d. The Variance would not substantially affect the General Plan and

would not be contrary to the public interest.
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e. The spirit of the Land Management Code would be observed by
granting the Variance, and substantial justice done.

Conditions of Approval:

1. The Variance is limited to the outlined request, and the Deck shall not
exceed 23 feet in width or 11 feet in depth. No other modifications are
proposed or approved.

Board Member Armstrong seconded the motion. Vote on Motion: ‘Board Member
Schulman — No; Board Member Gezelius — Yes; Board Member Stafsholt — Yes; Board
Member Armstrong — Yes. The motion passed with a vote of 3-to-1.

7. ADJOURN

Director Ward reported that there will be a future meeting'tosaddress the continued
agenda item. There will be coordination with the Board once that is ready for review.
Board Member Stafsholt asked if he would be able to attend the continuance on 37 and
45 Hillside Avenue, which was confirmed. Staff will reach out for Board Member
availability.

MOTION: Board Member Schulman maved,to ADJOURN. Board Member Gezelius
seconded the motion. The motion passed with the unanimous consent of the Board.

The Board of Adjustment Meeting adjourned at 6:11 p.m.

16

Page 17 of 105



Board of Adjustment

Staff Report m
Subject: Chair Election

Author: Levi Jensen, Office Administrator
Date: September 1, 2026

Recommendation
Nominate and elect a Board of Adjustment Chair to serve a one-year term.

Background
The Board of Adjustment elects one of its members to serve as Chair for a term of two

years."” The Chair may be elected to serve for one consecutive additional term, but not
for more than two successive terms.? The current Chair, Jennifer Franklin, was elected
to serve on August 20, 2024, has completed a two-year term, and is eligible for one
additional consecutive term.

"LMC § 15-10-5
21d.
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Board of Adjustment

Staff Report m
Subject: 1196 Lowell Avenue

Application: PL-26-06991 '88 A
Author: Jaron Ehlers, Planner Il 1

Date: September 1, 2026

Type of Item: Variance

As of May 7, 2025, Utah Code § 10-20-1101(5) prohibits municipalities from conducting
public hearings on Variance applications.

Recommendation

(I) Review the requested Variance from Land Management Code (LMC) § 15-2.2-3(H)
Rear Setback Exceptions to remove a second-story Juliette balcony to construct a
second-story deck that encroaches 8.5 feet into the 10-foot Rear Setback, (II) conduct a
public hearing, and (lll) consider denying the Variance based on the Findings of Fact
and Conclusions of Law outlined in draft Final Action Letter (Exhibit A).

Description

Applicant: Stewart Nelson

Location: 1196 Lowell Avenue

Zoning District: Historic Residential-1

Adjacent Land Uses: Residential

Reason for Review: The Board of Adjustment reviews and takes Final Action on

Variances.'

HR-1 Historic Residential-1

LMC Land Management Code
SFD Single-Family Dwelling

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

Summary
1196 Lowell Avenue is a 25-foot by 75-foot Old Town Lot (Parcel SA-290-G-2) with a

Single-Family Dwelling (SFD) constructed in 1995 within the Historic Residential-1 (HR-
1) Zoning District.

TLMC § 15-1-8(1)
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Figure 2: Closer view of 1196 Lowell Aveue.
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Flgure 3: 1196 Lowell Avenue wewed from the right-of- way on Google Maps

At the time a building permit for the SFD was submitted in 1995, the LMC established a
minimum 10-foot Rear Setback, with one exception (Exhibit B):
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(d) Rear Yard. The minimum depth of the rear yard for all main
buildings shall be based upon the size of the parcel. on
parcels 100 feet deep or less and 75 feet wide or less, the
rear setback must be ten feet. 0On parcels between 75 feet and
100 feet deep and of greater than 75 feet width, the front and
rear setbacks must total 25 feet with a minimum of ten feet.
On parcels deeper than 100 feet, the front and rear setbacks
must total 30 feet, with a minimum of ten feet.

Accessory buildings shall have a minimum rear setback of one
foot from the rear property line. On corner lots which rear
upon the side yard of an adjacent lot, accessory buildings
shall be located no closer than five feet to the rear property
line.

7=-2

Today’s LMC establishes more flexibility within the Rear Setback. In the HR-1 Zoning
District, LMC § 15-2.2-3(F) Lot and Site Requirements requires a 10-foot Rear Setback
for properties 75 feet in depth and LMC § 15-2.2-3(H)(10) allows decks no more than 30
inches above Final Grade to encroach within the Rear Setback, so long as at least a
one-foot Rear Setback is maintained. However, decks more than 30 inches above Final
Grade are prohibited from encroaching into the Rear Setback.

The approved 1995 building permit for the SFD included two options for the rear facade

— one with no rear Juliette balcony, and one with a second-story Juliette balcony
(Exhibit C):
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Figure 4: Option with no Juliette balcony.
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F/gure 5: Option with Juliette balcony

The approved building permit indicated the SFD would be constructed with a minimum
12-foot Rear Setback (Exhibit C, p. 29).
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Figure 6: Excerpt from 1995 Building Permit showing a minimum 12-foot Rear Setback highlighted in yelloW.

However, a 2026 Boundary Survey indicates the SFD building footprint was built with
only a 11.29- to 11.67-foot Rear Setback. As a result, the existing Juliette balcony,
which is cantilevered approximately two feet from the SFD, encroaches into the required
10-foot Rear Setback (Exhibit D).
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Figure 7: Images of the existing conditions of the Juliette balcony provided by the Applicant.

LMC § 15-15-1 defines a Non-Complying Structure as:

3

A Structure that:
1. legally existed before its current zoning designation; and
2. because of subsequent zoning changes, does not conform to the zoning
regulation’s Setback, Height restrictions, or other regulations that govern the
Structure.

A property owner bears the burden of establishing that a Non-Complying Structure
lawfully exists.? If a Non-Complying Structure is found to have legally existed, then it
may be repaired, maintained, altered, or enlarged, if it does not create any new non-
compliance or increase the degree of non-compliance.?

The Applicant has not sought a Non-Complying Structure determination to repair the
Juliette balcony. Rather, the Applicant requests the Board of Adjustment grant a
Variance from the Rear Setback requirements to remove the Juliette balcony and
construct a second-story deck that extends 8.5 feet into the Rear Setback (Exhibit E,
Applicant’s Narrative).

2LMC § 15-9-2(A)
3LMC § 15-9-6(A)
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Analysis

To grant the requested Variance, the Board of Adjustment must find that all five
criteria in Land Management Code Section 15-10-8(C) are met. The Applicant
bears the burden of proving that all five criteria have been met.

The Board of Adjustment hears Variance requests, takes Final Action, and 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 enforcement of the LMC would cause
unreasonable hardship, the Board of Adjustment may not find unreasonable

hardship if the hardship is self-imposed or economic.®

(I) The Applicant requests a Variance from Land Management Code Section 15-
2.2-3(H) Rear Setback Exceptions to construct a deck that encroaches 8.5 feet
into the Rear Setback.

The five criteria in LMC § 15-10-8(C)(1) are outlined below with the Applicant’s
response in italics and staff analysis below. 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.

The Applicant states:

“Literal enforcement of standard yard setbacks would prohibit constructing a functional
elevated deck replacement, forcing reliance on a failed attachment point or rendering
upper-level egress and structural repair unfeasible. The hardship is physical and
Structural rather than self-imposed or financial: the existing building footprint and narrow
setbacks dictate that any modern, structurally sound replacement—requiring
independent 40-inch frost-line pier supports engineered for heavy Park City snow
loads—must occupy the existing structural zone. Granting the variance allows life-safety
compliance without compromising the general purpose of the LMC.”

LMC § 15-2.2-1 establishes the purposes of the HR-1 Zoning District:

4LMC § 15-10-8
5 LMC § 15-10-8(D)(1)
6 LMC § 15-10-8(D)(2)
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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 Rear Setback requirements apply to all HR-1 Zoning District properties. The
Applicant may propose a rear deck that is not more than 30 inches above Final Grade
within the Rear Setback, so long as a minimum one-foot Rear Setback is provided.
However, the LMC prohibits second-story decks from encroaching into the Rear
Setback, and the Applicant has not demonstrated an unreasonable hardship.

The 8.5-foot encroachment of a new second-story deck is not required for structural
upgrades. The Building Department reviewed the Applicant’s findings that the Juliette
balcony cannot be repaired and that a second-story deck that encroaches in the
required 10-foot Setback by 8.5 feet is required to facilitate structural repair of the
Juliette balcony. The Building Code does not prevent repairs to the Juliette balcony and
if the Applicant demonstrates the Juliette balcony is a Non-Complying Structure, and a
Non-Complying Structure Determination is issued, the Building Department would
approve plans to repair the Juliette balcony if stamped by a licensed Engineer.

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

The Applicant States:

“1196 Lowell Avenue features unique physical constraints, including tight property
boundary proximity, steep local topography, and an original building profile that relied on
a cantilevered/attached Juliet balcony that ultimately experienced structural failure.
Furthermore, the necessity to engineer an elevated replacement deck that remains
completely structurally independent of the neighboring property requires precise pier
placement within the setback zone. These combined physical site constraints do not
generally apply to standard lots in the zone.”

The circumstances the Applicant notes are not unique to this property and are common
in Old Town. The Applicant has not provided evidence demonstrating this site is unique.
Many sites in Old Town are constrained by tight property boundaries, steep local
topography, and existing building profiles. An example is the neighboring property of
1190 Lowell Avenue which also has a Juliette balcony of a similar size and shape.

10
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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:

“Outdoor elevated deck space and safe exterior access/egress are standard, substantial
property rights enjoyed by residential properties throughout Old Town and the
surrounding Lowell Avenue residential corridors. The variance does not grant a special
privilege, but rather restores safe, structurally sound deck access comparable to
surrounding multi level residential properties in the same zoning district.”

LMC § 15-2.2-3(H) clearly establishes that a second-story deck within the Rear Setback
is not a substantial Property right enjoyed by most properties within the HR-1 Zoning
District. Rather, it is prohibited. Granting such a Variance on a steeply sloped site would
increase impacts to the downhill Lots on Empire Avenue.

The LMC allows for decks to encroach in the Rear Setback so long as they are no more
than 30 inches above Final Grade with a minimum one-foot Rear Setback.

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

The Applicant states:

“The proposed elevated deck replacement aligns with the Park City General Plan goals
of maintaining structural integrity, architectural compatibility, and residential safety in
Old Town/Lowell Avenue. Eliminating a failed structural balcony and replacing it with a
code-compliant, independently supported deck built to withstand local snow load
requirements directly protects public safety, health, and welfare without negatively
impacting neighboring views, light, or public rights-of-way.”

