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MEMORANDUM 
 

To:   Alexandra Ananth, Senior Planner 

 

From:  Corey Legge, EIT, ENV-SP, Public Improvements Engineer 

 

CC:  John Robertson, PE, City Engineer 

 

Date:  May 5
th

, 2020 

 

Re: 802 Empire Avenue Drive Entrance 

             

 

The Engineering Department has reviewed the driveway exhibit for Lots 1 and 2 of the 802 

Empire Avenue Subdivision dated February 12
th

, 2020. The exhibit proposes a shared driveway 

to encroach within Empire Avenue platted unbuilt right-of-way which requires a Conditional Use 

Permit (CUP). Alternatively, if a CUP is not approved each lot of the 802 Empire Avenue 

Subdivision may be accessed from Crescent Road.  

Figure 1: Proposed Driveway from Empire Avenue over Platted-Unbuilt Empire Avenue to Lot 1 and Lot 2  
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Existing Conditions 

Crescent Road, located directly east of the proposed 802 Empire Avenue Subdivision, is a two-

way street that serves as the primary southerly access to Empire Avenue and Lowell Avenue. 

The road slopes from Empire Avenue to 8
th

 Street at a nine percent (9%) to seventeen (17%) 

grade. The road pavement width was measured to be eighteen feet (18’). The alignment of 

Crescent Road as it traverses the steep hillside includes two horizontal curves. Existing structures 

abut the roadway directly, limiting a motorist’s sight distance when navigating each horizontal 

curve. Due to the steep grade, narrow width, and limited sight distance, unrestricted two-way 

traffic is not easily accommodated. Vehicles traveling downhill generally yield to vehicles 

travelling uphill.  

 

On the west side of Crescent Road there are 3 existing driveways and one public trail access. 

There is one existing parallel off-street parking spot on the east side of the street. Due to the 

cross slope drainage, a high back curb and gutter is necessary on the eastern edge of the street. 

Unlike rolled curb and gutter, the surface width of a high back curb and gutter is not included 

when calculating the travel lane width.    

 

Pertinent to the general area of the proposed shared driveway, Empire Avenue holds an eight 

percent (8%) grade around the horseshoe bend connecting to Lowell Avenue. The cross section 

features eleven foot (11’) travel lanes and a two and a half foot (2.5’) rolled curb and gutter on 

each side of the street resulting in a corridor width of twenty seven feet (27’).  There is an 

existing gravel parking area directly at the location of the proposed shared drive. This entrance is 

southeast of Empire Avenue at the approximate point of horizontal curve. The gravel parking 

area, shown in figure 2, predates the oldest Google Earth satellite imagery from 1993.  

Figure 2: Existing gravel parking area pictured from Empire Avenue  



 

May 5, 2020  

Page 3 

   

 

 Park City Municipal Corporation ~ 445 Marsac Drive ~ P.O. Box 1480 ~ Park City, UT 84060-1480 

435/ 615-5055 (PH)   435/ 615-4906 (FAX) 

The existing gravel parking area slopes away from Empire Avenue at a measured ten and a half 

percent (10.5%) grade. The angle between the bend of Empire Avenue and the alignment of the 

gravel parking area is quite skew. A large berm exists on the western side of the existing gravel 

parking area. A motorist would find it difficult to back out of the existing gravel parking area due 

to the intersection angle coupled with the obstructed sight line.  

 

Analysis 

Comments provided from the development review committee encouraged the applicant to seek 

vehicular access to both Lots 1 and 2 of the 802 Empire Avenue Subdivision from Empire 

Avenue rather than Crescent Road.  

 

LMC 15-3-3 General Parking Area and Driveway Standards requires drives serving more than 

one Single-Family Dwelling shall provide a minimum twenty foot (20') transition Area at no 

greater than two percent (2%) Slope beginning at the back of the curb, or as otherwise approved 

by the City Engineer, in anticipation of future Street improvements. The same section of the 

Land Management Code requires driveways to not exceed fourteen percent (14%) slope.  

 

Considering the following findings:  

1. Existing gravel areas on both the north and south side of the shared concrete driveway are 

noted to be removed.  

2. The proposal allows for adequate snow storage.  

3. The intersection of the shared driveway and Empire Avenue is roughly normal which is 

an improvement compared to the existing conditions.  

4. The proposed driveway width of fifteen feet (15’) complies with the minimum 

requirement specified in LMC 15-3-3 (H).  

5. The proposed driveway is spaced approximately thirty three feet (33’) from the nearest 

existing driveway and approximately one hundred twenty two feet (122’) from the 

intersection of Empire Avenue and Crescent Road.  

6. The maximum slope of the drive is shown to be twelve percent (12%).  

 

Based on the facts listed above, and the noted difficulties from an alternative access off Crescent 

Road outlined in the existing conditions section of this memorandum, the Engineering 

Department approves a slope greater than two percent (2%) within the transition area noted in 

the LMC 15-3-3 General Parking Area and Driveway Standards.  

 

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-3_Off-Street_Parking
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-3-3_General_Parking_Area_And_Driveway_Standards
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-3_Off-Street_Parking
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Conclusions/Recommendations 

The Engineering Department is supportive of a shared driveway within the platted unbuilt right-

of-way to access Lots 1 and 2 of the 802 Empire Avenue Subdivision. However, at this stage of 

review the Engineering Department has the following comments:  

 

1. The grade of the proposed shared drive shall not exceed ten percent (10%) within the 

platted unbuilt right-of-way. 

2. Backing out of the shared drive shall be forbidden. A swept path analysis showing a 

vehicle turn-around from both Lots 1 and 2 shall be provided to the City Engineer for 

review prior to building permit issuance.  

a. Note, the current driveway exhibit does not reasonably support this turning 

movement for Lot 2. In order for a motorist to turn around, it is likely the existing 

power pole, shown in Figure 2, will need to be relocated. In addition, the 

proposed shared driveway will likely need to be extended further south. This will 

result in a separate encroachment agreement for the portion of shared drive 

encroaching on PCMC owned parcel PC-364-A-X.   

3. An encroachment permit for the shared driveway is required prior to building permit 

issuance.  

4. No parking shall be permitted within the portion of shared driveway located within the 

platted unbuilt right-of-way.  

5. The shared driveway shall not prohibit pedestrian access of a future 8
th

 street public 

stairway, located just south of the proposed 802 Empire Avenue Subdivision, connecting 

the Crescent Tramway trail to Empire Avenue.  


