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Summary Recommendation 
Staff recommends that the Planning Commission review the proposed Conditional Use 
Permit for 445 King Road in the Estate (E) Zoning District, conduct a Public Hearing, 
and consider approving the Conditional Use Permit for 445 King Road according to the 
Findings of Facts, Conclusions of Law, and Conditions of Approval as outlined in this 
report.  
 
Description 
Applicant: Patrick J. Sweeney 
Location: 445 King Road 
Zoning District: Estate (E) 
Adjacent Land Uses: Residential and Recreation Open Space 
Reason for Review: The Planning Commission reviews and approves Conditional 

Use Permit Applications 
 
Proposal 
The Applicant is requesting that the Planning Commission review their proposal for a 
new Single Family Dwelling at 445 King Road. The new Single Family Dwelling site is 
labelled as the “Main House” according to the Treasure Hill Subdivision Phase 3 First 
Amended Plat and will be referenced as such herein. Per the Plat for this Site (Note 12), 
final house design shall be reviewed under the Conditional Use Permit (CUP) process. 
The proposal is in accordance with the Plat and Sweeney Properties Master Planned 
Development (Sweeney Properties Master Plan – SPMP). This Site is located in the 
Estate (E) Zoning District. 
 
Zoning District 
445 King Road is located in the Estate (E) Zoning District. The purpose of the E District 
is to: 

A. allow very low density, environmentally sensitive residential Development which:  
1. preserves ridge tops, meadows, and visible hillsides,  
2. preserves large, cohesive, unbroken Areas of Open Space and 

undeveloped land, 
3. preserves and incorporates wetlands, drainage ways, and intermittent 

streams as amenities of Development, 
4. mitigates geologic and flood hazards, 
5. protects views along the City’s entry corridors, and  
6. decreases fire risk by keeping Development out of sensitive wild land 



interface Areas. 
B. incorporate pedestrian trail linkages between and through neighborhoods; and 
C. encourage comprehensive, efficient, Compatible Development which results in 

distinct and cohesive neighborhoods through Application of the Sensitive Lands 
Ordinance. 

 
Background 
The CUP Application was deemed complete on December 11, 2019. Per Summit 
County’s records, this Site is Lot 8 of the Treasure Hill Subdivision Phase 3 First 
Amended Plat. Currently, the Site has an existing 1,500 square foot (Footprint) 
Structure being utilized as the “Main House” on the property. This was built with the 
intention that it would become a Guest House at a later date and a larger “Main House” 
would be built, in accordance with the Plat. A timeline of past Land Use and 
Development Activity is below. 
 
Site Timeline 
October 16, 1986 – Sweeney Master Planned Development (also known as Sweeney 
Properties Master Plan) was approved by the City.  
 
July 31, 2003 – City Council approved a Zone Change for this Site from Recreational 
Open Space (ROS) to Estate (E). This was per Ordinance 03-36 (see Exhibit E). 
 
July 31, 2003 – City Council approved a Subdivision Plat to create one Lot of record for 
this 11.9 acre Site. A six month Extension for this Application was approved by City 
Council on August 12, 2004. The Plat was subsequently recorded. This was per 
Ordinance 03-37 (see Exhibit F). 
 
June 22, 2005 – A Conditional Use Permit was approved by the Planning Commission 
for construction of a Single Family Dwelling on this Site in accordance with the Sweeney 
Properties Master Plan. This approval had an expiration date of one year and has 
expired. No Building Permit was ever issued. 
 
May 13, 2009 – Planning Commission approved a Conditional Use Permit for 
construction of a small Single Family Dwelling and detached garage with a carport. 
Condition of Approval 9 states that any future Dwelling on the Lot requires a separate 
Conditional Use Permit. The small Single Family Dwelling has a Footprint of 1,500 
square feet and was considered to be the “Main House” at the time, but the intention – 
as stated by the Applicant – was to construct a larger “Main House” at a later date. The 
existing “Main House” will now be considered the Guest House, per the Plat and the 
Guest House definition in LMC 15-15-1, and the Applicant is now applying to construct a 
larger “Main House.”  
 
May 28, 2009 – A Subdivision Plat Amendment for this Site was approved by City 
Council. The Plat was recorded as Entry Number 00883780 with Summit County 
(Exhibit B).  
 

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


December 17, 2009 – A Building Permit was issued for a 1,500 square foot Single 
Family Dwelling at this Site (at the time was considered a “Main House”, with the 
intention that it would become a Guest House at a later date), and was subsequently 
built.  
 
To date, the existing Structure on the Site has been utilized by the Applicant as the 
“Main House”. The current Application now seeks approval for a larger “Main House” 
with the existing Structure to be used as a Guest House.  Reference to this Structure is 
noted in Plat Note 1(f). See images below titled Existing Structures and Existing Site for 
reference to the current built Structure(s) configuration and how the proposed 
Development location relates to the overall Site conditions.  
 

 
Existing Structures – Google Maps 
 



 
Existing Site – Park City ArcGIS Map 
 

February 12, 2020 – Planning Commission continued this item to the March 25, 2020 
Planning Commission meeting, in order to give staff time to review new plans submitted 
by the Applicant. The Future Phase 3 Addition was discussed to offer clarification on 
why and how that will be reviewed as an Administrative Conditional Use Permit. See 
Analysis section of this report (Review of Potential “Future Phase 3 Addition” sub-
section) regarding that Addition. No concerns or amendments to the proposed 
Conditions of Approval were proposed. See meeting minutes linked here, beginning on 
page 17.  
 
