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Recommendation 

Staff recommends the Planning Commission (I) review proposed Land Management 
Code amendments to define Single-Family Dwelling Fractional Ownership/Use, to 
establish Fractional Ownership/Use of Single-Family Dwellings as Conditional Uses with 
additional review criteria in those Zoning Districts that allow Timeshares and Private 
Residence Clubs, and to require a Business License for the management of each 
Single-Family Dwelling Fractional Ownership/Use, (II) conduct a public hearing, and (III) 
consider forwarding a positive 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 
 
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 often 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 primary 
residents is important. 
 
Timeshares and Private Residence Clubs 
 
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.  
 
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.2 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 in Park City are for the most part in 
Multi-Unit Dwellings in or near commercial Zoning Districts or Zoning Districts proximate 
to the resorts. What sets the current fractional ownership model apart is the shared 

 
1 To view an example of a fractional ownership company, visit the website for Pacaso. 
2 See LMC Section 15-15-1, Definitions. 

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
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://www.pacaso.com/
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-15-1_Definitions


ownership of a Single-Family Dwelling for vacation purposes in a primary residential 
neighborhood. The proposed amendments direct fractional ownership/use of Single-
Family Dwellings to the same Zoning Districts that allow Timeshares and Private 
Residence Clubs to protect primarily residential neighborhoods for primary residents.3  
 
To address the new fractional ownership model in residential areas, staff proposes 
amendments to:  
 

(1) define Single-Family Dwelling Fractional Ownership/Use,  
 
(2) establish Single-Family Dwelling Fractional Ownership/Use in Zoning Districts 
where Timeshares and Private Residence Clubs are allowed and require a 
Conditional Use Permit, 
 
(3) prohibit fractional ownership in primarily residential Zoning Districts, and 
 
(4) require an active Business License for each Single-Family Dwelling Fractional 
Ownership/Use. 

 
Analysis 

The LMC implements the goals and policies of the General Plan for purposes that include 
promoting the general health, safety, and welfare of the present and future inhabitants 
and visitors of the City, protecting and enhancing the vitality of the City’s resort-based 
economy, the overall quality of life, and unique mountain town community, and protecting 
or promoting moderate income housing. LMC Section 15-1-2.  

 

The General Plan Identifies the Importance of Protecting the City’s Primarily 
Residential Neighborhoods 
 
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.4  
 
Goal 8 of the General Plan is to increase affordable housing opportunities and 
associated services for the workforce of Park City. Objective 8C of the General Plan is 
to increase housing ownership opportunities for workforce within primary residential 
neighborhoods.5 
 

 
3 Private Residence Clubs are allowed in the Light Industrial Zoning District. However, Single-Family Dwellings are 
not. As a result, Single-Family Dwelling Fractional Ownership/Use is not proposed to be allowed in the Light Industrial 
Zoning District.  
4 General Plan Volume I, Sense of Community, p. 5. 
5 General Plan Volume I, Sense of Community, p. 8. 

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-1-2_Statement_Of_Purpose
https://www.parkcity.org/home/showpublisheddocument/12388/635724909559570000
https://www.parkcity.org/home/showpublisheddocument/12388/635724909559570000


The General Plan also acknowledges neighborhoods where secondary homeownership 
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.6 
 
The General Plan identifies primary and secondary homeowners based on 2010 data 
and identifies Park Meadows, Bonanza Park, Prospector, and Thaynes Canyon as four 
neighborhoods dominated by primary homes. Recent data shown in the updated map 
below demonstrates these neighborhoods continue to be primary residences. 