For the Old Town Neighborhood, the General Plan recommends the City “Preserve the
Historic Neighborhood Character.” The Regulations for New Residential Infill
Construction in Historic Districts, specifically LMC § 15-13-8(B)(7)(b) state that “(t)he
visual impact of a deck should be minimized by limiting its size and scale.” A large,
second-story deck that encroaches into the code-required Rear Setback is not
appropriate for the Historic District.

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

The Applicant states:
“The spirit of the Land Management Code's setback requirements is to ensure building

separation, light, air, fire safety, and structural integrity. The proposed replacement deck
fulfills this intent by utilizing non-combustible/high-durability materials and engineered

11

Page 29 of 105


https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-2.2-3_Lot_And_Site_Requirements
https://www.parkcity.gov/Documents/Services/Planning/General%20Plan/ParkCityGeneralPlan2025.pdf?t=202606021223520
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

pier foundations, while strictly avoiding structural reliance on adjacent structures.

Granting the variance delivers substantial justice by allowing the property owner to
safely remedy a failed structural component while preserving the character and safety of

the immediate neighborhood.”

Substantial justice is not done as the Applicant has not met their burden of proving why
this Variance is necessary. There are other code compliant pathways they could take to

build a Rear Deck. However, a large, second-story rear deck is prohibited in the HR-1

Zoning District regulations in LMC Chapter 15-2.2 and the Historic Regulations in LMC
Chapter 15-13, as outlined above. The proposed Variance would create an exception to

consistently applied code, not relieve an unnecessary hardship created by factors
outside the Applicant’s control.

Department Review
The Planning and Executive Departments 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 18, 2026. Staff mailed courtesy notice to
property owners within 300 feet on August 18, 2026. The Park Record published
courtesy notice on August 18, 2026.7

Alternatives
The Board of Adjustment may:
¢ Deny the Variance.
e Approve the Variance and direct staff to make Findings and Conditions of
Approval.

¢ Request additional information and continue the discussion to a date certain.

Exhibits

A: Draft Final Action Letter

B: 1995 Historic Residential - 1 Code
C: 1995 Building Permit

D: Survey

E: Applicant’s Narrative

7LMC § 15-1-21
12
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PARK CITY

Planning Department

September 1, 2026
Stewart Nelson

NOTICE OF BOARD OF ADJUSTMENT ACTION

Description

Address: 1196 Lowell Avenue
Zoning District: Historic Residential-1
Application: Variance

Project Number: PL-26-06991

Action: DENIED

Date of Final Action:  September 1, 2026

Project Summary: The Applicant seeks a Variance from Land Management Code
Section 15-2.2-3(H) Rear Setback Exceptions in the Historical
Residential-1 Zoning District to construct a second-story deck
in the Rear Setback.

Action Taken
On September 1, 2026, the Board of Adjustment denied the 1196 Lowell Avenue
Variance according to the following findings of fact and conclusions of law:

Findings of Fact

1. 1196 Lowell Avenue is a 25-foot by 75-foot Old Town Lot (Parcel SA-290-G-2) in
the Historic Residential — 1 (HR-1) Zoning District.

2. In 1995, the City issued a Building Permit for a Single-Family Dwelling (SFD) on
the site.

3. In 1995, at the time of the Building Permit submittal, the Land Management Code
(LMC) required a minimum 10-foot Rear Setback.

4. Today’s LMC establishes more flexibility within the Rear Setback. In the HR-1
Zoning District, LMC § 15-2.2-3(F) Lot and Site Requirements requires a 10-foot
Rear Setback for properties 75 feet in depth and LMC § 15-2.2-3(H)(10) allows
decks no more than 30 inches above Final Grade to encroach within the Rear
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Planning Department

Setback, so long as at least a one-foot Rear Setback is maintained. However,
decks more than 30 inches above Final Grade are prohibited from encroaching
into the Rear Setback.

5. The 1995 building permit for the SFD included two options for the rear fagade —
one with no rear Juliette balcony, and one with a second-story Juliette balcony.

6. The approved building permit indicated the SFD would be constructed with a
minimum 12-foot Rear Setback.

7. The Juliette balcony is approximately two feet in depth and if constructed
according to the approved building permit, would not encroach into the required
10-foot Rear Setback.

8. However, a 2026 Boundary Survey indicates the SFD building footprint was
constructed with only a 11.29- to 11.67-foot Rear Setback. As a result, the
existing Juliette balcony that cantilevers approximately two feet from the SFD
encroaches into the required 10-foot Rear Setback.

9. The Applicant would like to remove the Juliette balcony to construct a second-
story deck that encroaches 8.5 feet into the Rear Setback.

10.LMC § 15-2.2-3(H) establishes that decks greater than 30 inches above Final
Grade in the HR-1 Zoning District are prohibited within the Rear Setback.

11.The Applicant requests a Variance, stating that a larger deck is required to build
a structurally sound deck.

12.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 five criteria have been met. In this case, the Applicant has not:

a. Literal enforcement of the Land Management Code does not cause
an unreasonable hardship for the Applicant.
i. LMC § 15-2.2-1 establishes the purposes of the HR-1 Zoning
District:

1. Preserve present land Uses and character of the Historic
residential Areas of Park City;

2. Encourage the preservation of Historic Buildings and/or
Structures;

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

4. Define Development parameters that are consistent with the
General Plan policies for the Historic core; and
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5. Establish Development review criteria for new Development
on Steep Slopes which mitigate impacts to mass and scale
and the environment.

ii. The Rear Setback requirements apply to all HR-1 Zoning District
properties. The Applicant may propose a rear deck that is not more
than 30 inches above Final Grade within the Rear Setback, so long
as a one-foot Rear Setback is maintained. However, the LMC
prohibits second-story decks from encroaching into the Rear
Setback, and the Applicant has not demonstrated an unreasonable
hardship.

iii. The Applicant has not demonstrated an unreasonable hardship.
The 8.5-foot encroachment of a new second-story deck is not
required for structural upgrades. The Building Department reviewed
the Applicant’s findings that the Juliette balcony cannot be repaired
and that a second-story deck that encroaches in the required 10-
foot Setback by 8.5 feet is required to facilitate structural repair of
the Juliette balcony. The Building Code does not prevent repairs to
the Juliette balcony and if the Applicant demonstrates the Juliette
balcony is a Non-Complying Structure, the Building Department
would approve plans to repair the Juliette balcony if stamped by a
licensed Engineer.

. There are not special circumstances attached to the Property that do

not generally apply to other properties in the same zone.

i. Typical Old Town Lots are 25 feet by 75 feet, or 1,875 square feet.
1196 Lowell Avenue is a typical Old Town Lot.

ii. The Applicant has not provided evidence demonstrating this site is
unique. Many sites in Old Town are constrained by tight property
boundaries, steep local topography, and existing building profiles.
An example is the neighboring property of 1190 Lowell Avenue
which also has a Juliette balcony of a similar size and shape.

. Granting the Variance is not essential to the enjoyment of a substantial

Property right possessed by other Property in the same zone.

i. LMC § 15-2.2-3(H) clearly establishes that a second-story deck
within the Rear Setback is not a substantial Property right enjoyed
by most properties within the HR-1 Zoning District. Rather, it is
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prohibited. Granting such a Variance on a steeply sloped site would
increase impacts to the downhill Lots on Empire Avenue.

ii. The LMC allows decks to encroach in the Rear Setback so long as
they are no more than 30 inches above Final Grade with a
minimum one-foot Rear Setback.

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

i. For the Old Town Neighborhood, the General Plan recommends
that the City “Preserve the Historic Neighborhood Character.” The
Regulations for New Residential Infill Construction in Historic
Districts, specifically LMC § 15-13-8(B)(7)(b) state that “(t)he visual
impact of a deck should be minimized by limiting its size and scale.”
A large, second-story deck is not appropriate for the Historic
District.

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

i. Substantial justice is not done as the Applicant has not met their
burden of proving why this Variance is necessary. There are other
code compliant pathways they could take to build a Rear Deck.
Large, second-story rear decks are explicitly discouraged by the
HR-1 Zoning District regulations in LMC Chapter 15-2.2 and the
Historic District Regulations in LMC Chapter 15-13. The proposed
Variance would create an exception to consistently applied code,
not relieve an unnecessary hardship created by factors outside the
Applicant’s control.

Conclusions of Law

1. The Applicant failed to prove that their Variance request meets the five criteria
outlined in LMC § 15-10-8:

a. Literal enforcement of the LMC would not cause an unreasonable
hardship for the Applicant.

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

c. Granting the Variance is not essential to the enjoyment of a substantial
Property right possessed by other Property in the same zone.
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d. The Variance will substantially affect the General Plan and will be contrary
to the public interest.
e. The spirit of the LMC is not observed, and substantial justice is not done.

This Final Action may be appealed pursuant to LMC § 15-10-12. If you have questions
or concerns regarding this Final Action Letter, please call (435) 615-5058 or email
jaron.ehlers@parkcity.gov.

Sincerely,

Board of Adjustment Chair

CC: Jaron Ehlers, Project Planner
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CHAPTER 7. DISTRICTS AND REGULATIONS

7.1. HISTORIC RESIDENTIAL (HR-1l) DISTRICT
7.1.1. PURPOSE. The purpose of the Historic Residential HR-

1 District is to allow the preservation of the present land uses
and the character of the historic residential areas of Park City,
and to encourage the preservation of historic structures and the
construction of new structures that preserve and contribute to the
character of the district, and to encourage densities of
development that will preserve the desirable residential
environment, and also densities which are consistent with the
inherent constraints on development within the narrow canyon areas
and on areas that may have steep or substandard street systenms.

7.1.2. PERMITTED USES. In the HR-1 district, no building or
structure shall be erected which is arranged, designed, or intended
to be used, or which is used for any purpose other than those
purposes designated on the Use Table as being permitted uses
(designated by the letter "A") or conditional uses (designated by
the letter "C"). All other land uses are prohibited.

7.1.3. LOT SIZE AND COVERAGE REGULATIONS.

(a) Lot Size. The minimum lot area shall be 1,875 square feet for
a single family residence; 3,750 square feet for a duplex, and
5,625 square feet for a triplex. The minimum width of a lot
shall be 25 feet, measured 15 feet back from the front lot
line. The Historic District Commission advises that all
resubdivisions of lots within the HR-1 zone comply with a
standard lot size of approximately 25 x 75 feet. Because
combinations of lots are permitted for larger structures,
development potential of resubdivided parcels is not affected.
However, smaller 1lots do allow the potential for the
development of smaller single family structures, while
resubdivisions into larger lots promotes the construction of
larger houses, duplexes, and triplexes.

