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Board of Adjustment  
Staff Report 
 
Subject: 804 Main Street and 710 Main Street 
Application:  PL-23-05572 
Author:  Virgil Lund, Planner I 
Date:   March 21, 2023 
Type of Item: Appeal of a Historic District Design Review   
 
Recommendation 
(I) Review the appeal of the Marriott Summit Watch Historic District Design Review 
(HDDR) denial, (II) conduct a public hearing, and (III) consider denying the appeal 
based on the Findings of Fact and Conclusions of Law outlined in the Draft Final Action 
Letter (Exhibit A).  
 
Description 
Appellant: 
 
Historic District Design 
Review Applicant: 

Wendy Carney, for Marriott Summit Watch 
 
 
Wendy Carney, for Marriott Summit Watch 

 
Location: 

 
804 Main Street and 710 Main Street 

 
Zoning District: 

 
Historic Recreation Commercial (HRC) 

 
Adjacent Land Uses: 

 
Commercial 

 
Reason for Review: 

 
The Board of Adjustment hears appeals of Planning 
Director decisions on Historic District Design Reviews 
pursuant to Land Management Code § 15-1-18(A) 
 

 
BOA  Board of Adjustment  
COA  Condition of Approval 
HDDR  Historic District Design Review 
HRC  Historic Recreation Commercial 
LMC  Land Management Code 
 
Terms that are capitalized as proper nouns throughout this staff report are defined in LMC § 15-15-1. 

 
Summary 
On October 21, 2022, the Applicant submitted a Historic District Design Review (HDDR) 
Pre-Application to replace aluminum-clad wood windows with vinyl windows for 804 Main 
Street in the Historic Recreation Commercial (HRC) Zoning District and on November 29, 
2022, the Applicant submitted a full HDDR Application for the proposal. On February 3, 

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-1-18_Appeals_And_Reconsideration_Process
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-15-1_Definitions
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2023, the Applicant submitted an additional HDDR Application to replace aluminum-clad 
wood windows with vinyl windows for 710 Main Street, also in the HRC Zoning District.  
 
On February 16, 2023, the Planning Department held an Administrative Public Hearing 
for 804 Main Street for the HDDR to replace aluminum-clad wood windows with vinyl 
windows. On February 23, 2023, the Planning Department held an Administrative Public 
Hearing for 710 Main Street for the HDDR to replace aluminum-clad wood with vinyl 
windows (see Exhibits B and C for meeting minutes). The Planning Director denied the 
HDDRs for non-compliance with Land Management Code (LMC) § 15-13-9(B)(2)(f)(A), 
which states vinyl windows are inappropriate for both Historic Sites and non-historic 
buildings within the Historic Districts (see Exhibits D and E for the Final Action Letters). 
On February 23, 2023, the Applicant filed an appeal of the HDDR denials (see Exhibit F 
to review the appeal).  
 
Background 
The map below gives an overview of the Marriott Summit Watch buildings:  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-13-9_Design_Guidelines_For_Historic_Commercial_Infill_Construction
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On November 30, 1994, the Planning Commission approved a Conditional Use Permit/ 
Master Planned Development for the Summit Watch at Park City (Exhibit I). On April 3, 
1995, the City approved Building Permit B94-00425 (Exhibit J), with aluminum-clad wood 
windows for Phase 1 and Phase 1A of the Marriott Summit Watch buildings. On April 8, 
1996, the City approved a Building Permit (Exhibit K), with aluminum-clad wood windows 
for Phase 3A and 3B of the Marriott Summit Watch buildings.  
 
Standard of Review 
Pursuant to LMC § 15-1-18(A), appeals of Final Action regarding the Design Guidelines 
for Historic Districts and Historic Sites shall be reviewed by the Board of Adjustment. The 
Board of Adjustment shall act in a quasi-judicial manner and review factual matter de 
novo, without deference to staff determination of factual matters. The Board of 
Adjustment shall determine the correctness of the Planning Director’s interpretation and 
application of the plain meaning of the land use regulations and interpret and apply a land 
use regulation to favor a land use application unless the land use regulation plainly 
restricts the land use application.1 
 
Burden of Proof 
Pursuant to LMC § 15-1-18(G), the Applicant has the burden of proving that the 
Planning Director erred in denying the Historic District Design Reviews.  
 
The appellant argues the following points:  

1. Windows of the same vinyl material as 738 and 900 Main Street were purchased 
for 710 and 804 Main Street based on the precedence set by the Park City 
Building Permit approval in 2020 and 2021. 342 vinyl windows are paid for and 
are in inventory awaiting installation.  

2. Energy efficiency ratings for the vinyl windows meet or exceed those of similarly 
designed aluminum clad windows.  

3. The materials that were changed on 738 and 900 Main Street were that of the 
window sash and the thin surrounding frame of the window assembly. The more 
prominent exterior window surrounds on the buildings remain wood, as originally 
constructed.  

