
City Council Staff Report 

Subject: Frandsen Plat Amendment 
Author:  Tippe Morlan, AICP, Planner II 
Date:   January 8, 2019 
Type of Item:  Legislative – Plat Amendment  
 
 

Project Number: PL-18-03978 

Applicant:  Stephen and Hillary Frandsen 

Location: 416 Ontario Avenue 

Zoning: Historic Residential (HR-1) 

Adjacent Land Uses: Residential – Single-family dwellings 

Reason for Review: Plat Amendments require Planning Commission review and City Council 
approval. 

 
The proposed Frandsen Plat Amendment seeks to combine an existing lot and a portion 
of a second lot into one lot of record at 416 Ontario Avenue. There is an existing non-
historic single-family dwelling currently on the site, and the property consists of the 
entirety of Lot 4 and the south half of Lot 5 of Block 58 of the Park City Survey. The 
proposed plat amendment will create a lot of 2,812 square feet in size. 
 
Recommendation 
Staff recommends that the Planning Commission hold a public hearing and consider 
approving the Frandsen Plat Amendment located at 416 Ontario Avenue based on the 
Findings of Fact, Conclusions of Law, and Conditions of Approval as found in the draft 
ordinance. 
 
The Planning Commission issued a positive recommendation for this project at their 
meeting on December 12, 2018. 
 
Background  
Circa 1904 – The house on this site was constructed in 1904 as indicated by the 

Summit County Recorder. 
October 5, 2016 – The Historic Preservation Board denied a Determination of 

Significance for the existing house on this property. The Board found that the 
house located at 416 Ontario Avenue does not meet the criteria to be a 
Significant Site in Park City. The residential structure was also not listed on the 
2009 Historic Sites Inventory. 

October 9, 2018 – The City received a complete Plat Amendment application for the 
Frandsen Plat Amendment. 

November 14, 2018 – This item was originally scheduled for the Planning Commission 
meeting on November 14th which was cancelled due to a lack of a quorum. 

December 12, 2018 – The Planning Commission held a public hearing, reviewed this 
plat amendment, and issued a positive recommendation to the City Council. For 
reference, the Planning Commission Report can be found on the City’s website. 

 

https://www.parkcity.org/Home/ShowDocument?id=35911
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/274506/PL-18-03978_416_Ontario_Ave_Plat_-_PC_Report_12.11.18.pdf


 
Analysis 
The purpose of this plat amendment is to combine two existing lots addressed at 416 
Ontario Avenue into one lot of record. There is a one-and-a-half story wood frame 
modified pyramid house on this property originally constructed in 1904, although 
significant modifications and alterations have occurred since then. The house was 
deemed to be a non-contributory structure within the Historic District through a 
Determination of Significance in 2016.  
 
The applicant has indicated that they would like to either remodel the house and build 
an addition or construct a new house on this property in the future. The proposed lot 
may not accommodate a duplex which requires a minimum lot size of 3,750 square feet. 
At 2,812 square feet in size, this lot can only accommodate a single-family dwelling. A 
Historic District Design Review will be required for any proposed construction on this lot.  
 
Along the west side of the lot, there are several encroachments into the City Right-of-
Way (ROW); a wood deck encroaches up to 8 feet into the ROW, a stairway 
encroaches up to 10 feet into the ROW, and a railroad retaining wall encroaches up to 
12.5 feet into the ROW. Along this portion of Ontario Avenue, the grade is steep and 
road was built far from the property lines, by 10 to 15 feet in some cases. Many 
structures, like the existing stairway, were built to access Ontario Avenue as evident in 
Exhibit F - Site Photographs. Retaining walls were required to stabilize the residential 
structures as well. Removal of the encroachments or encroachment agreements with 
the City are required prior to approval of the plat as conditioned by Staff. Additionally, 
the existing on-street parking in the public Right-of-Way on Ontario Avenue in front of 
this property is public parking, and any signage the designates it as private must be 
removed.  
  
HR-1 Requirements 
The existing house is a legal non-complying structure on this lot since it was 
constructed before the existing lot requirements. Any additions must meet current 
requirements of the HR-1 zone. The proposed lot meets HR-1 requirements as follows: 
 

 Required Existing HR-1 Compliance 

Lot Size 1,875 SF 2,812 SF proposed Yes 

Lot Width 25 feet 37.5 feet proposed Yes 

Building 
Footprint 

1,200.5 SF 
maximum 

Approx. 985.2 SF Yes 

Building Height 
(from Existing 
Grade) 

27 feet Approx. 25 feet Yes 

Front Yard 10 feet 6.5 feet No 

Rear Yard 10 feet 30 feet Yes 

Side Yard 3 feet each North: Approx. 6 feet 
South: Approx. 6 inches 

Yes 
No 

Parking 2 spaces 0 spaces No 



 
Any new construction, including additions, must meet all other HR-1 requirements, 
including interior building height, a required 10 foot horizontal step, and parking 
requirements. A Steep Slope Conditional Use Permit will be required for any 
construction in excess of 200 square feet on slopes greater than 30 percent. 
 
Alternatives 

● The City Council may approve the Frandsen Plat Amendment as conditioned or 
amended; or 

● The City Council may deny the Frandsen Plat Amendment and direct staff to 
make Findings for this decision; or 

● The City Council may continue the discussion on the Frandsen Plat Amendment. 
 
Exhibits 
Exhibit A – Draft Ordinance with Proposed Plat (Attachment 1) 
Exhibit B – Survey 
Exhibit C – Existing Plat 
Exhibit D – Applicant’s Project Description 
Exhibit E – Aerial Photographs 
Exhibit F – Site Photographs 



Exhibit A – Draft Ordinance 
 
 
Ordinance No. 2019-02 
 
AN ORDINANCE APPROVING THE FRANDSEN PLAT AMENDMENT LOCATED AT 
416 ONTARIO AVENUE, PARK CITY, UTAH. 
 