(b) Floor Area Ratio. The floor area of all new structures
constructed within the HR-1 District shall be limited by the
Floor Area Ratio (FAR) which shall be the Floor Area as
defined in Chapter 2, divided by the total area of the lot or
parcel. For lots up to 1875 square feet, the maximum FAR
shall be .9. For parcels of 1876 square feet or larger, the
floor area ratio is equivalent to the maximum floor area for
the first 1875 square feet (1687 square feet), plus 30% of
additional lot square footage. The maximum square footage is
calculated by the following formula:

MAXIMUM FLOOR AREA = 1687 + (.30 X (Parcel Size - 1875))
In calculating the FAR for a single family structure, 400

7-1
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square feet may be added to the total floor area for a two car
garage after calculating the FAR. For duplexes, triplexes and
multi-unit structures, the garage addition shall be 400 square
feet for each residential unit.

In an effort to further maintain Park City's Historic
District, this Floor Area Ratio requirement shall not apply to
renovations, additions, or expansions to historic structures
(structures at least 50 years old, as approved by the Historic
District Commission).

(c) Side Yard. The minimum side yard for a single family structure
shall be three feet. The minimum side yard for any structure
of two units or more shall be five feet.

For structures on lots from ﬁg to 50 feet in total width, the
sum of the side yard setbacks must total ten feet. For
structures on parcels from 51 to 75 feet in total width, the
total side setbacks must be 15 feet with a minimum of five
feet on one side. For structures on parcels of greater than
76 feet total width, the side setbacks must be ten feet each.

1. A side yard shall not be required between structures
designed with a common wall on a lot line. The longest
dimension of buildings thus joined shall not exceed 50
feet.

2. For side yards of less than five feet, the special side
yard exceptions as provided in Section 8.14 shall not
apply, except for projections of less than four inches as
specified in Section 8.14(a) and for allowance for a
driveway as specified in Section 8.14(h).

3. On corner lots, any yard which faces on a street for both
main and accessory buildings shall not be less than 10
feet.

(d) Rear Yard. The minimum depth of the rear yard for all main
buildings shall be based upon the size of the parcel. Oon
parcels 100 feet deep or less and 75 feet wide or less, the
rear setback must be ten feet. On parcels between 75 feet and
100 feet deep and of greater than 75 feet width, the front and
rear setbacks must total 25 feet with a minimum of ten feet.
On parcels deeper than 100 feet, the front and rear setbacks
must total 30 feet, with a minimum of ten feet.

Accessory buildings shall have a minimum rear setback of one
foot from the rear property line. On corner lots which rear
upon the side yard of an adjacent lot, accessory buildings
shall be located no closer than five feet to the rear property
line.
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(e) Front Yard. The minimum depth of the front yard for all main
buildings and accessory buildings, including garages, shall be
based on the size of the parcel. On parcels 100 feet deep or
less and 75 feet wide or less, the front setback must be ten
feet. On parcels between 75 feet and 100 feet deep and of
greater than 75 feet width, the front and rear setback must
total 25 feet with a minimum of ten feet. On parcels deeper
than 100 feet, the front and rear setbacks must total 30 feet,
with a minimum of ten feet. Open parking spaces may be
permitted in the front yard area, but not within the minimum
side yard area. "Open parking spaces" does not include
carports.

7.1.4. SPECTIAL PARKING REGULATIONS.

(a) Tandem parking is permitted for single family and duplex
dwellings in the Historic District.

(b) To encourage the location of parking in the rear, common
driveways may be permitted along shared side yard property
lines where those drives provide access to parking in the rear
of the main building. Restrictions on the deeds to both
properties must provide for the preservation of such a shared
drive.

(c) Common parking facilities may be permitted, upon approval of
the Planning Department, where such a grouping may facilitate
the development of individual buildings that more closely
conform to the scale of historic structures in the district as
defined in the design guidelines. Parking structures may be
permitted, provided that the structure maintains all yard set
backs above grade, but may occupy below grade side yard areas
between participating developments.

(d) In order to minimize the amount of hard-surfaced paving in
front yards, the following limits on the widths of paved areas
for driveways and exposed parking that are visible from the
street shall apply:

1. For a single family dwelling on a 25 foot wide lot, the
total area of hard surface for drive and parking shall
not exceed 12 feet in width. The balance of any parking
area or drive area shall be made of porous paving
material. Drives shared with adjoining properties shall
not exceed 35 feet in total width, regardless of
placement on the lots involved.

2. For all other buildings, the total drive area shall not
exceed 27 feet in width for hard surfaced drive and
parking area, with additional parking and drive area
provided with porous paving material. This hard surfaced
width may be divided into separate drives, or in a single

7-3
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drive. -

3. Garage door openings on single family structures on 25
foot lots shall not exceed 10 feet in width. On single
lots that are more than 25 feet, but less than 37.5 feet
in frontage width, the garage door openings shall not
exceed 16 feet in width. Duplex structures on 50 foot or
wider 1lots may have one garage door opening (or -
combination of openings) totaling 18 feet in width for
each unit of the duplex, or a total of 36 feet in width
for the structure. Triplex structures, which are required -
to have a common underground parking area, shall have
only one garage door opening, which shall not exceed 18
feet. Where garage door openings appear on a facade that

does not face a street, so the garage is accessed from a -
common drive between adjoining properties, the Community
Development Department may waive the maximum door width
if necessary to make the common drive arrangement -
function.
(e) It is the City's policy to consider allowing a portion of the -
length of a code required parking stall to be placed within
the City right of way, subject to the City Engineer's
approval. The City Engineer shall consider the likelihood of
future roadway changes, utilities, and any other health/safety -
considerations which may render parking in the right of way
unacceptable.
-
7.1.5. BUTILDING HEIGHT.
(a) Structures shall be erected to a height no greater than 28 -
feet, as defined in Section 8.17. No volume or area above this
28 foot height may be used for facade variation open space.
-
(b) Downhill facades may not exceed 28 feet from natural or final
grade (whichever is more restrictive) to the peak of the roof.
The design of the structure must incorporate a significant @
facade shift after the 28 foot limit to break up the mass of
the structure as viewed from public rights-of-way or
properties below. The length of the facade shift should be in
proportion to the building mass and may be roughly equal to -
the difference between natural and final grade at the base of
the downhill facade. However, in order to avoid dictating
design, no absolute standard for the size of the shift is -
specified. Rather, the Historic District Commission shall
review the facade shift during normal design review and may
approve lesser or regquire greater shifts based upon
neighborhood compatibility, visibility from public rights-of- -
way, and other design considerations.
7.1.6. SPECIAL REQUIREMENTS FOR CONDITIONAI, USES. The -
T7-4
i
-
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following impacts shall be considered in reviewing conditional
uses:

(a) Scale of the building in relation to historic structures in
the district.

(b) The need for increased yard areas and the resulting impact on
the established set backs in the block.

(c) The impact of noise or nearby residences.
(d) The impact of traffic and on-street parking in the block.

7.1.7. CRITERIA FOR BED AND BREAKFAST INNS. Bed and
Breakfast Inns may be approved as conditional uses by the Planning
Commission. In making a determination whether a Bed and Breakfast
Inn use is appropriate, the Planning Commission shall consider the
following criteria:

(a) Bed and Breakfast Inns are to be considered for structures of
historical significance, whether or not they are officially
listed on the National Register of Historic Places. As a part
of the renovation of a structure as a Bed and Breakfast Inn,
every attempt will be made by the applicant to restore the
structure to its original condition so that it may become
eligible for listing on the National Register.

(b) Bed and Breakfast Inns are only appropriate for the larger
residential structures in the Historic District. The houses
should have a minimum of two rentable rooms. The maximum
number of rooms will be determined by the applicant's ability
to demonstrate that impacts such as parking and neighborhood
compatibility can be adequately mitigated.

(c¢) The length of stay for patrons of Bed and Breakfast Inns will
be limited to less than 30 days (nightly rental).

(d) It 1is preferable that Bed and Breakfast Inns have an
owner /manager living on the site, but may, as a minimum
requirement, have 24 hour on site management and check in. The
check in facility may be off site if it is within close
proximity of the Bed and Breakfast Inn.

(e) Common kitchen facilities are allowed for the benefit of
overnight guests only and are not intended to serve outside
visitors. Individual kitchens within rooms shall not be
permitted.

(f) Signage shall be limited to one sign which shall not exceed
six square feet in size. A permit must be obtained for the
sign and it must comply with the provisions of the Park City
Sign Ordinance.

7-5
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(g) Parking shall be provided on site at a rate of one space per
rentable room. If no on site parking is possible, parking in
close proximity to the Inn shall be provided. The Planning
Commission may waive the parking requirement if it is found
that no on-site parking is possible and all alternatives for
other parking have been explored and exhausted. The Planning
Commission must find that the structure which is to be a Bed
and Breakfast Inn is not economically feasible to restore or
maintain without the granting of the adaptive use. The burden
of proof in requesting a parking exception shall be on the
applicant. In no case may parking spaces on the downhill side
of public streets and those partially or totally within the
City right-of-way be counted toward parking requirement.

7.1.8. ARCHITECTURAL REVIEW. Prior to the issuance of
building permits for any conditional or permitted use within this
zone, the Community Development Department shall review the
proposed plans for compliance with the architectural design
guidelines prepared by the Historic District Commission and adopted
by resolution of the City Council as a supplement to this
Ordinance. Appeals of departmental actions on architectural
compliance are heard by the Historic District Commission, and then
may be appealed to the Council as set forth in Chapter 1 of this
Code. Property within this 2zone may be subject to subdivision
regulations and covenants that regulate design, materials, yard and
height more strictly than this Code. This Code does not supersede
more restrictive provisions in private covenants. In addition, no
structure within the zone may be painted or repainted without
review and approval of the exterior color scheme by the Community
Development Department.
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GENERAL CONCRETE NOTES

ALL WORK SHALL BE IN STRICT ACCOFIDANCE WITH THE LATEST EDTTTON oF ‘e {
UNIFORM BUILDING CODE ACI! 318-89 AND LOCAL ORDINANCES

CONTRACTOR SHALL VERIFY ALL CONDITIONS AND DIMENSIONS PRIOH TO FDURING .
CONCRETE i

4

ALL REINFORCING STEEL SHALL BE GRADE 80 AND BE PROPERLY TIED INTO BEASE |
PRIOR TO POURING CONCRETE

) R oy
MIN COMPRESSIVE STRENGTH FOR DESIGN f¢ = 2500 PST USE Pe < 3000 PS MIN'EOH =
CONSTRUCTION WITH NO SPECIAL INSPECTION REQUIRED MINIMUM COMPRESSIVE
STRENGTH FOR SUSPENDED SLAB fc = 4000 PS!