March 25, 2020 –Planning Commission meeting was cancelled and items were noticed 
as being rescheduled to the April 22, 2020 meeting. 
 
Analysis 

A Conditional Use is defined in Land Management Code (LMC) 15-15-1 as a land Use 
that, because of its unique characteristics or potential impact, is allowed only if certain 
measures are taken to mitigate or eliminate the potential impacts. The Land 
Management Code requires the Planning Commission to review certain criteria when 
considering whether or not a proposed Conditional Use mitigates impacts. LMC 15-1-
10(E). The criteria are outlined below, which include staff’s analysis.  
 
1. Size and location of the Site.  
No unmitigated impacts 
The proposed Structure will be a Single-Family Dwelling for the “Main House” on an 

https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_023551b2752c67e4133c3facf9b0fc13.pdf&view=1
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
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-1-10_Conditional_Use_Review_Process


11.9 acre parcel. This Site is of a substantial size, especially compared to the nearby 
Historic Districts’ Lots to the east that allow Lots as small as 1,875 square feet (.04 
acre). The size of the Lot and its location on the hillside allows for the proposed 
Structure to be physically and visually buffered from the adjacent Historic District 
neighborhoods. See image below titled Cross-canyon View of Site. The adjacent Lots to 
the south and west are within the Estate Zone, which requires a minimum Lot size of 3 
acres per Dwelling Unit, and the adjacent 555 King Road Site is 55.9 acres (within the 
Estate Zone – see Exhibit B Sheet C1.0). 445 King Road’s size is not only compatible 
with the adjacent Estate parcel’s size, but the Site’s size limits the impact that a large 
Structure would have on the Historic District’s smaller Structures and Lots through 
natural vegetation, a visual buffer of the hillside, and distance. The nearest adjacent 
residence is 853 feet away, as measured. 
 
2. Traffic considerations including capacity of the existing Streets in the Area.  
No unmitigated impacts  
The Site is accessed off of King Road. In the fall of 2019, the Applicant upgraded a 
portion of King Road to be 16’ wide paved asphalt, with 2’ on either side of compacted 
gravel. This was done to improve Fire Department and emergency vehicle access, as 
prior to this it was a substandard road. This was approved through Building Permit BD-
19-27208. This portion of the road is shown in the image below between the two red 
lines (indicated by arrows marked “Pave King Road”).  
 

 
 
The Applicant has an Access Easement Agreement (recorded with Summit County as 



document number 00658445) that lays out the parties responsible for the use and 
maintenance of the public and private portions of King Road. Any traffic increase to this 
Site will be minor, as the proposed development is a Single Family Dwelling (i.e. “Main 
House”) and the existing Structure may only be used as a caretaker or Guest House. 
The Lot may not be further subdivided per Plat Note 12. 
 
3. Utility capacity, including Storm Water run-off. 
Potential impact mitigated through Conditional Use Permit Conditions of 
Approval 
All utilities to the Site were installed during construction of the existing 1,500 square foot 
house. The Site has a booster pump installed for the drinking water, which was 
approved and previously regulated by the Division of Drinking Water. Any update to the 
system and/or increase in demand would need their review and approval, and Park City 
Public Utilities requests they be included in the review and approval process with the 
Division of Drinking Water. See Exhibit D for Memorandum regarding the Site’s utilities. 
Maintenance and replacement of this system is the responsibility of the current or future 
Property owner. This is addressed in Condition of Approval 7. The Park City Fire District 
will need to review and approve the new development demands on the current system, 
at the Building Permit phase, to determine if the new development demands on the 
current system will be sufficient for fire flow and that the current backup systems are 
adequate. 
 
4. Emergency vehicle Access.  
No unmitigated impacts 
See item 2 above, as that addresses the upgrades to King Road for emergency vehicle 
access. 
 
5. Location and amount of off-Street parking.  
No unmitigated impacts 
Two (2) parking spaces are required for the proposed “Main House” (i.e. Single Family 
Dwelling - up to the first six [6] bedrooms) and one (1) space is required for the existing 
Guest House Structure, per LMC 15-3-6(A). The Application is in compliance with these 
parking requirements. See Exhibit B Sheet CU-103. This project proposes more than 
ample parking, as there are at least four (4) covered Parking Spaces (two [2] side-by-
side and two [2] tandem, with extra garage space) within the existing and proposed 
Garage, one (1) carport, and a paved, uncovered parking area between the existing 
Structure and the proposed Structure. The proposed Structure has three (3) bedrooms 
proposed, so no extra parking spaces are required other than what has been proposed.  
 
6. Internal vehicular and pedestrian circulation system.  
Condition of Approval Recommended  
Vehicle Circulation: King Road is predominantly a steep and narrow street, and likely 
the simplest form of access to the Site would be by vehicle. The Site circulation is vast, 
as there is private driveway leading from King Road to a circular driveway adjacent to 
the “Building Zone”, ideal for turning vehicles. The “Building Zone” and Building Area 
Zone terms are noted in Plat Note 3, and are similar to Building Envelope, per the 

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-3-6_Parking_Ratio_Requirements_For_Specific_Land_Use_Categories


definition in LMC 15-15-1. Plat Note 3 states this area includes “Improvements, 
including fences and formal landscaping (unless otherwise permitted under easements 
or agreements of record or as shown on this Plat or as consistent with construction 
drawings approved by the Park City Municipal Corporation (“City”) for the driveway and 
utilities (“Drawings”) shall be limited to the “Building Zone” noted on this Plat.” Vehicle 
circulation to the Site is via King Road which has sufficient capacity for the proposed 
“Main House”.  The Applicant is requesting that the driveway be restricted to what is 
proposed in the plans (i.e. not allowed to change locations and further disrupt the Site, 
adjacent to the existing fire hydrant). See Condition of Approval 10.  
 