WHEREAS, the owner of the property located at 416 Ontario Avenue has 
petitioned the City Council for approval of the Plat Amendment; and 
 

WHEREAS, on November 28, 2018, the property was properly noticed and 
posted according to the requirements of the Land Management Code; and 
 

WHEREAS, on November 24, 2018, proper legal notice was published according 
to requirements of the Land Management Code and courtesy letters were sent to 
surrounding property owners; and 
 

WHEREAS, the Planning Commission held a public hearing on December 12, 
2018, to receive input on plat amendment; and 
 

WHEREAS, the Planning Commission, on December 12, 2018, forwarded a 
positive recommendation to the City Council; and, 
 

WHEREAS, on January 8, 2019, the City Council held a public hearing to receive 
input on the plat amendment; and 
 

WHEREAS, it is in the best interest of Park City, Utah to approve the Frandsen 
Plat Amendment located at 416 Ontario Avenue. 
 
NOW, THEREFORE BE IT ORDAINED by the City Council of Park City, Utah as 
follows: 
 
 
SECTION 1. APPROVAL.  The Frandsen Plat Amendment, as shown in Attachment 1, 
is approved subject to the following Findings of Facts, Conclusions of Law, and 
Conditions of Approval: 
 
Findings of Fact: 
1. The property is located at 416 Ontario Avenue.  
2. The property consists of the entirety of Lot 4 and the south half of Lot 5 of Block 58 

of the Park City Survey.  
3. The property is within the Historic Residential-1 (HR-1) Zoning District. 
4. There is an existing non-historic single-family dwelling currently on the site. 
5. The house on site was originally constructed in 1904. 



6. On October 5, 2016, the Historic Preservation Board denied a Determination of 
Significance for the house on this property. 

7. On October 9, 2018, the City received a complete Plat Amendment application for 
the Frandsen Plat Amendment. 

8. A Historic District Design Review will be required for any proposed construction on 
this lot.  

9. Along the west side of the lot, a wood deck encroaches up to 8 feet into the ROW. 
10. Along the west side of the lot, a stairway encroaches up to 10 feet into the ROW. 
11. Along the west side of the lot, a railroad retaining wall encroaches up to 12.5 feet 

into the ROW.  
12. The existing house is a legal non-complying structure on this lot since it was 

constructed before the existing lot requirements.  
13. The proposed lot is 2,812 square feet in size. 
14. The proposed lot meets the minimum lot size of 1,875 square feet. 
15. The proposed lot is 37.5 feet wide and meets the minimum lot width of 25 feet. 
16. The maximum allowed Building Footprint is 1,200.5 square feet. 
17. The existing Building Footprint is approximately 985.2 square feet. 
18. The maximum Building Height is 27 feet from Existing Grade. The existing structure 

is approximately 25 feet from Existing Grade. 
19. The front Setback is 6.5 feet and does not comply with the 10 feet requirement.  
20. The rear Setback is 30 feet and complies with the 10 feet requirement.  
21. The north side Setback is 6 feet, and complies with the 3 feet requirement and the 

south side Setback is approximately 6 inches which does not comply with the 3 feet 
requirement. 

22. A Steep Slope Conditional Use Permit will be required for any construction in excess 
of 200 square feet on slopes greater than 30 percent. 

23. A Historic District Design Review application is required for any new construction 
proposed at the existing site. 

 
Conclusions of Law: 
1. There is good cause for this Plat Amendment. 
2. The Plat Amendment is consistent with the Park City Land Management Code and 

applicable State law regarding lot combinations. 
3. Neither the public nor any person will be materially injured by the proposed Plat 

Amendment. 
4. Approval of the Plat Amendment, subject to the conditions stated below, does not 

adversely affect the health, safety and welfare of the citizens of Park City. 
 
Conditions of Approval: 
1. The City Planner, City Attorney, and City Engineer will review and approve the final 

form and content of the plat for compliance with State law, the Land Management 
Code, and the conditions of approval, prior to recordation of the plat. 

2. The applicant will record the plat at the County within one year from the date of City 
Council approval.  If recordation has not occurred within one (1) years’ time, this 
approval for the plat will be void, unless a request for an extension is made in writing 
prior to the expiration and an extension is granted by the City Council. 



3. Residential fire sprinklers will be required for all new construction per requirements 
of the Chief Building Official. 

4. A 10 foot wide public snow storage easement will be required along Ontario Avenue. 
5. The site has a wooden deck, stairway, and railroad retaining wall located in the City 

Right-of-Way (ROW) along Ontario Avenue. The applicant shall either remove the 
wooden deck, stairway, and railroad retaining wall located on the City ROW along 
Ontario Avenue or work with the City Engineer to assure that these improvements 
are authorized in the form of an ROW encroachment agreement.  

6. Nothing in this approval of the Plat Amendment grants or dedicates or approves the 
ROW encroachment area for parking for exclusive use of the applicant.  On-site 
parking must be provided for all new construction.  

7. Compliance with off-street parking requirements is required prior to the issuance of 
any building permit for an addition or new construction.  

 
SECTION 2. EFFECTIVE DATE. This Ordinance shall take effect upon publication. 
 
 
PASSED AND ADOPTED this 8th day of January, 2019. 
 
 

PARK CITY MUNICIPAL CORPORATION 
      
 
________________________________ 
MAYOR 

 
 
ATTEST: 
   
 
____________________________________ 
City Recorder 
 
 
 
APPROVED AS TO FORM: 
 
 
________________________________ 
City Attorney 
 
 
Attachment 1 – Proposed Plat 