ALL EXTERIOR FOOTINGS SHALL BE 12" THICK AND PROPERLY EORMED INTERIOR
FOOTINGS SHALL ALSO BE 12 THICK BUT MAY BE MONOLITHIC WITH SLAB

RECESS FOUNDATION AND POUR SLAB THROUGH TYPICAL ALL EXTERIOR DOORS AND
STORE FRONT TYPE WINDOWS

ALL EXTERIOR FOOTINGS SHALL BEAR BELOW FROSTDEPTH (40 INCHES FIELD VERIFY).
CONTRACTOR SHALL COORDINATE WITH MECHANICAL ELECTRICAL, AND °
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GENERAL FRAMING NOTES

14
g 1 ALL WORK SHALL BE IN STRICT ACCORDANCE WITH THE LATEST EDITION OF THE 0
UNIFORM BUILDING CODE AND LOCAL ORDINANCES %| 2
2 CGNTRACTOR SHALL VERIFY ALL CONDITIONS AND DIMENSIONS PRIOR TO STARTING § 2
CONSYRUCTION I| ol
Ol &l d|e

H 3 ALL JOISTS RAFERS AND HEADERS SHALL BE DOUGLAS FIR LARCH NO 2 OR ECUAL
IF TJIS OR EQUAL ARE USED THEY MUST BE INSTALLED' PER MANUFACTURERS
RECOMMENDATIONS AND SPECIFICATIONS ALSO PROVIDE BRIDGING AT 8 OC
FOR FLCOR JOISTS

4 ALL JOISTS AND RAFTERS SHALL HAVE SOLID BLOCKING AT THEIR BEARING POINTS
CONNECT BLOCKING TO TOP OF WALL WITH SIMPSON A34 FRAMING ANCHORS OR 16d
TOENAILS AT4 O C ROOF JOISTS TO HAVE HURRICANE CLIPS AT 48 O C MIN CPTION m m
$ USE SIMPSON H-1 HURRICANE CLIPS AT 24" O C AND OMIT A34 3 .

ouUs

8 GLULAM BEAMS SHALL BE 24F-V4 DF/DF OR EQUAL FOR SIMPLE SPANS AND 24F-V8
DF/DF OR EQUAL FOR CONTINUOUS SPANS

] ALL STRUCTURAL STEEL BHALL BE A38, PROPERLY PRIMED AND PAINTED

ALL CONCRETE SHALL HAVE A MIN COMPRESSIVE STRENGTH OF 2.500 PS! CONCRETE
WHICH IS SUSPENCED OR USED IN A RETAINING WALL SHALL HAVE A MIN COMPRESSIVE s I LM"
STHRENGTH OF 4000 PSI REINFORCING STEEL SHALL BE GRADE 60 AND SHALL BE LM

PROPEALY TIED INTO PLACE PRIOR TO POURING CONCRETE.

' 8 AL WOOD CONNECTIONS MUST CARRY THE CAPACITY OF THE MEMSBER.

’ CONTRACTOR IS RESPONSIBLE FOR CONNECTIONS. IF OTHER THAN STANDARD
CONNECTIONS ARE REQUIRED SEE PROJECT ENGINEER FOR ADDITIONAL ASSISTANCE
USE SIMPSON OR EQUAL CONNECTIONS FOR WOOQD TO WOOD

® THRUST SHALL BE EIMINATED BY USE OF COLLAR TIES OR JOISTS (PROPERLY
INSTALLED) AT ALL STICK FRAME AREAS UNLESS SUPPORTED B8Y BEAMS !
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70 PREFABRICATED AND ENGINEERED TRUSSES CANBEUSED FOR THE ROGF AND OR THE |

FLOORS INSTALL PER MANUFACTURES RECOMMENDATIONS AND SPECIFICATIONS

TAUSS MANUFACTURER SHALL DESIGN TRUSSES FOR ALL LOADS PER 91 UNIFORM

BUILDING CODE, INCLUDING UNBALANCED SNOW LOADS SNOW DRIFTING SNOW BUILD
. UPS IN VALLEYS AND EAVES ETC
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11 ALL COLUMNS SHALL EXTEND DOWN THROUGH THE STRUCTURE TO THE FOUNDATION -, our
ALL COLUMNS SHALL BE BRACED AT ALL FLOOR LEVELS. COLUMNS SHALL BE AS WIDE :
AS THE MEMBER THEY SUPPORT ; Lonep, LevelL

a
a7y

COP RICH T - ReD. l |
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ha $2  ALL EXTERIOR WALLS SHALL BE SHEATHED WITH 7/16° THICK 2-M-W SHEATHING OR \
EQUAL WITH 8d COMMON NARS AT 8" O C. EDGES AND AT 12° OC IN THE FIELD
. BLOCKED UNLESS NOTED OTHERWISE.

PR
*- 13 ALL ROOF SHEATHING SHALL BE 5/8* SHEATHING OR EQUAL WITH 10d COMMON NAILS iDETAm

. AT 6 QC EDGES AND AT 12* OC IN THE FIELD UNLESS NOTED, PROVIDE (2) 2 X_ l:
SHAPED BLOCKING AT RIDGES UNLESS CONT MEMBER EXISTS \
#
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10

11

12

GENERAL STEEL FRAMING NOTES

\
ALL WORK SHALL BE IN STRICT ACCORDANCE WITH THE LATEST EDITION OF THE
UNIFORM BUILDING CODE AND LOCAL ORDINANCES

CONTRACTOR SHALL VERIFY ALL CONDITIONS AND DIMENSIONS PRIOR TO FABRICATION
AND CONSTRUCTION

ALL STRUCTURAL STEEL BEAMS AND PLATES ETC SHALL BE A36 STEEL

ALL STRUCTURAL STEEL SHALL BE PROPERLY PRIMED AND PAINTED SEE OWNER FOR
COLOR

ALL TUBULAR COLUMNS TO BE MANUFACTURED TO Fy = 46 KSI UNDER ASTM AS00
GRADE B

ALL BOLTS FOR STEEL TO STEEL CONNECTIONS TO BE 3/4 DIA A325-N HIG&@TRENGTH
BOLTS UNLESS NOTED OTHERWISE

ALL WELDS TO BE E70XX ELECTRODES BY CERTIFIED WELDER

ALL WELDS AND BOLTING MUST MEET APPROVAL OF SPECIAL INSPECTOR AS REQUIRED
BY BUILDING OFFICIAL

ALL STEEL BEAMS SHALL HAVE WEB STIFFENERS EACH SIDE OF WEB AT BEARING ENDS
STIFFENER TO BE SAME THICKNESS AS WEB OF BEAM TYPICAL

SEE ARCHITECT FOR ALL BEARING ELEVATIONS

ANY BEARING PLATES NOT DETAILED SHALL BE SAME THICKNESS AS FLANGE OF BEAM
BEING SUPPORTED WIDTH SHALL BE 4 WIDER THAN SUPPORTED MEMBER AND DEPTH
SHALL BE 6 MIN BEARING PLATES TO HAVE (2) ¥4 DIA NELSON STUDS (MIN OR
EQUAL)
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. HOLDOWN MIN STUDS | REMARKS
(1) HD2A OR (2) STUDS OVERLAP HPAHD22 W/ (1)
(1) HPAHD22 (2) STUDS MST27 STRAP SEE DETAIL
(1) HDBA (2) STUDS |
(1) CS16 (1) STUD (8) 8d NAILS EACH END !
| INTO STUDS
DD | (1) MST37 | (2) sTUDS | FULLY NAILED

NOTE SIMPSON CS16 STRAPS MAY BE REPLACED WITH SIMPSON
FTA OR LFTA STRAPS OF EQUAL STRENGTH

INSTALLATION OF ALL HOLDOWN ANCHORS AND STRAPS SHALL BE
PER MANUFACTURERS RECOMMENDATIONS AND SPECIFICATIONS

PROVIDE EDGE NAILING ALONG STUDS CONNECTED TO HOLDOWN

ANCHORS OR STRAPS
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INAILING @ 12° OC IN PANEL FIELD

* WAFERBOARD COMFOSITE BOARD AND ORIENTED STRAND BOARD (BUT NOT STRUCTURAL

PARTICLE BOARD) ARE ACCEPTED AS EQUALS THICKNESS SHOWN IS MINIMUM REQUIRED
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General Comditions

} The tand rd form of “Gemeral Conditions Jat st edition bf the
American 1 titut of Archite t hall be made pa t 6f the
specification A copy f the General Condition i vail b}
through the rchitect

2 Thecontrat mll rry public liability i wura i the amount
of $50 000/$100 000 Property i uran in th amou t f $26 000/
$40 000

3 Tee contractor h 11 carry builder ri k { uran s required t

protect himself nd the owne

4 All ssteri | hal) be new and both mat ri ! and workma hp h 11
be of the best quality

S Dwmer 1tability fnsurance and performa
tn Tuded { the contract

6 Coordimation of the Nork

& Yhe Gemersl Contra tor and al) sud contractors sh 11 compare
architectursl drawings and pe ffication with Mecha § }
and Electri 1 Specific tion @ Drawi g5 d 1f there re
¥y @4 crepanct  between them he (they) h 11 report the
same to the Archite t dobt i from hi written { try tiom
fo hanges necessary

7 Cuttine Patchi ¢ end Digaing

@ The Contractor hall coordt st 11 cutting fitting or patehi g
of B work that may be required ¢t mek it ver 1p t ' ome
together prope ly and fit it to receive 0 be re eived by work
of the contracto hown upon o reaz onably implied by th
dvawings d pecific tion

b  fMmy cost aused by defective of 111 timed work hall be b rne
by the party re pon id}

€ The Contracto  h 11 not endange any work by cutttg @iggi g
or otherwi and h 11 not ut Iter the work f anothe ( tra to
without the con t f the Own Archit t

8  Cleaning Requireme t
@ Geners)

{1) Each Contracto hall t a1l time %& p the premises nd
butldi g free from accumul tion fwa t mater | d
rubbt h  used by hi empl yee rwork nd t the comp) tiom
of the work hall remove 11 hi rubbi h from § nd b ut
the buildi nd 11 hi too) ff 1dig d urplu
materi 1 nd hall le ve the buildi q 1 nd h bitadbl
Faflure to do 30 hall  tit) the O t rd a up

+ At the cost of the Contracty

{Z) e General Contra tor shal} police the sted from time to
time dremov 1) db

payment bond re not

{3) The Gen ral Contr ct hal) dust fi  hed f1 t urt
such sbinet top hel w1 dow tool t
{4) Floors Mmal)l be k ¢t broom | t 11 tme by ach

contractor

»  The Contractors shall be responsidle for the Tollowthg
special leaning t the omp) tion of the work

; {1) Clesning of Glass It shall be the re p Ibility f the
81 ing Comtractor to lean 11| gt inside nd ut ide
of the buildi g t the con tu fon f operation He hall
remove ti k rs putty t § dpitfrom 11 gl
and hall wash  d poli hthe me C re hall dbe t ken
tofsurenm rthig fgq
$ VTesporary Servt

Provide ang instal) temporary wet r telephon tectri 1 rvi

boat and fire protection required during the ¢ u f on tru tion

¢ acceptance of the work by the owner The Contra to

11 uti)ity expenses du ing thi pe fod g e AT
PR

pvt tom 2

Stte Work
Excov tion and Gradi g
The excovation Contractor she?) R

N
¥ Cotrdinate sme verify grade Tinks as showm on drawines with & 0y |
site ondition

2 Al tep i1 h Il be tockpil ¢ th t fr futyre u

¥ Pour footing on undi turbed rth Qv r ut xc v tion hall be filled
with 3000 pst on ret Clear r rap to 9 below xisti q gr de

4  Place 4 gravel under slab om grade walkways d decks
S Plece & roac das f11) at driv  re Com» t to 90% de f{ty

8  Aspmalt drive paving hall be a mi imm f 2 thi k Grade shall
be uniform with mo pock t and hall 1low for adequat drainane

7  Meloc te cut meteri 1 on it where ind  ted on drawt g Haul xc s
if required

8 Backfill sgatnst foundation wall with el aneathi 8 life
Sosk fi1) and ompa t qrade indic ted S pe gr de away from
structure fo drain ge

na?