Pedestrian Circulation: Although a portion of the road has been widened by the 
Applicant, it is likely not an ideal road for pedestrians as it is steep and does not have 
sidewalks. Once on the Site there are multiple ski runs and recreation trails within 
walking distance. Ski and pedestrian easements exist on this Property, per the 
Sweeney Properties Master Plan. See Plat Note 10.  No changes to trails or easements 
are proposed with this Application.  
 
7. Fencing, Screening, and landscaping to separate the Use from adjoining Uses. 
Condition of Approval Recommended  
No Fencing is proposed at this time. Landscaping is proposed to be native grasses to 
blend in with existing vegetation. See Exhibit B Sheet CU-101.  The Applicant is 
requesting that the driveway be restricted to what is proposed in the plans (i.e. not 
allowed to change locations and further disrupt the Site, adjacent to the existing fire 
hydrant) and a low demarcation wall be required on the Site to not allow for further 
landscaping disturbance from development, expansion of driveway, and similar 
activities in the future. See fire hydrant and wall highlighted in yellow below in image 
from Exhibit B Sheet CU-101, titled Stone Wall – Zoomed in Site Plan.  See Condition of 
Approval 10. The landscaping that exists is meant to maintain a visual barrier of this 
Site’s “Main House” and assist in mitigating its visual impact. Per Plat Note 2 Park City 
Municipal Corporation can determine if more vegetation is necessary. 
 
 

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


  
Stone Wall – Zoomed in Site Plan 

 
The Applicant also currently practices landscaping techniques that are recognized 
industry-wide in order to have a “firewise” property, and is proposing to continue that 
practice, per Exhibit A. Staff finds that as this Site is on a highly vegetated hillside, 
allowing “firewise” landscaping, as shown on the plans, outside of the “Building Zone” is 
permissible to protect the Structures (“Main House” and Guest House) should a wildfire 
occur. Per Plat Note 2, the Structures must be shielded from the view of the Historic 
District, through the maintenance of existing vegetation. A Water-wise and “firewise” 
landscape plan will be required at the time of the Building Permit submittal, and shall 
only disturb within the area shown on the plans reviewed by the Planning Commission 
on April 22, 2020. See Exhibit B Sheet CU-101 Site Plan for this area shown with red 
outline. Plat Note 4 restricts temporary Construction disturbance, that must be 
revegetated with native vegetation, to 20’ outside of the Building Zone. This will need to 
occur at the Building Permit phase. This is not to be confused with the “firewise” 
landscaping area that staff has found to be appropriate (noted above) per the vegetation 
conditions and potential wildfire risk for this Site, but to put parameters around the 
allowable disturbance that may occur during Construction.  
 
Additional landscaping may be required post-construction after review by the City 
Forestry Manager. A landscape plan will need to be reviewed prior to the issuance of a 
Building Permit. See Condition of Approval 4. 
 
8. Building mass, bulk, and orientation, and the location of Buildings on the Site; 
including orientation to Buildings on adjoining Lots. 
Potential impact mitigated through Conditional Use Permit Conditions of 



Approval and Existing Plat Requirements 
The proposal is for a “Main House” Structure, with a large portion of the first floor below 
Existing Grade. As proposed, per the architect on the project, the total square footage 
for the “Main House” is 7,925. This is including the interior square footage of all three 
levels of the “Main House”. This calculation is just informational as, per the Plat, the 
restriction on the “Main House’s” size is measured by the Building Footprint.  Per Plat 
Note 1, the “Main House” will have a maximum Footprint of 3,500 square feet. It states 
“The following shall not count toward the Footprint calculations: 

1) Deck which is open on at least two sides, but which may have railings as 
required, covered or uncovered, and that does not have above-existing-natural-
grade or living space located below or above it; 

2) Exterior walkways; 
3) Exterior stairs; 
4) Driveway; and 
5) That portion of any Garage, carport, mechanical space, or living space that is 

located below existing Natural Grade and which has landscaping or deck (as 
provided in 1(a)) located above it. 

6) The Footprint for up to fifteen hundred (1,500) square feet for an additional 
attached or detached residence, further provided such residential space is used 
for only a caretaker’s house or guest house...”  

 
The applicable Building Footprint for the “Main House” is 2,617 square feet, as 
measured, which is allowed per Plat Note 1. See Exhibit B Sheet CU-102 for Footprint 
Area Analysis. The applicable Footprint areas are marked with green dashed lines. This 
includes the proposed Phase 2 Addition (1,873 square feet), Phase 2 Extension (546 
square feet), and Garage (198 square feet, non-exempt portion per Plat Note 1). Staff 
proposes that the possible “Future Phase 3 Addition” as shown on Exhibit B Sheet CU-
101 Site Plan be reviewed and approved via an Administrative Conditional Use Permit, 
per Condition of Approval 3. At this time, the Applicant is requesting only the “Main 
House” (2,617 square feet of Footprint proposed), with a possible “Future Phase 3 
Addition” that may utilize the remaining Footprint square footage (maximum of 883 
square feet, per Plat Note 1 and the proposed plans in Exhibit B). As this is a small 
portion of the allowed “Main House” Footprint and at this time considered a possible 
addition, staff finds this can be done administratively at a future date. See Condition of 
Approval 3 regarding materials review for the “Main House”. 
 
