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Recommendation 

Staff recommends the Planning Commission review and provide input on proposed 
Land Management Code amendments to address fractional ownership of Single-Family 
Dwellings. Planning staff anticipates bringing proposed Land Management Code 
amendments to Planning Commission review and a public hearing on May 25, 2022, 
with a possible recommendation for City Council’s consideration on June 23, 2022.  
 
Description 

Applicant: Planning Department 
Land Management Code  
Sections: 

Historic Recreation Commercial 
15-2.5-2, Uses 
 
Historic Commercial Business 
15-2.6-2, Uses 
 
Residential Development  
15-2.13-2, Uses 
 
Residential Development – Medium Density 
15-2.14-2, Uses 
 
Recreation Commercial 
15-2.16-2, Uses 
 
Regional Commercial Overlay 
15-2.17-2, Uses 
 
General Commercial 
15-2.18-2, Uses 
 
Light Industrial 
15-2.19-2, Uses 
 
Definitions 
15-15-1 
 



Reason for Review: Land Management Code amendments require Planning 
Commission review and recommendation to City Council 
for Final Action 

 
Background 

Recently, companies offering fractional ownership—a mechanism establishing 
ownership of vacation properties in the form of a 1/2 to 1/8 share—have started selling 
“fractions” of Single-Family Dwellings as vacation properties in Park City. Fractional 
ownership companies may create an LLC for each Single-Family Dwelling and then 
manage the property for multiple owners, providing furnishings, maintenance, cleaning, 
and scheduling services.1 While fractional ownership may make vacation properties 
more affordable for some users through a shared economy, finding a balance that 
protects Park City’s primarily residential Zoning Districts for full-time residents is 
important. 
 
Sense of Community is one of the core values in the Park City General Plan and Goal 7 
of the General Plan is to create a diversity of primary housing opportunities to address 
the changing needs of residents. Objective 7B is to focus efforts for diversity of primary 
housing stock within primary residential neighborhoods to maintain majority occupancy 
by full time residents within these neighborhoods.2  
 
The General Plan also acknowledges neighborhoods where secondary homeownership 
and nightly rentals are appropriate and support the City’s resort economy. For example, 
the General Plan identifies the Lower Deer Valley neighborhood as a resort 
neighborhood catering to second homes and nightly rentals.3 
 
The General Plan identifies Park Meadows, Bonanza Park, Prospector, and Thaynes 
Canyon as four neighborhoods dominated by Primary Homes, based on 2010 data. 
Staff is working to update the map on the flowing page: 
 

 
1 To view an example of a fractional ownership company, visit the website for Pacaso. 
2 General Plan Volume I, Sense of Community, p. 5. 
3 General Plan, Volume II, Neighborhoods 3, p. 7. 

https://www.pacaso.com/
https://www.parkcity.org/home/showpublisheddocument/12388/635724909559570000
https://www.parkcity.org/home/showpublisheddocument/12372/635724909559570000


 
 
 
 
 
Use of residential units by multiple parties is not new to Park City. In the 1980s, the City 
enacted a series of land use regulations for Timeshares, defined by Utah Code Section 
57-19-2(26) as a small, undivided fractional fee interest in real property by which the 
purchaser does not receive any right to use an accommodation except as provided by 
contract, declaration, or other instrument defining a legal right, and in Utah Code 
Section 57-19-2(27) as a right to occupy fixed or variable accommodations during three 
or more separate fixed or variable time periods over a period of at least three years, 
including renewal options, whether or not coupled with an estate in land.  

https://le.utah.gov/xcode/Title57/Chapter19/57-19-S2.html?v=C57-19-S2_2016051020160510
https://le.utah.gov/xcode/Title57/Chapter19/57-19-S2.html?v=C57-19-S2_2016051020160510
https://le.utah.gov/xcode/Title57/Chapter19/57-19-S2.html?v=C57-19-S2_2016051020160510


 
The LMC establishes Timeshares as Conditional Uses in the Recreation Commercial, 
General Commercial, Historic Commercial Business, and Historic Recreation 
Commercial Zoning Districts, and outlines additional Timeshare review considerations in 
Section 15-4-10 and Section 15-4-11, requiring evaluation of Timeshare instruments, 
rules and regulations, management, utility service payments, minimum duration of 
Timeshare intervals, and parking considerations.  
 
The LMC also regulates Private Residence Clubs, in which ownership of a 
condominium unit is shared by no less than four and no more than 12 owners and is 
operated by a property management service that provides reservations and 
registration.4 Private Residence Clubs are Conditional Uses in the same Zoning Districts 
as Timeshares, with expanded Conditional Use in the Residential Development, 
Residential Development – Medium Density, Regional Commercial Overlay, and Light 
Industrial Zoning Districts.  
 