Diviston 3
Concrete
t Fifhe
All floors  smooth troweled fi ish
b ANl ext rior Pati  and walks cro & graf broom 11 #sh

A1} posed foundatton wall ement tuc  fi { K
¢  Poo) deck light broom fini h

AT} concret surface to be free of undve tie projections nd fing
ad repair damaged rea d fill hon ycombs g ru with ceme ¢t

:t: r bra iv block t 1 ve urf uifmi t ture mooth
ean

2 éExpansion Jotnts

8 At perimeters of slad sphalt impregnated expan fon joint material
m"lfbe]:;cced the full depth f th nret nd flu h with the

® Wlkway ot ts mall be 3/8" expan fon joints
be 3/8 wide
oncrete

Curd jJoi t sh 11
recommended t  llow f xp  fon d ontract on

3 Comcrete M) pe purch ed from an approved ready mix con rete dealer

"J.u.+

Concrete shall be § 1/2 bag ix 3000pi)28¢ymix Max§ 6 3/4
Sallons fwet pe bag f eme t <f 235 0% Ko

& Meinforcing tee) shall conf mt p fi tion”f bill ¢t teel

ret forcing ba AsT™M
nd tight to preve t 1 ¢ of Cement morta

Patch 811 voids and reck pocket with cement mo tar

Wet forms def re plact g concrete  Plac conrt § continuous ] yer
rod or vibrat { accorda ¢ t recommended pra ti

Core actording to recommended pre tices

mll pay i ?,m»m La; W
10

A

N ]
L Mﬁrﬂl tasp ave poSifte wirth wnier grevel hete wwder coRcTele

sledb prier to pour
30  Secked fi fsh on concrete reted ing walls

11 Heavy esphalt el Som on e}
wall f{n ontact with

Bivision 4

Nssonry
1  Nome

Diviston 5

Structural Steel

1 Genersl Nequirement
Materi 1

Structural hapes end plate AST® AN
Unfint hed machine bolt A3™F A3D7

b Submit hop drewi g to the Arrt tert for review prio- te
fabr! at on
A1l Structur 1 Steel fabrictioe sod erertise sPall comsly
with the | test edition of the AIST Specif cat o» for the
Design Fadry ation and frect om for Bu 1t nps 4

d Al weldimg shall be by the electr  shy lded arc prooess
in accordanc with AN Stantrrd (ode for Arc aw Cas uelcimg
t Buildy g Comstruct on AYD truchora) weltimg shall e
8 ompli hed by certif ef welders

e ANl tructu al tee) shall be fabri ted in the shop of 2
11 ensed f bri to

£ Un! 53 otherwise showr 231 Bloted commectiors shall Be mode
utili unfi i hed bplt

g Al dimensions to be ve ifind Defove fabr cat on

! - 14
h  Comply with AISC Code antt miﬂt&t&f“m v&k

temporary bra ing 0 reo sed A

{ Prime paint and touch up  frer ebect ﬂ# . ;

& M leneou Metad ‘ «
fabric red Yrom

3 The xtent f mi ceiloneous metal mclutes i :
teel hapes pl tes bars t ips etc  wk et al
t uctural teel

b Provid miscellanesus steel frawing recw ret to comlete the woeir

Provide mi llaneou teel trim im shapes and 7ot for Mamcirail
tairs rafli gs land ng and other sher or Ovaw mgs

Divi ion 6

“nom e . COvpENtry

1 Mough frame and ac omplish 11 incidental word
2 Wood pl tes ts cor t with contrete or misorry AT be redwiot

3 Plywood flooring shell be 1/2 I r rorate M€
perimeters 12 o 1 14 5/ roof shea ¥ ng

% Tedwosd trim hall be | x 8 Sutt doards t o ec Ty
5 S ft wood Tnterior™ $WHFriaYl e D grade p ™
6. Osors - gxteri 3 ¢ re ic et
w  Ore k¢ =
7 Cedfnetwork (May be m 1) ~ I e oertel v pwee
Cabt et h ¥l Lo of sturdy cor - 13 ny
s agi g unfe  reswomabt! loees - o
and doors sh 11 be flush free 0 werg w ¥ -
fdes Ma it Sottor ewetal gl des

8 Provide rouch harcwere

Gyp um b0 rda h 11 be 1} 2 nan, ctueed By U am

Comp y ul therwise < e T o . rm

swoth urf ce  Wetal edges as deta le.  weterpronf Sredboard te be
i used rt rea f bathrooms /8 —ecote § vs%borﬂ
statrwel

nd firewall ‘«r‘w
Il Provide bath hardwmre  Verify mt.::ﬁf}, h&aﬁu
12 Cout rtop hall be pl ti law mate (Q‘ e tgh y
tode i.g%

A,

pe manuf tyrer ',

recommrndat ion ; *4%3 ;
noted  ee 1 EVolrmmy,

(1) AT materi 1 natd be £ rwly forced taty the s

the framing members with he apor tar |  fac % de
(wit condton) walor a5 de tad, and” ';g
f roll to  tabl sh complete varor barrier wite no

between b tt Insul tiom ®all de imorcant f reprocf

re i t nt to moi ture of winera) or g} blanbe or bat
Vapo barrr  to conform to Feder 1 Specificat on UU-P 1478

T; 10 b Tow nal thi kneys 6 for roof 3 172 stud
wall 8 floo and 3 insy! tion bland ¢  t comerom wall

{2) Where insul tiom batts or blantet are instalied between wood
Jtts tapl flanges f vapor barrier te the woed framng
placing taples » ma imum f 8 o

pece ®mf imm of 3/4" to provide am i space between the batt
and the ceiling or well finish mat ry |

(3) Fit tightly round fixtures pives comduit duct et
Place to out ide of a1l ducts od prping

2 Sheet Mmetat

3 28 gauge galtvenized fron or teeY sheets except s noted Gutters
and downspout of 22 geuge galvamized irom

Allow fo eapan fom and ontractiom

Jeint and seams neatly formed and f ished surfaces free from weves
and buckles

Make xte ior work permevently wot rtight

ATl exposed metal caps and f1 hing re t be primed and pat ted
C lors to be s lec ed by Architect

3 Fl hing

Provide where shown 0 det iled on drew nas © reauired fo
Job

Lonces) fastenings wherever practicabl
Where teces ¢y to eapose

¢ Counter flash where top edge exposed to weather and not
otherwi  wat rt ght p) not ve 10 Tencht ove lap
4 mi tewum

4 Gutt r and Downspout

Scope Furni h labo materi 15 equirswwt required to omplete i tallation
of boned metal gutters down pout and related work 22 gGauge i

€on truction Where hown on drawings dowr pout inside veneer wpll

shall be RYC or pproved f  concealed ons ru  on

twp coets Dawrroefime re reed o 37T
rth hav ng hab table trdoe o asede a  bu Tdeey

\

Back pl he f
L
Division 7
Mot ture Prote tion
1 T 4 tion
¢ Materi V2T st llstion

Reces batt it the jai b

watertight

ling use ! vror head na 1 capned with Jead

ot

4

. ; NoR N p
tio# EAE %
i N 4,
¢ P
» 7 il
7 ~ Ty y,
’ %
$
5 Ow™hring and Seatomts %
8. Scope
(1} Cawlhinmg foi t Detween aillvork end trreguler sur? ted nd wh re
tght fit i requi 4
(2} Yo seal off ir ¢ filtration T s
(3] Setting beds at 11 thre hold
(8) Caulring between window and  §11 and other co tru tion
(5} A1T epenings amd J int in sound wall to be caulked t vi
sirtight om truttion provide
| W 3 -rfné:u od xteri r doo frames  ulk with mastic awlking
€ Joint and spaces to be ulked Mall be 1an"dry free f
dust and mof tyure v Tree from
¢ et i tal} guring xtreme cold o rat y weather
e Camlk joints defore £ a1 t fpaiti pplied e adj ent work
£ Immdiately lean adjacent mat ri 1 which have been oiled leave i
neat leam ondition
§ Euarentee thet pec fied work will be free froo defect fmte §1
werkma h p fo two ye rs fromdat f f pt ¢
Bivi fom 8

Doors Wimdows and G}

I

ropetly sip g1
- fits g’i i &
¥ Repl ce a v Oreten raked g,% s impr%by RS &)

Ceneral Requtrements
Cleaning of gla  shall be the re pon 1bility f the GYa ¢ g Contra to

b Elazteg Contra tor responsibl fo g} damaged brok  during
constructfon

€ leave glas whol!  free from S ratche and rattles

¢ Back puttyal t3h beto ig
¥ " dogPuot. ¢

e. My
remg

9 Memowe N1 put? tains fram adf ent work
b Clean 11 glas  nside and out ide

Z  Gless shall be s menufactyred by L 0 F and tnstalled accords q to
mrufacturer  recosmendation to tht knes for opening 1§ ATl
extertor openings hall be framed for 11 operati g nd fixed wi dows
por drawings and chedul pe menufa turer s pecifi ti n