 
6 General Plan, Volume II, Neighborhoods 3, p. 7. 

https://www.parkcity.org/home/showpublisheddocument/12372/635724909559570000


 



The Budget Department evaluated primary versus secondary residents based on the 
Summit County Assessor’s Office data and the numbers indicate a rise in primary 
residences in 2019, a decline in primary residences in 2020, and an increase in 2021; 
but overall, the primary residences have hovered around 3,000 for the past six years: 
 

Year Primary Residence Secondary Residence 

2015 3,075 6,211 

2016 3,078 6,211 

2017 3,091 6,299 

2018 3,173 6,231 

2019 3,269 6,231 

2020 2,980 6,870 

2021 3,193 6,590 

 
In addition to protecting primarily residential neighborhoods for full-time residents, the 
General Plan identifies the need to protect and incentivize primary homeownership in 
Old Town. “Planning efforts to maintain primary home ownership in the Old Town 
neighborhood is motivated by the community’s Vision. In order to Keep Park City Park 
City, it is essential that Parkites be located in the heart of the City. While, there is 
certainly a need to allow nightly rental in the district to provide visitors with the authentic 
Park City experience, it is recommended that the City consider investigating incentives 
to keep primary residents located within Old Town.”7 The General Plan also establishes 
a policy to protect a Sense of Community: “[t]he City should consider incentives for 
primary homeownership in Old Town; a balance between residents and tourists is 
desirable in this neighborhood.”8 
 
To further support full-time primary residents in an ever-increasing housing market, on 
May 5, 2022, the City Council adopted the Lite Deed Restriction Pilot Program (Staff 
Report; Audio). This pilot program is designed to provide more housing supply for year-
round Park City residents and provides cash payments to qualified property owners in 
exchange for a deed restriction recorded against their property that requires year-round 
occupancy.  
 
To meet the core value of a Sense of Community, the General Plan supports a balance 
between residents and visitors. To protect primarily residential neighborhoods, the 
proposed LMC amendments define Single-Family Dwelling Fractional Ownership/Use, 
direct Single-Family Dwelling Fractional Ownership/Use to those Zoning Districts that 
support the resort economy and that already allow Timeshares and Private Residential 
Clubs, and to establish Business License requirements to ensure compliance with the 
proposed amendments. 
  

 
7 General Plan, Volume II, Neighborhoods 2, p. 34 
8 Id. 

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1359521/Lite_Deed_Restrictions_Staff_Report_-5may22.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1359521/Lite_Deed_Restrictions_Staff_Report_-5may22.pdf
https://www.parkcity.org/government/city-council/city-council-meetings/current-public-meeting-info-listen-live
https://www.parkcity.org/home/showpublisheddocument/12373/635724909559570000


(1) The proposed amendments define Single-Family Dwelling Fractional 
Ownership/Use. 

 
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 Dwelling, 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 
stay limits on each owner's overall reservation/use of the property, and 
fixed management subscription fee as part of initial purchase [although 
subscription may be canceled].  

  
Not all residences with multiple owners or owned by business entities (such as family 
trusts, LLCs, or corporations without fractional use limitations) fall under the proposed 
definition for fractional ownership/use of a Single-Family Dwelling. The new definition 
identifies the regulation of the management model rather than how it is owned. The 
definition differentiates this by highlighting the use of the property for a specific period of 
time, the property being managed by a centralized entity, or having characteristics such 
as advanced reservations or a management fee.  
 
Staff expect input regarding the definition from Pacaso. Staff requests further Planning 
Commission feedback regarding the 30-day time period, and whether that should be 
longer (such as less than 45 or 60 days) to prevent circumvention of the regulatory 
definition. 
 

(2) Require a Conditional Use Permit and Additional Management 
Standards. 

 
The proposed amendments establish fractional ownership/use of Single-Family 
Dwellings as a Conditional Use in those Zoning Districts that allow Timeshares and 
Private Residence Clubs. 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 and to provide input regarding management and use of 
fractional ownership/use of Single-Family Dwellings in their neighborhood. 

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


 
In addition to the Conditional Use criteria, staff recommends the proposed code include 
Management Standards which the Planning Commission evaluates at the time of 
Conditional Use review, including, but not limited to: 

• Prohibition of  
o Nightly Rentals 
o On-Street Parking 
o Outdoor display of goods and merchandise  
o Signs 
o Commercial uses not otherwise permitted in the Zoning District  

• Submittal of a Management Plan outlining a satisfactory level of management 
and maintenance of the fractional ownership/use of the Single-Family Dwelling, 
addressing at least the following:  
a. Designating a responsible party that is a property management company, 

realtor, lawyer, owner, or other individual, who resides within a one-hour drive 
of the property, or, in the case of a company, has offices in Summit County. 
The responsible party must be available by telephone, or otherwise, twenty-
four (24) hours per day, and must be able to respond to telephone inquiries 
within twenty (20) minutes of the receipt of such inquiries. The responsible 
party is also designated as the agent for receiving all official communications.   