This “Main House” will be located behind a cluster of aspen trees. Per Plat Note 2, the 
Planning Department may require additional vegetation screening for the Structure(s). 
See image below from McHenry Street, titled Cross-canyon View of Site, showing the 
Site (labelled in red as “Lot 8”). This image shows the existing Structure (to be the 
Guest House) and the shielding that its location on the hillside and existing vegetation 
provide. 
 



 
Cross-canyon View of Site 
 

The image below titled Proposed Structure and Potential Vegetation Locations shows 
the proposed “Main House”, Guest House, and possible new vegetation (green 
triangles) that can be added to minimize the visual impact of the “Main House”. 
 

 
Proposed Structure and Potential Vegetation Location 
 
Per Plat Note 5, the maximum height of the “Main House” may be twenty-five feet (25’) 
from existing grade for roof ridges/roof elements that are parallel from Existing Grade 
and thirty feet (30’) for roof ridges/roof elements that are perpendicular from Existing 
Grade. Any roof ridges above twenty five feet (25’) in height that are oriented 



perpendicular to Existing Grade may make up to twenty percent (20%) of the roof plan. 
See Exhibit B Sheet CU-102 for height analysis showing that ten percent (10%) of the 
perpendicular roof heights exceed twenty five feet (25’) in height (marked as red dashed 
areas on Sheet CU-102 - Building Height Analysis). Per Plat Note 6, the design of the 
“Main House” is broken up into multiple masses, which allows for variation in roof 
heights and wall faces, with the largest massing element (Phase 2 Addition) having a 
footprint of 1,873 square feet. The maximum footprint a massing element – 
disconnected or connected – may have, per Plat Note 6, is 2,000. The entire “Main 
House” Building Footprint shall not exceed 3,500 square feet, per the Plat. 
 
9. Usable Open Space.  
Condition of Approval Recommended  
The proposed Use does not significantly change the Site’s Open Space. The “Building 
Zone” for the Lot is 29,084 square feet on an 11.9 acre (518,364 square feet) Lot, per 
the Plat. The proposed Building Footprint, not including the exclusions of Plat Note 1, is 
2,617 square feet. No disturbances are permitted outside of the “Building Zone” shown 
on the Plat, unless it is a driveway improvement or an approved utility. The proposed 
driveway expansion allows for access to the proposed Structure and vehicle circulation, 
and the adjacent walls prevent further expansion of said driveway area, per Condition of 
Approval 10. 
 
10. Signs and lighting. 
No unmitigated impacts 
No signs are proposed. The lighting must conform to Building and Land Management 
Code standards at the time of Application(s). The Plat for this Site also requires that 
lighting on the Lot including the interior and exterior of all Structures be shielded from 
direct view from all viewpoints within the City Limits with the exception of Seasonal 
Lighting, per Plat Note 11. This will be reviewed at the time of Building Permit. 
 
11. Physical design and Compatibility with surrounding Structures in mass, scale, 
style, design, and architectural detailing.  
Condition of Approval Recommended  
This Site is adjacent to the Historic District, and is required to abide by the Historic 
District Design Guidelines of LMC 15-13 Design Guidelines For Historic Districts and 
Historic Sites, per the SPMP. This was reviewed by the Planning Department’s Design 
Review Team and was found to substantially comply with LMC 15-13-8. One aspect to 
note from this review was that although the “Main House” is predominantly sided with 
corrugated metal, per Exhibit B Sheet CU-104, this is appropriate in regard to the 
massing of this Structure. Typically in the Historic District, homes were of a small scale 
and had wood siding. As this Structure is permitted to be of a larger size, per Plat Note 
1, it reads as more of a commercial Structure that would have been seen historically. 
These types of Structures may have had metal siding, and therefore this is in 
substantial compliance with the intention of the Historic District Design Guidelines. The 
Building Zone is also not typical to the street fronting homes seen in the Historic District, 
and as such the “Main House” materials won’t have a negative impact on surrounding 
Structures.  

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=15-13-8_Design_Guidelines_For_New_Residential_Infill_Construction_In_Historic_Districts


Per the Design Review Team’s comments, there are no immediate surrounding 
Structures near this property to evaluate the compatibility. However, historically this 
hillside and surrounding areas were identified by the low-density, large, scattered 
industrial-type buildings with no residential style structures in the vicinity. As the Use of 
this project is residential, and the massing and scale comply with the required plat note, 
allowing this residential structure to portray a more industrial style of architecture as 
opposed to the primarily wood-sided small houses in the Historic Residential districts 
complies with the intent of not replicating structures that never existed in Park City, as 
well as not creating an architectural language that would have never been seen 
historically in this area. 
 
See Condition of Approval 3 regarding materials review for the “Main House”, as this will 
allow staff to determine if proposed materials are compatible with surrounding 
Structures. The Site is shielded by vegetation and distance from other Sites, so the 
Structure’s design will have minimal impact on surrounding Sites.  
 
12. Noise, vibration, odors, steam, or other mechanical factors that might affect 
people and Property Off-Site. 
No unmitigated impacts 
No noise, vibration, odors, steam, or mechanical factors that might affect people and 
Property are anticipated. The vegetation and distance from other properties should 
shield these potential effects from other Sites. 
 