3 Wrrors Mell be 17¢ pl t  {lv red two coat opper pl ted p imed

8 Cleam wp and rewove rudbi h

Pive ton 9

Ceram  Ti1 amd P inting

1

- N

W AN e o

1

Cerami t1 hallbed x4 cmdpttredql dmo {1 til
fo howe floos nd f b kpl heswhr §di td

Thed ik rall be 2 1/8 x 7 5/8 (| pp ved by rchite t

Cerami Ti1 amd Thi B Kk h 11 b tNedprm uf tu r

pecif ¢ tiom
1 v d remove rubbi h
q
tnomatr 1 hi1lp ma uf tured by Bemnett Pai t o Squal
Clrs hll be 1 tdby Arch  ct from ampl ubmitt d
L1 3 dust nd wipe urf t re iv p t Putty k t 1 hol

t and p me t
Pa t Schedule
I terio Nood Pai t St_ined Redwood/Pine

[4
1 coat ename! undercoat ! oat pentrtig t i
2 oat ewi q} enamel 2 oat wo diif

On_Sheetrock Metal
1 coat ename]l umdercoat o coat p ime
2 coat eggshell enamel ¢-coat  namel

required

Touch-wp \
#?c:;l ::bo e met | ro?%a‘s \tters M«
Divisjon 15 ’% ~ mﬁh Ly ;

Mechan ful

%

"N &,&‘2 2. ‘
o o
Heatind™™Wenti1 ting mwhpon‘nﬁ pwﬁpi g d& ] jpment
pegifi ti ts i

The work covered i this, ect  gp-th 1

furni h g 1 plant Y bo  qugame t p d ieri nd
in perf rming 11 perstion requ Bt § t 11 he ting < ditiont q
omd Wntil ti ystem ompl t tri ¢ ord with 11 ppli b1
codes ‘wegule and rd
t t‘:,\.
. %ﬁ*

Py Voo i
It 4 rstood that whil th t emﬁ}h\to be
followed T lyas po $b) contiect 1 METE Yespon b}

for the i tal) tion f the sy tem ¢ rd ng to the tru ‘intent nd
meaning f the drawfmgs and pecific ti - Py

b If any departure from the contra. t do ument is deemed ec ry
by the ontra to detail nd re f uch hange h 11 be
submitted t the rchitect f hi pp ov 1 rej tio pri
to actual ccompli Mment f uch departure

Erect ppa tu ompl t i ev ry pect Including b1 1§ ¢
Submit du t grill heat/) gai Tul tinst rchitect
pri  to t rting work

Brond Names

Reference ¢ tht section to any product o materis by neme make or

talogue numbe hall be int rpreted et blishi g t drd f
Quality nd hall not be co t ued t 14 it competiti Th tra tor

Wy thi ption u any produ t met ri 1 that onf rm with thi

section of pe iftc tion fo whi h he ha rec iv d w itten pprov 1 f the
architect

Matert 1 Equipment and Acces 1§

A1l equipment accessori nd matertals shall be new nd undamaged
and the workman hip hal)l be f the be t quality for the use i tended
and hall be eptabl t the chitect

Sheet Metal bork

a Fabri te N rluni ed iron metal work pertain‘lng directly to the
heating ventfl tig d fir conditioning 1 rdanc with the
following  hedul

Muximum Side 1 ches Steel Gauge Bract g

Upt 12 30 gaug onet h t di q eam
13 to 30 26 g uge one § ch t ding am
31 t & 24 gauge one inch ta d ng am

b Make comnectton between fa and heet metal du t with heavy be tas
canva

Install tandard t rning vanes ¥ 11 1bow

4 Make al) duct work i tight to th  ati f t§ of the rchitect

e Meng dect with met 1 strap o rod hangers Wire Menge s will not
be liowed

10

1

14

18

16

17

18

19

2

26

3]
1

%

NOV 3 0 1995

f  Sew) 11 joi ts with pressure sen itiv ¢t pe

In pect the Job Sit 120/240 volt 3 wire system i 60 y 1

Thi ontr to i respon ib) to vi it th job it nd inspe t  nditi F B anew rvieunder ound fr  “ow r om
Mea ureme t t frmert r dmet rb 1

Th heati g and trconditiont 9 ontra t h 11 verify a1l mea ureme t opr ved by Ar hit t

Correl tion ¢ Trade

THs ontra t b 11 coordt t loc tion of ducts and pipes with a1 Sbstittion - fmt ri) o fitre by
othe trad pp val f A hit t t bigdi

Removal f Debris h €1 tri Y ontrat r omipl f th

Upon the compl tion of thi division work remov 11 surplus mate 1‘1@ ' prope 1 tell ti  of hi work
nd rubbi b C) all pot resulti g from thi work hardware T™i omtra t Bl vi it th
las  wall et Do 11 required pat hi q up d repat work f M
rade damaged by thi divi fon f the work d 1 ve the prewi

-

nd

sligrond

lean d orde 1y ondition S %}3 M)é;ut! ffram gmemhe h 11t kg
Cutting nd P t hi g Lo e d fon t t A bt 1t
AUl cutti g nd pat hi g neces ary fo the proper install tion of thed CH_wduntil w ) on bt in
me hani 1 ystem hall be done by the General Contractor but the © ki
Mecha 1 1 Contra t shalibe po 1b! f the ! tiom 1 o e K AMempl ¢ ontr "
po ition f 11 peni gs Ifthe Meh i 1 Contrat f 1 to - [mt"t, N1l m " n
upervi d)yout 1V openig th he halld 11 uttt g ) )
Pthigf theprope openi g at hi own pe t the ompl t ‘2 £and pernan tly  mre ted ng 1
sati f tio f th Architect M] - metha 1 4 3 ¢ 1
Und rgrou d Du t 2 Groundtn

Diggi ¢ b Kkfil) a d i sulatfion pla eme t by th ontra to @ Neutr 1 du to 11 ondy ystem t o+
b Pl g d ecurt g ducts and pipe by thi contra to grou ded to  1d wa tip ¢ ont u

Pn:;id dequ t  upervi fon during ba kfilling t 1 ure prope P tht the earth 4 compli nc with* t ( 2 p

Comnection t be i f {
d  See drawi as fo 1 ulation det 1) Blfr pe
Flues 3 Out) t Box
8 Glv ized of th most thl f a4 h

ATl flue pipt g and fitti g  halll be of the doudl wal) type Equipment v
to Ame fvent f Metalbe to Thy hall be ompl t with roof f1 hi g ™ § accrd with N £ € requirement
torm coll nd vent p of besit quality The pipi g h 11 be upported b Proper type fitti g upp rd i
adequ tely from the building tructure nd be ffset required to v id
the ductwork the piping ver plat nd othe ¢ s h1ll b
Electri 1 Mork provided fo the purpo d loc tf f h b
Thi contra to M1} furni h motows segnetfc starters push buttons & Outl t nd Wi ing Dev ¢

thermal protective mamual t rt r tc required fo 11 mechanical
equipment Electri 1 work dome uwmder thi contract hall comply with

qu lity nd ode requirement alled for in the lectri 1 pe fic tiom purpos
Provid magneti tart rson 11 33/4 homot r nd 1 roe t the purpos

Automati Temp rature Control b Orawt a of ub titution
Shall be i st lled by this contracte Own

& Properly loc ted 1y fylfill t p ot ul

d equipped with the devi uitab)
f the ut) t

h2ll be re ufred by
and Archit tpriri { t 11 tio

b ANl wirtng shall be furni hed and § talled by thi ontra tor
per 11 Stat d City requirement
Fee nd Permit
Thi ontractor shal) obtat all meces ary permits and pay for them 25 part ”

of thi co tra t
Cleani g System

A1l equipment hall be Yeft lean mnd free of fingerprint etc
The du twork hall be blown free 11 du t bef re the buildi g
i pa td The filter hall be V ft 1 when the building |
tugned ver to the owner Piping hail be 1 ~d with u ti

I tru tion

1 truct owners representative om Mai tenance and Operation

Furnt ® ma ufscturers operation and) mai tenanc { tru tion

Guarante

A1l work and equipment installed to) be free from defect i materfa?
and wo-kmenship f pe fod fone yea from the dat f fin |

acc pta If any defect ppea du ing thi period ontra to

1 t remedy defect t hi own xpen  with onabl time ft r
notifi tion from the owmer

Equipment S hedul
Provid  quipment as mewsfectyred byy Lermdx or eprruved eoual
Plumbi g

Furmi h 11 p1 ¢t Y bor matert ) equipment nd permit and
perform 11 operation i onmection w th the § til ton f
ompl t plumbing and drainage ystewm tri t onforman

with drawing pecifi tion nd ode Fixtures hall be

ma uf tured by Ame Stand rd pproved ecual
Hose Bibbs
Pri  freez wal) fauc t
Sofl
Above ground 3 and 1 rger nd 11 underground costed a t irom
b Abov ground 2 172" nd smalle galv 1 ed teel p pe ! tur

rec s d t

¢ Clesnout in i1 and wa te lfnes not ove 30 feet part

d Connect t ity sewe main as imdi tec on drawings
Vent
& Jinche nd 1V rger coated ca t irom sof} pipe or eows? to code

requirement

21/2 nd smelier galvanized teel pipe or equal to code
€ F1 hoand counter f1 h through roof with M heet lead
d Mk fl hing permemently wet rtight

Vent t ks hall be locsted on roof i the lea t conspicou Tocationms
Ga Piping

G upply line shall de furni hed to al? ga burntng equipment Ny

PPR@WED)

MAY 151996

and outl ts ncluding firepl ¢ f pplf abl
b Pipe hall be black tee! with fth e ded malleadl fittings to o .
iz 21/2° S 21/2 nd 1l rge may be welded PikHA LilY
Ga line h 1) meet utility comn res ure Lt f BU“_D'NG INSPECT'ON
50 psi fo 24 hours bef re ac mt
Install 1 copper tubing @ wat v ce nd me Leave T

fo pri klig ys em
I stall torm ewe

viston 16

hown on 4 e ': /
ectri al
General Requirements

A1l work rding to ppli abl  Tectrit 1 code wuv’im of
NEC P
b Defi ftion f al) terms to be accordinc t A A 1EE
tandard defi ftiom /
€ Drowings and di ramiti loc tiows f outlet tpf be thecked on job
8 Right reserved to meke ressonable change | location fore *roweh
{ without xpense

y
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13

4
15
15

GENERAL CONCRETE NOTES

ALL WORK SHALL BE IN STRICT ACCORDANCE WTH THE LATEST EDITION oF THiE:
UNIFORM BUILDING CODE AC! 318-89 AND LOCAL ORDINANCES

CONTRACTOR SHALL VERIFY ALL CONDITIONS AND DIMENSIONS PRIOR TO POURNG
CONCRETE

ALL REINFORCING STEEL SHALL BE GRADE 60 AND BE PROPERLY TIED INTO PLACE
PRIOR TO POURING CONCRETE.