Existing Timeshares and Private Residence Clubs are for the most part in Multi-Unit 
Dwellings in commercial Zoning Districts or Zoning Districts proximate to the resorts. 
What sets the current fractional ownership model apart is the shared ownership of a 
Single-Family Dwelling for vacation purposes in a residential neighborhood.  
 
To address the new fractional ownership model in residential areas, staff proposes 
amendments to:  
 

(1) clarify and define the subtle differences between Timeshare Units, Private 
Residence Clubs, and fractional ownerships,  
 
(2) require a Conditional Use Permit, 
 
(3) prohibit fractional ownership in primarily residential Zoning Districts, and 
 
(4) require an active Business License. 

 
Analysis 

The proposed code revisions focus on proactively addressing the land use issues that 
would be anticipated upon unregulated expansion of this ownership model.  While the 
current trend in ownership patterns is primarily limited to generally higher-end Single-
Family Dwelling vacation homeownerships, rotating user use on two-week intervals at a 
minimum mirror nightly rental impact. The amendments define fractional ownership, direct 
fractional ownership to Zoning Districts where Timeshare Units and Private Residential 
Clubs are Conditional Uses, and prohibit fractional ownership in primarily residential 
Zoning Districts. This will avoid losing valuable land zoned for residential purposes from 
being usurped by fractional ownership. 

 
4 See LMC Section 15-15-1, Definitions. 

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-4-10_Timeshare_Projects
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-4-11_Timeshare_Conversion
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-15-1_Definitions


As a result, staff recommends five amendments outlined below:  

 

(1) Clarify and define the subtle differences between Timeshare Unit, 
Private Residence Clubs, and fractional ownerships. 

 
To distinguish fractional ownership from Timeshare Units and Private Residence Clubs, 
staff recommends amending LMC Section 15-15-1 to define fractional ownership as 
follows: 
 

Single Family, Fractional Ownership/Use:  Any Single-Family property 
which is owned by an LC or LLC which limits the LC or LLC 
member’s/shareholder’s/owner’s right to occupy the property by 
member/shareholders agreement or any other contract which limits owner 
use of the property to fractional reservations under thirty (30) days at a 
time. Other factors include but are not limited to centralized management, 
advanced reservations via electronic/App reservation systems, maximum 
day limits on each owner overall reservation/use of the property, and fixed 
management subscription fee as part of initial purchase [although 
subscription may be cancelled].  

  
(2) Require a Conditional Use Permit. 

 
The Planning Commission reviews 16 criteria outlined in LMC Section 15-1-10(E) when 
considering a Conditional Use Permit, including some of the concerns community 
members have raised regarding fractional ownership of Single-Family Dwellings in 
residential neighborhoods, like traffic, parking, noise, ownership, and control of delivery 
and service vehicles.  
 
Additionally, Conditional Use Permit review by the Planning Commission triggers public 
notice to properties within 300 feet, providing neighbors an opportunity to participate in 
the public hearing process to provide input regarding fractional ownership of Single-
Family Dwellings. 
 

(3) Prohibit fractional ownership in primarily residential Zoning Districts.  
 
To protect primarily residential Zoning Districts, staff recommends restricting fractional 
ownership to the same Zoning Districts outlined for Timeshare Units and Private 
Residential Clubs:  
 

• Recreation Commercial 

• General Commercial 

• Historic Commercial Business 

• Historic Recreation Commercial  

• Residential Development, except for those subdivisions that prohibit 
Nightly Rentals 

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-1-10_Conditional_Use_Review_Process


• Residential Development – Medium Density 

• Regional Commercial Overlay 

• Light Industrial  
 
These Zoning Districts limit fractional ownership as a Conditional Use in Zoning Districts 
wherein Nightly Rentals—rentals for less than 30 days—are allowed. The Residential 
Development Zoning District includes subdivisions wherein Nightly Rentals are 
prohibited. Staff recommends fractional ownership also be prohibited in the same 
subdivisions: April Mountain, Mellow Mountain Estates Subdivisions, Meadows Estates 
Subdivision Phases #1A and #1B, Fairway Meadows Subdivision, and Hidden Oaks at 
Deer Valley Phases 2 and 3. This would create several existing non-conforming uses 
where ownership has already been converted in models such as Pacaso.   
 
Alternatively, the Planning Commission could recommend limiting fractional ownership 
to the zones which allow for nightly rental.   The staff received public input 
recommending this approach which makes sense from an impact mitigation perspective 
if the Commission determines that the uses mirror nightly rental impacts.  
 

(4) Require an active Business License for fractional ownerships. 
 

Regulation of fractional ownership of Single-Family Dwellings presents enforcement 
challenges because, in Zoning Districts where Single-Family Dwellings are allowed, it is 
the ownership model that is regulated, rather than the physical structure. As a result, 
requiring an active Business License for the sale and management of fractional 
ownerships will help Planning, Building, and Finance monitor and ensure fractional 
ownership of Single-Family Dwellings operate in compliance with the proposed 
amendments.  
 