13. Control of delivery and service vehicles, loading and unloading zones, and 
Screening of trash and recycling pickup Areas. 
No unmitigated impacts 
Residential trash pickup is contracted by the Applicant with a private company and this 
is noted in Condition of Approval 8. Currently, the Applicant uses a dumpster on the 
Site, which is swapped out every eight (8) weeks. It is likely the new Dwelling will 
increase the frequency at which the dumpster is replaced, but staff finds that it likely 
won’t have a significant impact on surrounding Sites. The dumpster is located within the 
“Building Zone” and is not visible from neighboring Sites. The loading and unloading of 
said dumpster occurs within the “Building Zone”.   
 
14. Expected ownership and management of the project as primary residences, 
Condominiums, time interval Ownership, Nightly Rental, or commercial 
tenancies, how the form of Ownership affects taxing entities. 
No unmitigated impacts 
At this time, the Single-Family Dwelling will be the primary residence of the Applicant. 
Per the project description in Exhibit A, the Applicant has proposed a restriction be 
recorded against the Property which will limit driveway access to one point and restrict 
further expansion and relocation. See Condition of Approval 10. The Lot cannot be 
further subdivided, per Plat Note 12. Nightly Rentals are an allowed Use in the Estate 
Zoning District, should the current or future owner decide to utilize the Property in this 
way. Per LMC 15-4-6, Guest Houses may not be sold or leased separate – including 
Nightly Rentals – from the “Main House”. See Condition of Approval 12. 

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-4-6_Guest_Houses


 
15. Within and adjoining the Site, Environmentally Sensitive Lands, Physical Mine 
Hazards, Historic Mine Waste and Park City Soils Ordinance, Steep Slopes, and 
appropriateness of the proposed Structure to the existing topography of the Site.  
No unmitigated impacts 
Grading and slope retention must be approved prior to issuance of a Building Permit. 
This Site and the adjoining Sites are not within the Soil Ordinance boundary, but are 
within the Sensitive Lands Overlay (SLO). Staff finds that this proposal is in substantial 
compliance with LMC 15-2.21, as the size of the “Building Zone” is six percent (6%) of 
the overall Property Area, with the rest remaining as Open Space. The location of the 
“Building Zone” was approved in the 2004 Plat Amendment and is in a location with 
minimal impact on the Slope and Ridge Line of the Site, overall hillside, and adjacent 
properties and neighborhoods. The height limitations on the Plat (Plat Note 5) were put 
into place, along with massing limitations (Plat Note 6) and vegetation screening (Plat 
Note 2), in order to preserve the view of the Ridge Line from surrounding Sites. There 
are no wetlands or streams on the Site.  
 
As there is virtually no development allowed outside of the “Building Zone” (see item 9 
regarding driveway and utilities), disturbance to wildlife habitat areas would be minimal. 
This Site includes – and/or is surrounded by – trails and ski runs that allow for human 
activity all year long, and can be used heavily depending on the season, so impact on 
wildlife would not be greatly varied by the addition of a main Dwelling. The Site is 
already utilized by the Property owner and accessible by members of the public. The 
“Building Zone” does not have environmentally sensitive lands.  
  
16. Reviewed for consistency with the goals and objectives of the Park City 
General Plan; however such review for consistency shall not alone be binding.  
Condition of Approval Recommended  
Goal 6 of the General Plan, Natural Setting, is to implement climate adaptation 
strategies to enhance the City’s resilience to the future impact of Climate Change. 
Wildfire probability is increased with a lack of moisture, and as Climate Change has 
affected the snow fall and amount of moisture in Park City, preparing for a possible fire 
is a key measure community members can take to limit Structure and properties from 
burning. The Applicant has incorporated “firewise” techniques on the Property to 
minimize the impact of a potential wildfire to the Structure and Site. Condition of 
Approval 4 will help to mitigate impacts of future landscaping. 
 
Goal 9 of the General Plan, Parks & Recreation, is to continue to provide unparalleled 
parks and recreation opportunities for residents and visitors. Objective 9A includes 
maintaining local recreation opportunities. This Site’s development allows for continued 
public use of trails on the Property, with minimal impact from the built Structures and 
Use. 
 
Review of Potential “Future Phase 3 Addition” 
Although the current proposed design complies with the height, massing, and visibility 
requirements, the Building Permit for this Structure must also comply with the Land 

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-2.21_Sensitive_Land_Overlay_Zone_(SLO)_Regulations


Management Code in effect at the time of Application. Pertaining to item 11 above 
regarding a proposed Administrative Conditional Use review, and regarding Plat Note 
12 that states that final house design will be reviewed under the Conditional Use 
process in accordance with the SPMP, staff finds that the proposal has a significant 
portion of the “Main House” shown, with a possible addition in the future (see Exhibit B 
Sheet CU-101 Site Plan showing red dashed “Future Phase 3 Addition”). The Applicant 
has proposed the “Main House”, as shown in Exhibit B, as being a total of 2,617 square 
feet (per Plat Note 1’s exemptions) with 883 square feet of Footprint remaining. As that 
addition is a fraction of the house size and the proposal outlines the greater design of 
the Structure, staff finds that possible “Future Phase 3 Addition” can be reviewed 
administratively. See Condition of Approval 3. This addition’s (to the “Main House”) 
Footprint may be up to 883 square feet, per Plat Note 1, as the plans are proposed. 
Staff has determined that the plans meet the requirements of the Plat, specifically Plat 
Note 12 that states the Final House Design shall be reviewed under the Conditional Use 
process.  
 