ALL EXTERIOR FOOTINGS SHALL BE 12° THICK AND PROPERLY FORMED INTERIOR
FOOTINGS SHALL ALSO BE 12 THICK BUT MAY BE MONOLITHIC WITH SLAB

RECESS FOUNDATION AND POUR SLAB THROUGH TYPICAL ALL EXTERIOR DOORS AND
STORE FRONT TYPE WINDOWS

ALL EXTERIOR FOOTINGS SHALL BEAR BELOW FROST DEPTH (40INCHES FELD VERIFY)
CONTRACTOR SHALL COORDINATE WITH MECHANICAL, ELECTRICAL, AND
ARCHITECTURAL PRIOR TO POURING CONCRETE. PROVIDE SLEEVES BLOCKOUTS ETC
AS REQUIRED FOR PROJECT

PROVIDE ISOLATION JOINTS AROUND COLUMNS/SPREAD FOOTINGS AND CONTROL
JOINTS AS REQUIRED VERIFY LOCATIONS WITH ARCHITECT

DEPRESS SLAB 2 AS REQUIRED IN AREAS OF CERAMIC TILE, AND 5/8 OR AS REQUIRED
FOR SPECIAL ENTRY MATTS ETC (VERIFY WITH ARCHITECT)

CONTRACTOR SHALL BE RESPONSIBLE FOR PROPER PLACEMENT OF ALL ANCHOR
BOLTS HOLDOWN ANCHORS OR STRAPS ETC INSTALL PER MANUFACTURER

CONTRACTOR SHALL PROVIDE ALL SHORING AS REQUIRED
BRACE WALLS AS REQUIRED UNTIL FLOOR SLABS ARE IN PLACE
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GENERAL NOTES

b 1 THE TOPS OF FOUNDATION WALLS SHALL EXTEND 6" ABGVE THE ABIACENT FINTSH GRADE 2007 (o). . s mﬁ&‘m RUNK

ATTICS GARAGES ETC
R. MINTMUM 18" CLEARANCE FOR WOOD JOIST GRDERS REQUIRED ™ THE CRAWL SPACE UNLESS
TREATED WOOD OR FOUNDATION REDWOOD IS USED THROUGHOUT FLOOR SYSTEM 2516 (c)

3. UNDER-FLOOR VENTILATION MINTMUM 1SQ FOOT FOR EACH 150 8. FEET OF UNDER-FLOOR AREA 18. SHOWER HEADS To MTNUTE
VENTS TO BE ARRANGED TO PROVIDE CROSS VENTILATION ON AT LEAST TWO OPPOSING SIDES THEY HAVE A FLOW RATE OF 25 GALLONS PER OR LESS.

SHALL BE COVERED WITH CORROSION RESISTANT WIRE MESH 1/6" IN DIMENSION 2516 (¢) ™ HOSE BIBBS TO BE NON-FREEZE BACK FLOW PREVENTER TYPE.

AND BRANCH SUPPLY Ducrs my URFINISHED AREAS cRAWL $pAces

t 14 WATER CL“ETSTOMV!AFLWHATEW’OGALLONSORLESSPE’?FLIBH
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GENERAL FRAMING NOTES

ALL WORK SHALL BE IN STRICT ACCORDANCE WITH THE LATEST EDITION OF THE
UNIFORM BUILDING CODE AND LOCAL ORDINANCES

CONTRACTOR SHALL VERIFY ALL CONDITIONS AND DIMENSIONS PRIOR TO STARTING
CONET™ROCTION

AL. JOISTS RAFTERS AND HEADERS SHALL BE DOUGLAS FIR LARCH NO . OR EQUAL
IF TJIS OR EQUAL ARE USED THEY MUST BE INSTALLED' PEF MANUFACTURERS
RECOMMENDATIONS AND SPECIFICATIONS ALSO PROVIDE BRIDGING AT8 O C

FOR FLOOR JOISTS

ALL JOISTS AND RAFTERS SHALL HAVE SOLID BLOCKING AT THETR BEARING POINTS
CONNECT BLOCKING TO TOP OF WALL WITH SIMPSON A34 FRAMING ANCHORS OR 16d
TOENAILS AT 4" O C ROOF JOISTS TO HAVE HURRICANE CLIPS AT 48" 0 C MIN OPTION
USE SIMPSON H 1 HURRICANE CLIPS AT 24 OC ANDOMIT A34 o

GLULAM BEAMS SHALL BE 24F V4 DF/DF OR ECUAL FOR SIMPLE SPANS AND 24F-vs8
DF/DF OR EQUAL FOR CONTINUOUS SPANS

ALL STRUCTURAL STEEL SHALL BE A8 PROPERLY PRMMED AND PAINTED

ALL CONCRETE SHALL HAVE A MIN COMPRESSIVE STRENGTH OF 2,500 PS| CONCRETE
WHICH IS SUSPENCED ORUSED INA RETAINING WALL SHALL HAVE A MIN COMPRESSIVE
STRENGTH OF 4 000 PSI REINFORCING STEEL SHALL BE GRADE 60 AND SHALL BE
PROPERLY TIED INTO PLACE PRIOR TO POURING CONCRETE

ALL WOOD CONNECTIONS MUST CARRY THE CAPACITY OF THE MEMBER
CONTRACTOR IS RESPONSIBLE FOR CONNECTIONS IF OTHER THAN STANDARD
CONNECTIONS ARE REQUIRED SEE PROJECT ENGINEER FOR ADDITIONAL ASSISTANCE
USE SIMPSON OR EQUAL CONNECTIONS FOR WOOD TO wWooD

THRUST SHALL BE ELIMINATED BY USE OF COUAR TIES OR JOISTS (PROPERLY
INSTALLED) AT ALL STICK FRAME AREAS UNLESS SUPPORTED BY BEAMS

PREFABRICATED AND ENGINEERED TRUSSES CAN BE USED FOR THE ROOF AND OR THE
FLOORS INSTALL PER MANUFACTURES RECOMMENDATIONS AND SPECIFICATIONS
TRUSS MANUFACTURER SHALL DESIGN TRUSSES FOR ALL LOADS PER 91 UNIFORM

ALL COLUMNS SHAL. 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 SUPPOR—

ALL EXTERIOR WALLS SHALL BE SHEATHED WITH 7/16° THICK 2-M W SHEATHING OR
EQUAL WITH 8d COMMON NAILS AT 8 OC EDGES AND AT 12° OC IN THE FIELD
BLOCKED UNLESS NOTED OTHERWISE

ALL ROOF SHEATHING SHALL BE s/g° SHEATHING OR EQUAL WITH 10d COMMON NAILS
AT 6 OC EDGES AND AT 12* OC IN THE FIELD UNLESS NOTED PROVIDE (2) 2 X_
SHAPED BLOCKING AT RIDGES UNLESS CONT MEMBER EXISTS

ALL FLOOR SHEATHING TO BE 3/a THICK TRG SHEATHING WITH 10d COMMON NAILS OR
EQUAL AT 6 OC EDGES AND AT 10 OC INTHE FIED
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GENERAL STEEL FRAMING NOTES S , |
- ! ¢ ABLNT @ =z oc.
1 ALL WORK SHALL BE IN STRICT ACCORDANCE WITH THE LATEST EDITION OF THE qu— PnTe > 2
UNIFORM BUILDING CODE AND LOCAL ORDINANCES g :
2 CONTRACTOR SHALL VERIFY ALL CONDITIONS AND DIMENSIONS PRIOR TO FABRICATION ’ ‘/4 95 NEILSON <Tuds FqxsiE= >
AND CONSTRUCTION @ 2ol ; | 5| & &
4 ALL STRUCTURAL STEEL BEAMS AND PLATES ETC SHALL BE A36 STEEL / |
5 ALL STRUCTURAL STEEL SHALL BE PROPERLY PRIMED AND PAINTED SEE OWNER FOR ! / | il
COLOR 4 N <
» - A
6 ALL TUBULAR COLUMNS TO BE MANUFACTURED TO Fy = 46 KSI UNDER ASTM A500 - _ Ay
GRADE B - ) i T N
= - Tt T -~
7 ALL BOLTS FOR STEEL TO STEEL CONNECTIONS TO BE &/4° DIA A325-N HIGH. STRENGTH iy o o T o b
BOLTS UNLESS NOTED OTHERWISE - - oo —— ) Nyt
- - e g
8 ALL WELDS TO BE E70XX ELECTRODES BY CERTIFIED WELDER . - T [ Eg
. . i
9  ALL WELDSAND BOLTING MUST MEET APPROVAL OF SPECIAL INSPECTOR AS REQUIRED . - oD |}
BY BUILDING OFFICIAL - 2ol
10 ALL STEEL BEAMS SHALL HAVE WEB STIFFENERS EACH SIDE OF WEB AT BEARING ENDS ) / ff b
STIFFENER TO BE SAME THICKNESS AS WEB OF BEAM TYPICAL : / 7 ' Mi
: / 4 —— WRXTY sl
11 SEE ARCHITECT FOR ALL BEARING ELEVATIONS | O
- - (W 8]
12 ANY BEARING PLATES NOT DETAILED SHALL BE SAME THICKNESS AS FLANGE OF BEAM . ¥
BEING SUPPORTED WIDTH SHALL BE 4 WIDER THAN SUPPORTED MEMBER AND DEPTH ~ - - h
SHALL BE 6 MIN BEARING PLATES TO HAVE (2) 3/4* DIA NELSON STUDS (MIN OR ) - HH I
) EQUAL) FLOOR JotsT - = 38
iv ) - N .—” lJJ
. I >
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LOC | HOLDOWN MIN STUDS | REMARKS LOC | PANEL | PANEL NAIL EDGE REMARKS ﬁﬂ o LI
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AA | (1)HD2AOR | (2)STUDS | OVERLAP HPAHD22 W/ (1) GRADE | THICKNESS | SIZE | NAILING 25 LY
(1) HPAHD22 | (2) STUDS | MST27 STRAP SEE DETAIL A EXP1 | 7/16" 8d 6" 0OC BLOCKED | § Sluls
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SYMBOL LEGEND

DEED LINE

SURVEY BOUNDARY

o]

FIELD FENCE

FOUND REBAR
(AS NOTED)

SET REBAR WITH CAP
(7736336)

el>()

SURVEYOR'S CERTIFICATE

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

CHAD A ANDERSON - PLS DATE

SURVEYOR'S NARRATIVE

THE PURPOSE OF THIS SURVEY IS TO PROVIDE BOUNDARY INFORMATION. SURVEY WAS PERFORMED IN MAY OF
2026.