4. There is little (if any) difference between the appearance of the original windows 
vs the new vinyl windows except for paint color.  

5. After consultation with Michael Sweeney of New Ideas Company, Inc, there was 
confusion as to why the Marriott Summit Watch buildings are not considered non-
historic buildings similar to 825 Main Street, and why the window replacement 
project would not be considered a “minor alteration” similar to those approved for 
825 Main Street in the past. 

6. The change from aluminum clad windows to vinyl windows, which has occurred 
on two other buildings starting in 2020, has no negative impact on the historic 
character of the surrounding neighborhood.   

 
Please see Exhibit F to review the Applicant’s appeal. 
 

 
1 LMC § 15-1-18(G) 

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-1-18_Appeals_And_Reconsideration_Process
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-1-18_Appeals_And_Reconsideration_Process
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-1-18_Appeals_And_Reconsideration_Process
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Analysis 
 
(I) The appellant argues that the Building Permits were approved for vinyl 
windows at 738 and 900 Main Street, setting precedence to install vinyl windows 
at 804 and 710 Main Street 
 
The Marriott Summit Watch window replacement project started in 2020 with Building 1, 
738 Main Street. The purpose of the project was to replace all windows except the ground 
floor windows. The original windows installed were aluminum-clad wood. On October 13, 
2020, the City approved Building Permit TEMP20-1598 for 738 Main Street with a 
Condition of Approval that the aluminum-clad wood windows be replaced with aluminum-
clad windows (Exhibit G). However, on October 13, 2020, the 155 original aluminum-clad 
wood windows on all floors except the storefront windows were replaced with vinyl 
windows rather than the approved aluminum-clad windows. 
 
On April 19, 2021, the City approved Building Permit TEMP21-397 for 900 Main Street 
with a Condition of Approval that the aluminum-clad wood windows be replaced with 
aluminum-clad windows (Exhibit H). However, on May 12, 2021, approximately 53 original 
aluminum-clad wood windows on all floors except the storefront windows were replaced 
with vinyl windows rather than the approved aluminum-clad windows.  
 
(II) Historic Building status and definition of “minor alterations” 
 
The buildings at Marriott Summit Watch are not designated on Park City’s Historic Sites 
Inventory, but they are located within the Historic Recreation Commercial Zoning District. 
All structures—historic and non-historic—within Historic Districts are required to comply 
with LMC Chapter 15-13 Design Guidelines for Historic Districts and Historic Sites. 
Whether minor or major alterations are proposed, the requirements of LMC Chapter 15-
13 apply.  
 
LMC § 15-13-9(B)(2)(f)(A) states, “Wood or metal windows similar to those used 
historically are preferred, but aluminum-clad wood windows are also appropriate. Vinyl and 
aluminum windows are inappropriate.”2 Therefore, Planning Staff found the HDDRs to be 
non-compliant with the LMC and denied the HDDRs. 
 
(III) Vinyl Windows and the Historic District  
 
SWCA Historic Preservation Consultants summarize why vinyl windows are inappropriate 
in the Historic District: 

• Vinyl windows do not adequately replicate the look and feel of a painted wood 
window. They look like plastic even to the casual observer, lack the detail and 
depth of profile of wood windows, and usually have joints in sashes and 
frames/casings that would not be seen on a historic window assembly. 

 
2 LMC § 15-13-9(B)(2)(f)(5) 

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-13_Design_Guidelines_For_Historic_Districts_And_Historic_Sites
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-13-9_Design_Guidelines_For_Historic_Commercial_Infill_Construction
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-13-9_Design_Guidelines_For_Historic_Commercial_Infill_Construction
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• Colors can be limited – while more sash colors may be available, frames (which 
may need to be metal for greater rigidity) may not come in the same range of 
colors and may not always match the original windows.  

• Degradation from UV (outdoor) light and heat may cause warping, sagging, 
discoloration (yellowing), stippling/pitting, and brittleness/cracking over time. 
Painted wood windows do not weather in this way and the difference between 
wood and vinyl only becomes more apparent over time. 

• Vinyl is non-sustainable: manufacturing is highly toxic, and windows cannot be 
repaired, only replaced. 

 
Thomason and Associates Historic Preservation Planners explains on page 15 in their 
guidebook Alternative Materials and Their Use in Historic Districts: “For historic buildings 
vinyl windows have been problematic due to their incompatible appearance, inflexibility in 
expansion and contraction and fading and warping due to UV exposure. They are not 
considered to be a green material since they are a petroleum based product and difficult 
to recycle. The longevity of vinyl windows is also an issue with many requiring 
replacement after only ten to fifteen years of service” (Exhibit L). 
 