CUP Expiration Date 
Per LMC 15-1-10(G), Conditional Use Permits expire one (1) year from the date of 
Planning Commission approval, unless otherwise indicated. The Applicant is requesting 
that the CUP have an expiration date of five (5) years from approval, as it is possible the 
proposed “Main House” will not be built within the next few years or that the Applicant 
will sell the property. The Applicant is also proposing additional ways to restrict the 
property from further development. These restrictions are shown in Condition of 
Approval 10 (i.e. no changes to the driveway be permitted, and maintenance of a visual 
buffer between the “Main House” and adjacent properties). Staff finds that these 
restrictions are beneficial for minimizing the impacts of the proposed “Main House” on 
the natural environment of the Site and on adjacent properties and neighborhoods.  Due 
to the nature and location of the Site being shielded from the Historic District and a large 
distance from adjacent properties – and that the “Main House” will need to abide by the 
SPMP and Plat, and the Land Management Code in effect at the time of Building Permit 
Application – staff recommends allowance of a five (5) year expiration of this 
Conditional Use Permit. This will vest development on the Site and limit further 
Development of built Structures. As this timeframe is already extending the typical one 
(1) year expiration period, per LMC 15-1-10(G), staff recommends a Conditions of 
Approval stating that extensions not be granted for this Permit. See Condition of 
Approval 2.  
 
Department Review 
The Applicant’s proposal has gone through an interdepartmental review. Comments 
received have been added into this report. 
 
Notice 
Notice was posted, and a courtesy notice was mailed to Property owners within 300’ of 
the Property, on January 29, 2020. Notice was published in the Park Record, City 
website, and the Utah Public Notice website on January 29, 2020.  
 

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


Public Input 
No public input was received prior to the issuance of this Staff Report. 
 
Alternatives 
1. The Planning Commission may approve the Conditional Use Permit for the 445 King 
Road Conditional Use Permit, as conditioned; or 
2. The Planning Commission may continue the discussion on the Conditional Use 
Permit for the 445 King Road and direct staff to conduct further research and analysis; 
or  
3. The Planning Commission may deny the Conditional Use Permit for the 445 King 
Road and direct staff to make findings for this decision.  
 
Recommendation 
Staff recommends that the Planning Commission review the proposed Conditional Use 
Permit for 445 King Road in the Estate District, conduct a public hearing, and consider 
approving the Conditional Use Permit for 445 King Road according to the Findings of 
Facts, Conclusions of Law, and Conditions of Approval as outlined below: 
 
Findings of Fact 
1. The Property is located at 445 King Road, Summit County Parcel Number  

THILL-3-8-1AM, and is within the Estate (E) Zoning District. 
2. The Property is located on Lot 8 of the Treasure Hill Subdivision, Phase 3. 
3. Per Plat Note 12, final house design shall be reviewed under the Conditional Use 

Permit process. Plat Note 1 lists this as the “Main House.” This “Main House” is 
considered a Single Family Dwelling per the definition in LMC 15-15-1. The new 
Single Family Dwelling site is labelled as the “Main House” according to the 
Treasure Hill Subdivision Phase 3 First Amended Plat and will be referenced as 
such herein. 

4. The proposed “Main House”, a 7,925 square foot residence, is located on a 11.9 
acre parcel.  

5. The City approved the Sweeney Master Planned Development on October 16, 1986. 
The Sweeney Master Plan Approval identifies miscellaneous Properties including, 
“…a third lot to be situated up on top of Treasure Mountain (possible future access 
predicated on United Park City Mines Company’s plans for development off of King 
Road). Development would be restricted to single-family homes with no greater than 
3,500 square foot Footprints and maximum Building heights of 25 feet.” Final house 
designs are required to be reviewed as Conditional Use Permits in accordance with 
the Sweeney Properties Master Plan. 

6. On July 31, 2013, the City Council approved a Subdivision Plat to create one (1) Lot 
of record for this 11.9 acre Site. On this same date, Council approved a Zone 
Change for this Site to be changed from Recreation Open Space (ROS) to the 
Estate (E) Zoning District.  

7. The CUP Application was deemed complete on December 11, 2019.  
8. The Application meets the requirements of LMC 15-1-10(E), regarding the 

Conditional Use Review Process.  
9. Per LMC 15-1-10(E)(1), there are no unmitigated impacts of the Site size and 

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


location as the Site’s size and location are not changing.  
10. Per LMC 15-1-10(E)(2), there are no unmitigated impacts regarding the traffic 

considerations including capacity of the existing Streets in the Area. In the fall of 
2019, the Applicant upgraded a portion of King Road to 16’ wide asphalt paving, with 
2’ on either side of compacted gravel to allow for Fire Department Access. This 
allows for sufficient emergency vehicle access on King Road. This Conditional Use 
Permit will not alter the required emergency vehicle access.  

11. Per LMC 15-1-10(E)(3), there are potential impacts to the utility capacity, including 
storm water run-off. 445 King Road is currently used as a private residence and the 
addition of the “Main House” will not significantly change overall utility capacity and 
storm water run-off. See Condition of Approval 7 for drinking water booster pump 
requirements if updates to this system are proposed. 

12. Per LMC 15-1-10(E)(4), there are no unmitigated impacts to emergency vehicle 
Access.  

13. Per LMC 15-1-10(E)(5), there are no unmitigated impacts to the location and amount 
of Off-Street parking. Pursuant to LMC 15-3-6(A), three (3) parking spaces are 
required for this Site – two (2) for the Single-Family Dwelling and one (1) for the 
Guest House. This proposal meets these requirements. There is an enclosed 
Garage with two (2) side-by-side parking spaces and at least two (2) tandem parking 
spaces; and a carport with one (1) parking space.  