DESCRIPTION

ALL OF LOT 17, BLOCK 27, SNYDER'S ADDITION TO PARK CITY, ACCORDING TO THE OFFICIAL PLAT THEREOF,
RECORDED IN THE OFFICE OF THE COUNTY RECORDER OF SUMMIT COUNTY, UTAH.

SA-290-G-2
SUBJECT TO GENERAL PROPERTY TAXES FOR THE YEAR 2018 AND THEREAFTER. SUBJECT TO EASEMENTS AND

RESTRICTIONS OF RECORD. EXCEPTING THEREFROM ALL OIL, GAS AND/OR OTHER MINERALS PREVIOUSLY
RESERVED.

BASIS OF BEARINGS

BASIS OF BEARINGS: S40°34'49"E MEASURED BETWEEN FOUND MONUMENTS AS SHOWN HEREON.
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Stewart Nelson

Director, Fifthday Enterprises LLC
1196 Lowell Avenue

Park City, UT 84060
713-303-2774
stewartanelson@gmail.com

Park City Planning Commission

Attn: Planning Department / Historic Preservation Board

445 Marsac Avenue

Park City, UT 84060

RE: Request for Variance — Residential Deck Reconstruction & Setback
Accommodation

Property Address: 1196 Lowell Avenue, Park City, UT (Historic District / Old Town)
Members of the Planning Commission,

I am writing to formally request a variance from the standard rear-yard setback
requirements for my property located at 1196 Lowell Avenue, within the Park City Historic
District. The purpose of this request is to allow the safe removal, correct engineering, and
structural reconstruction of a failed second-story rear patio/deck.

Background and Existing Structural Hardship

The existing second-story patio at 1196 Lowell Avenue was unfortunately engineered
incorrectly at the time of the home’s original construction. This exact design flaw impacts
both my property and my immediate neighbor’s property. Due to these systemic errors, the
patio has experienced complete structural failure, presenting a severe and immediate
safety hazard.

To prevent catastrophic injury, | have implemented temporary locking mechanisms on all
access doors to ensure no family members or guests can accidentally step onto the
structure.

Engineering and Environmental Necessity

As an Old Town property, any structural modification must safely withstand extreme
mountain conditions. To correctly remediate this hazard, a structural engineer has
confirmed that the new patio must be constructed utilizing robust structural posts or
pilings to properly transfer the heavy live load of human traffic and the extreme dead load
of winter snow accumulation common to the top of Lowell Avenue.
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| have recently commissioned a certified professional land survey, which is attached to this
application. The survey documents the following precise measurements:

+ Total Rear Depth: It is exactly 11 feet, 6 inches from the rear face of the home to
the back property lot line.

e Current Setback Requirement: The standard rear boundary setback requirement is
10 feet.

e Proposed Dimensions: | am requesting a variance to construct a replacement
patio extending 10 feet from the rear of the house. This leaves exactly 1 foot, 6
inches of clearance to the rear property line, requiring an accommodation from the
standard 10-foot setback rule.

Visual and Community Impact Alignment

A 10-foot depth is structurally necessary to distribute the weight load onto the required
ground pilings safely and to create a functional, usable outdoor space to enjoy the
expansive vistas of Old Town. This proposed construction aligns seamlessly with the
established architectural layout of our immediate block. To demonstrate this aesthetic
continuity, | have included documentation of a similarly styled, post-supported rear deck
construction located just two homes away from ours.

Furthermore, because this structure will be built entirely on the rear of the home, it will be
completely invisible from Lowell Avenue, ensuring that the historic streetscape and
front-facing aesthetic of the Historic District remain entirely undisturbed and preserved.

Attached Documentation for Review

To assist the Commission in evaluating this request, | have embedded and attached the
following supporting materials within this application package:

1. Photographic Evidence (Embedded Below): Clear, detailed photos illustrating the
current state of structural failure at 1196 Lowell Avenue and the necessity of
immediate replacement.

2. Certified Professional Survey: Indicating the exact 11'6" rear lot depth and the
proposed structural layout.

3. Neighborhood Context Example: Photos showing the existing architectural style of
a similar rear deck on our same block.
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This is the example of the house on our block showing a patio built using pilings to support
the weight requirements of the patio.

SURVEYOR'S CERTIFICATE

SURVEYOR'S NARRATIVE @

DESCRIPTION

BOUNDARY SURVEY

BASIS OF BEARINGS

VICINITY MAP

STEWART NELSON
1196 LOWELL AVENUE
PARK CITY, UTAH

26-05-164
10F 1

Thank you for your time, consideration, and dedication to keeping Park City's historic
residential structures both beautiful and safe. | look forward to discussing this application
at the upcoming commission meeting.

Sincerely,

Stewart Nelson
Director, Fifthday Enterprises LLC
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Project Narrative & Variance Justification

Board of Adjustment Variance Request | Park City, Utah

Application #: PL # 26-06991 Applicant: Stewart Nelson
Property Address: 1196 Lowell Avenue Assigned Planner: Jaron Ehlers

Application Type: Variance Request Code Provision: LMC § 15-2/LMC § 15-10-8

EXECUTIVE SUMMARY

The applicant, Stewart Nelson, is respectfully requesting a variance under Park City Land Management Code
(LMC) Section 15-10-8 for the property located at 1196 Lowell Avenue (Application PL # 26-06991).

The scope of work involves replacing a failed structural element (a previous Juliet balcony) with a safe, fully
compliant elevated deck structure. The proposed replacement requires deep-set engineered concrete piers
reaching a 40-inch frost line to support standard mountain snow loads and ensure complete structural
independence from the adjacent property line and neighboring structure. Because strict compliance with standard
setback boundaries presents significant physical and safety constraints on this constrained site, the applicant
requests variance relief. Pursuant to LMC § 15-10-8(C), this narrative outlines how the request satisfies each of the
five statutory criteria.

ANALYSIS OF REQUIRED VARIANCE CRITERIA (LMC § 15-10-8(C))

1. Unreasonable Hardship

"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."

Literal enforcement of standard yard setbacks would prohibit constructing a functional elevated deck replacement, forcing
reliance on a failed attachment point or rendering upper-level egress and structural repair unfeasible. The hardship is
physical and structural rather than self-imposed or financial: the existing building footprint and narrow setbacks dictate
that any modern, structurally sound replacement—requiring independent 40-inch frost-line pier supports engineered for
heavy Park City snow loads—must occupy the existing structural zone. Granting the variance allows life-safety
compliance without compromising the general purpose of the LMC.

PL # 26-06991 | 1196 Lowell Avenue Page 1 of 3
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2. Special Circumstances
"There are special circumstances attached to the Property that do not generally apply to other Properties in the same Zone."

1196 Lowell Avenue features unique physical constraints, including tight property boundary proximity, steep local
topography, and an original building profile that relied on a cantilevered/attached Juliet balcony that ultimately experienced
structural failure. Furthermore, the necessity to engineer an elevated replacement deck that remains completely
structurally independent of the neighboring property requires precise pier placement within the setback zone. These
combined physical site constraints do not generally apply to standard lots in the zone.

3. Essential to Enjoyment of a Substantial Property Right

"Granting the Variance is essential to the enjoyment of a substantial property right possessed by other Property in the same
Zone."

Outdoor elevated deck space and safe exterior access/egress are standard, substantial property rights enjoyed by
residential properties throughout Old Town and the surrounding Lowell Avenue residential corridors. The variance does
not grant a special privilege, but rather restores safe, structurally sound deck access comparable to surrounding multi-
level residential properties in the same zoning district.

4. General Plan & Public Interest
"The Variance will not substantially affect the General Plan and will not be contrary to the public interest.”

The proposed elevated deck replacement aligns with the Park City General Plan goals of maintaining structural integrity,
architectural compatibility, and residential safety in Old Town/Lowell Avenue. Eliminating a failed structural balcony and
replacing it with a code-compliant, independently supported deck built to withstand local snow load requirements directly
protects public safety, health, and welfare without negatively impacting neighboring views, light, or public rights-of-way.

5. Spirit of the Code & Substantial Justice
"The spirit of the Land Management Code is observed and substantial justice is done."

The spirit of the Land Management Code's setback requirements is to ensure building separation, light, air, fire safety, and
structural integrity. The proposed replacement deck fulfills this intent by utilizing non-combustible/high-durability materials
and engineered pier foundations, while strictly avoiding structural reliance on adjacent structures. Granting the variance
delivers substantial justice by allowing the property owner to safely remedy a failed structural component while preserving
the character and safety of the immediate neighborhood.

PL # 26-06991 | 1196 Lowell Avenue Page 2 of 3
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SUMMARY OF ACCOMPANYING SUBMISSION DOCUMENTS

» Updated Property Boundary Survey: Prepared by a licensed professional land surveyor, detailing precise deck
location and setback measurements.

» Formal Title Report: Verifying legal ownership and encumbrances.

« Application Fee Confirmation: Proof of paid application fee ($1,685.61) under Application PL # 26-06991.

APPLICANT SIGNATURE (STEWART NELSON) DATE

PL # 26-06991 | 1196 Lowell Avenue Page 3 of 3
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Regarding the Board’s question on why the proposed dimensions represent the
minimum necessary encroachment, the size is dictated by structural safety, topography,
and severe winter loading rather than mere amenity:

1. Structural Span and Snow-Load Distribution

e In Old Town Park City, structures must withstand significant ground and roof-
shedding snow loads.

o To safely support these design loads without imposing lateral thrust or
destructive torsional weight onto the primary historic structure, the deck requires
a dedicated foundation system using structural pin/helical pilings tied into solid
bearing material.

e The proposed footprint represents the minimum structural span required to
achieve stable joist/beam cantilevers and appropriate bearing point distribution
given the steep grade and soil conditions at the rear of the lot.

2. Geotechnical and Foundation Footing Feasibility

e Due to the steep slope behind the house, excavation for oversized continuous
grade footings would destabilize the existing bank and violate historic district
principles of minimal site disturbance.

o By utilizing deep structural pilings, the proposed perimeter positions the support
points where grade stability and bedrock depth allow for secure anchorage. A
narrower footprint would force piling placement into unstable slope sections or
too close to the main foundation wall, undermining structural integrity.

3. Life Safety, Egress, and Seasonal Clearances

e The usable depth is calculated strictly to maintain required clear walking paths
and secondary egress once typical winter snow buildup and snow shedding from
upper roof lines accumulate on the deck surface.

e Any further reduction in depth would render the outdoor platform unsafe for
winter access, maintenance, and emergency exit clearance.

Summary

The proposed dimensions represent the most compact footprint that satisfies structural
engineering requirements, addresses site-specific topographic constraints, and ensures
occupant safety under heavy snow conditions while respecting the historic district
character.
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