Cities such as Boston, Nashville, Indianapolis, Memphis, Austin, and Charlotte do not 
allow the use of vinyl windows in their Historic Districts. 
 
The images below show before and after the vinyl windows were installed at 900 Main 
Street:  
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(IV) The proposal does not comply with the Design Guidelines For Historic 
Commercial Infill Construction in Historic Districts outlined in LMC § 15-13-9 
 
LMC § 15-13-9 requires the following for commercial infill construction for Historic 
Commercial Sites: 
 
 Universal Design Guidelines Analysis of Proposal  

New infill commercial buildings shall differentiate from 
historic structures but shall be compatible with historic 
structures in materials, features, size, scale, and 
proportion, and massing to protect the integrity of the 
Main Street Historic District as a whole. The massing 
 of new infill commercial buildings shall be further 
broken up into volumes that reflect the original 
massing of historic buildings; larger masses shall be 
located at the rear of the site. 

Does not Comply: Wood or 
metal windows similar to those 
used historically are preferred, 
but aluminum-clad or wood 
windows are also appropriate. 
Vinyl and aluminum windows 
are inappropriate. 

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

Partially Complies: While the 
window size and proportion are 
of human scale and historically 
compatible, the material is 
inappropriate. 

New infill commercial buildings shall reinforce visual 
unity within the context of the Historic District but also 
within the context of the Streetscape or character 
area.  The specific context of the Streetscape or 
character area is an important feature of the Historic 
District.  The context of each Streetscape or character 
area shall be considered in its entirety, as one would 
see it when standing on the street viewing both sides 
of the street for the entire length of the Streetscape or 
character area. Special consideration should be given 
to adjacent and neighboring Historic Sites in order to 
reinforce existing rhythms and patterns. 

Does not Comply: Vinyl 
windows are not appropriate in 
the Historic District. 

 
A. Relevant Specific Guidelines 

 
Specific Design Guidelines Analysis of Proposal 

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-13-9_Design_Guidelines_For_Historic_Commercial_Infill_Construction
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Windows 
 
“Wood or metal windows similar to 
those used historically are 
preferred, but aluminum-clad wood 
windows are also appropriate. Vinyl 
and aluminum windows are 
inappropriate.”3 

Does not Comply: Vinyl windows are not appropriate in 
the Historic District.  

Materials 
 
“Building materials shall be 
compatible in scale, proportion, 
texture, finish and color to 
materials used on Historic 
Structures in the Main Street 
Historic District.”4 

Does not Comply: Vinyl windows are not 
appropriate in the Historic District.  

 

Planning staff finds the proposed vinyl windows are not compliant with LMC § 15-13-
9(B)(2)(f)(A), which states“[v]inyl and aluminum windows are inappropriate” and 
recommends the Board of Adjustment deny the Applicant’s appeal of the HDDR denials 
for 710 and 804 Main Street.   
 
Notice 
Staff published notice on the City’s website and the Utah Public Notice website and 
posted notice to the property on March 7, 2023. Staff mailed courtesy notice to property 
owners within 300 feet on March 7, 2023. The Park Record published notice on March 
8, 2023.5  
 
Public Input 
Staff did not receive any public input at the time this report was published.  
 
Alternatives  

• Deny the appeal based on the Findings of Fact and Conclusions of Law outlined 
in the Draft Final Action Letter. 

• Grant the appeal and direct staff to prepare Findings of Fact within 15 working 
days.  

 
3 LMC § 15-13-9(B)(2)(f)(5) 
4 LMC § 15-13-9(B)(4)(a) 
5 LMC § 15-1-21 

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-13-9_Design_Guidelines_For_Historic_Commercial_Infill_Construction
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-13-9_Design_Guidelines_For_Historic_Commercial_Infill_Construction
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-13-9_Design_Guidelines_For_Historic_Commercial_Infill_Construction
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-13-9_Design_Guidelines_For_Historic_Commercial_Infill_Construction
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-1-21_Notice_Matrix
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• Continue the appeal to a date certain.  
 

Exhibits 
Exhibit A: Draft Final Action Letter 
Exhibit B: 804 Main Street Meeting Minutes 
Exhibit C: 710 Main Street Meeting Minutes 
Exhibit D: Final Action Letter 804 Main Street 
Exhibit E: Final Action Letter 710 Main Street 
Exhibit F: Marriott Summit Watch Appeal 
Exhibit G: Building Permit for 738 Main Street 
Exhibit H: Building Permit for 900 Main Street 
Exhibit I: 1994 Summit Watch MPD 
Exhibit J: Building Permit B94-00425 
Exhibit K: Building Permit for Phase 3A and 3B 
Exhibit L: Alternative Materials and Their Use in Historic Districts  
 
 