14. Per LMC 15-1-10(E)(6), there are impacts to the internal vehicular and pedestrian 
circulation system. There is ample vehicular circulation on the Site, with a private 
driveway that leads from King Road to the “Building Zone”. There is also a circular 
parking area that can be used as a turning point for vehicles. As this area is 
expanding, but staff finds it acceptable per the proposed “Main House” location, 
Condition of Approval 10 will mitigate further expansion of driveway area. The 
Property includes trail easements for public access, per the Plat. 

15. Per LMC 15-1-10(E)(7), there are no unmitigated impacts to the Fencing, but 
Screening and Landscaping to separate the Use from the adjoining Uses are 
proposed to be affected. No Fencing is proposed at this time. Landscaping is 
proposed to be native grasses to blend in with existing vegetation. The Applicant is 
requesting that the driveway be restricted to what is proposed in the plans (i.e. not 
allowed to change locations and further disrupt the Site, adjacent to the existing fire 
hydrant) and a low demarcation wall be required on the Site to not allow for further 
landscaping disturbance from development, expansion of driveway, and similar 
activities in the future. See Conditions of Approval 4 and 10. 

16. Per LMC 15-1-10(E)(8), Conditions of Approval are proposed regarding impacts of 
the Building mass, bulk, and orientation, and the location of Buildings of the Site. 
The Building mass, bulk, orientation, and location are in accordance with the 
requirements of the Plat. The Plat (Notes 1, 2, 3, 5, and 6) already has restrictions 
regarding Footprint, visibility, Building Area (Zone), height, and massing to mitigate 
impacts the Building’s design would have on the Site and adjacent Structures. As 
conditioned, the proposal is in alignment with restrictions on the Plat. See Condition 
of Approval 3 for review of the future design of the “Main House”.  

17. The Building Footprint for the “Main House” can be up to 3,500 square feet with a 
Guest House of an additional 1,500 square feet, per Plat Note 1. The Building 

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-3-6_Parking_Ratio_Requirements_For_Specific_Land_Use_Categories


Footprint included in this calculation is 2,617 square feet, as measured. This 
includes the proposed Phase 2 Addition (1,873 square feet), Phase 2 Extension 
(546 square feet), and Garage (198 square feet, non-exempt portion per Plat Note 
1). A future extension of this Building’s Footprint may be up to 883 square feet, per 
Plat Note 1.  

18. The Plat states in Note 5 that “The ‘Main House’ height…shall be twenty-five (25’) 
feet for roofs and roof elements that generally are parallel to existing Natural Grade 
and thirty (30’) feet for roof ridges that are generally oriented (in the horizontal plane) 
perpendicular to existing contour lines… Such perpendicularly oriented roof portions 
located above twenty five (25) feet shall comprise less than 20 percent of the roof 
plan.” The Applicant has shown this requirement being met in Exhibit B Sheet CU-
102, including an analysis of the percentage of perpendicularly oriented roof portions 
that are above 25 feet in height. It is noted as 10% of the roof plan on that sheet. 
The Structure’s physical design is compatible with surrounding Structures. 

19. Per LMC 15-1-10(E)(9), there are no unmitigated impacts to the usable Open Space. 
The Application is for a private Parcel, although there are easements on the Site for 
public access, per Plat Note 10. Approximately 74% of the 0.11-acre parcel is 
landscape. The development of the “Main House” will not significantly impact the 
Open Space or easements on the Site. 

20. Per LMC 15-1-10(E)(10), there are no unmitigated impacts regarding Signs and 
lighting. No signs or additional lighting are proposed to be installed. 

21. Per LMC 15-1-10(E)(11), staff has proposed Conditions regarding the physical 
design and Compatibility with surrounding Structures in mass, scale, style, design, 
and architectural detailing. See Condition of Approval 3 regarding the materials and 
final detail design of the Structure. This Site is adjacent to the Historic District, and is 
required to abide by the Historic District Design Guidelines of LMC 15-13 Design 
Guidelines For Historic Districts and Historic Sites, per the SPMP. This was 
reviewed by the Planning Department’s Design Review Team and was found to 
substantially comply with LMC 15-13-8. 

22. Per LMC 15-1-10(E)(12), there are no unmitigated impacts regarding noise, 
vibration, odors, steam, or other mechanical factors that might affect people and 
Property Off-Site. No noise, vibration, odors, steam, or mechanical factors that might 
affect people and Property are anticipated.  

23. Per LMC 15-1-10(E)(13), there are no unmitigated impacts regarding control of 
deliver and service vehicles, loading and unloading zones, and Screening of trash 
and recycling pickup areas. No deliveries are anticipated. Residential trash pickup 
for the Property will be similar to the frequency it is currently at, which is about every 
8 weeks. Frequency of pick-up may increase slightly with the new Structure, but staff 
anticipates not greatly. 

24. Per LMC 15-1-10(E)(14), there are no unmitigated impact regarding the ownership 
and management of the Property. At this time, the Single-Family Dwelling will be the 
primary residence of the Applicant. The Property cannot be further subdivided per 
Plat Note 12. Per LMC 15-4-6, Guest Houses may not be sold or leased separate – 
including Nightly Rentals – from the “Main House”. 