b. Snow removal during winter months to a level that allows safe vehicular and 
pedestrian access to the Single-Family Dwelling. 

c. Snow removal service to any off-street parking associated with the property to 
ensure parking is available for owner use at all times 

d. Yard maintenance, including landscaping, weed control, and irrigation. 
e. Structural maintenance to preserve substantial code compliance 
f. Routine upkeep, including painting and repair 
g. Trash collection and management which ensures that trash cans are not left 

at the curb for any period in excess of 24 hours; the property must be kept 
free from accumulated garbage and refuse 

h. Noise and Occupancy Control – Property management and owners are 
responsible for regulating the occupancy of the property and noise created by 
occupants. Violation of the Noise Ordinance in Municipal Code of Park City 
Chapter 6-3, violation of occupancy loads, failure to use designated off-street 
parking, illegal conduct, or any other abuse which violates any law regarding 
use or occupancy of the property is grounds for revocation. 

i. Information on the proposed fractional ownership use, including: 
i. A description of the method of management of the fractional ownership 

use 
ii. Any restrictions on the use or occupancy of the Single-Family Dwelling 

and property 
iii. Any additional documentation the Applicant, City staff, or the Planning 

Commission deem reasonably necessary to evaluate the fractional 
ownership and use.  

j. A Business License is required as a condition precedent to initiating Single-
Family Dwelling Fractional Ownership/Use. 

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


(3) Direct Single-Family Dwelling Fractional Ownership/Use to Zoning 

Districts that allow Timeshares and Private Residential Clubs  

 
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 

• Residential Development – Medium Density 

• Regional Commercial Overlay 
 
The map below shows the areas prohibiting Single-Family Dwelling Fractional 
Ownership/Use in red, and establishing them as Conditional Uses in the Zoning Districts 
shown in green:  
 



 
 
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.  
 

(4) The proposed amendments require an active Business License for each 
Single-Family Dwelling Fractional Ownership/Use. 

 

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 and use 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/use of Single-Family Dwellings operates in compliance with the proposed 
amendments. Additionally, a Business License process triggers an inspection for health 
and safety. Finance and Planning Staff are working to implement a Business License for 
each Single-Family Dwelling Fractional Ownership/Use. 
 
Department Review 

The Planning, Engineering, and Legal Departments reviewed the proposed Land 
Management Code amendments.  
 

Notice 

Staff mailed postcard notices on May 10, 2022, to property owners within the affected 
Zoning Districts and posted public notice to the Utah Public Notice Website and City 
Website on May 9, 2022. The Park Record published legal notice on May 11, 2022.  
 
Public Outreach and Input 

Staff met with community members who have expressed concern regarding Single-
Family Dwelling Fractional Ownership/Use on May 9 and May 23. Staff also met with 
representatives from Pacaso. Please see Exhibit B to review public input and Exhibit C 
to review Pacaso’s Economic Impact Analysis submitted for Planning Commission 
review. 
 
Staff was still engaging stakeholders, including Pacaso, as this report was finalized. 
Further updates may be provided at the meeting. 
 
Alternatives 

• The Planning Commission may forward a positive recommendation to City 
Council regarding the proposed Land Management Code amendments to 
regulate Single-Family Dwelling Fractional Ownership/Use outlined in Draft 
Ordinance No. 2022-XX; 

• The Planning Commission may forward a negative recommendation to City 
Council regarding the proposed Land Management Code amendments to 
regulate Single-Family Dwelling Fractional Ownership/Use outlined in Draft 
Ordinance No. 2022-XX; or  



• The Planning Commission may request additional information and continue the 
discussion to a date certain.  

Exhibits 

Exhibit A: Draft Ordinance No. 2022-XX 
 Attachment 1 – Land Management Code Redlines 
Exhibit B: Public Input 
Exhibit C: Pacaso’s Economic Impact Analysis 
 