25. Per LMC 15-1-10(E)(15), there are no unmitigated impacts regarding 
Environmentally Sensitive Lands, Physical Mine Hazards, Historic Mine Waste and 

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=15-13-8_Design_Guidelines_For_New_Residential_Infill_Construction_In_Historic_Districts
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-4-6_Guest_Houses


Park City Soils Ordinance, Steep Slopes, and appropriateness of the proposed 
Structure to the existing topography of the Site. 445 King Road is located outside of 
the Park City Soils Ordinance Zone, but is within the Sensitive Land Overlay Zone.  

26. Per LMC 15-1-10(E)(16), staff recommends that Condition of Approval 3 be added 
that allows for staff to review the “Future Phase 3 Addition” (as shown in Exhibit B 
Sheet CU-101 Site plan that depicts a red dashed Footprint of this addition) as an 
Administrative Conditional Use Permit. Per the Plat for this Site – Plat Note 12 – the 
final house design shall be reviewed under the Conditional Use process. Staff has 
determined that the plans submitted by February 27, 2020 (Exhibit B) are in 
compliance with this requirement and the future final details (phase 3 addition, 
window and door placement, proposed materials, and similar details) shall be 
reviewed through an Administrative Conditional Use Permit prior to Building Permit 
approval.  

27. Due to the nature and location of the Site being shielded from the Historic District 
and a large distance from adjacent properties, staff recommends an allowance of 
five (5) years for expiration of this Conditional Use Permit. This will vest restrictions 
on the Site to limit further Development than what is allowed per the Plat and this 
CUP, as shown in this report. Staff recommends this be the maximum timeframe for 
this Permit and no further Extensions be granted. See Condition of Approval 2. 

28. The Application was reviewed by the Planning Commission on February 12, 2020 
meeting and continued to the March 25, 2020 meeting date, which was cancelled. 
Cancelled meeting items were noticed as being rescheduled to the April 22, 2020 
meeting. 

 
Conditions of Law 
1. The proposed Application as conditioned complies with the requirements of the Land 

Management Code. 
2. The proposed Structure is compatible with surrounding Structures in Use, scale, 

mass, and circulation. 
3. The proposed Conditional Use Permit is consistent with the Park City General Plan. 
4. The Conditional Use Permit is consistent with the Sweeney Master Planned 

Development. 
5. The effects in difference in use or scale of the Conditional Use Permit have been 

mitigated through careful planning and Conditions of Approval.  
 
Conditions of Approval 
1. All standard project conditions shall apply. 
2. This Conditional Use Permit shall expire on April 22, 2025, if the Applicant or any 

future Site owner has not been issued a Building Permit by that date. As this 
timeframe is already extending the typical one (1) year expiration period, per LMC 
15-1-10(G), further extensions may not be granted for this Permit.  

3. Prior to applying for a Building Permit:  
a. Regarding the “Main House” as it is shown in Exhibit B, material samples and 

final design details must be approved by staff prior to issuance of any Building 
Permits. Construction shall be in substantial compliance with plans reviewed 
by the Planning Commission on April 22, 2020. 



b. Regarding the “Future Phase 3 Addition” that is shown in Exhibit B, the 
Applicant shall apply for and receive approval from the Planning Department 
of an Administrative Conditional Use Permit for final design of the “Main 
House”. Material samples and final design details must be approved by staff 
prior to any Building Permit issuance. Construction shall be in substantial 
compliance with plans reviewed by the Planning Commission on April 22, 
2020, regarding Footprint and location. Height shall be in compliance with 
Plat Note 5. 

4. A water efficient (Water-wise) landscape and irrigation plan shall be submitted at the 
Building Permit phase for staff’s review. This shall include information regarding 
defensible space on the Site. This plan shall abide by the Land Management Code 
at the time of submittal and will be reviewed by the Fire Marshal and Forestry 
Manager. 

5. Exterior lights shall conform to the Land Management Code at the time of Building 
Permit submittal.   

6. All Conditions of the First Amended Treasure Hill Subdivision Plat Phase 3 continue 
to apply. 

7. Any update to the drinking water booster pump system and/or increase in demand 
will require Park City Public Utilities to be included in the review and approval 
process with the Utah Division of Drinking Water. Proof of this approval will need to 
be submitted at the Building Permit phase.  

8. Grading and slope retention must be approved by the City prior to issuance of a 
Building Permit. 

9. Trash pick-up will be by private contractor. 
10. The proposed driveway Footprint shall not be expanded or changed. The stone-clad 

demarcation wall to the east of the new Structure (“Main House”) will remain onsite 
to limit Site disturbance and any further driveway expansion into the naturally 
vegetated areas.   

11. Final design of the “Main House” shall abide by the Plat, the Sweeney Property 
Master Plan, and the Land Management Code at the time of submittal. 

12. Per LMC 15-4-6, Prior to Building Permit issuance, a deed restriction “Notice to 
Purchaser” stating that the Guest House may not be sold or leased separate from 
the “Main House”, shall be recorded at the County Recorders Office. Applicant will 
include a copy of the recorded document in the Building Permit file.  
 

Exhibits 
Exhibit A – Applicant’s Statement and Project Description Documents 
Exhibit B – Plans  
Exhibit C – Treasure Hill Subdivision Phase 3 First Amended Plat 
Exhibit D – Memorandum from Park City Public Utilities, dated December 20, 2019 
Exhibit E – Ordinance 03-36 
Exhibit F – Ordinance 03-37 

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-4-6_Guest_Houses

