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Summary Recommendations 
Staff recommends the Planning Commission review the proposed Land Management 
Code amendment options, hold a public hearing, and consider forwarding a positive 
recommendation for one of the options for City Council’s consideration on July 30, 
2020.   
 
Option 1 includes additional criteria the Commission considers for Nightly Rental 
Conditional Use Permits in the western Historic Residential Low – Density Zoning 
District (Exhibit A).  
 
Option 2 includes the criteria in option 1 and also establishes a cap of 12 Nightly Rental 
Conditional Use Permits in the western Historic Residential Low – Density Zoning 
District (Exhibit B).  
 
Additionally, the Commission may consider forwarding a recommendation that the City 
Council consider amendments to the Municipal Code of Park City § 4-5-3, Regulation of 
Nightly Rentals.  
 
Description 
Applicant: Planning Department  
Zoning District: Western Historic Residential – Low Density  
Reason for Review: Land Management Code amendments require Planning Commission 

review and recommendation to City Council for Final Action  

 
Acronyms 
CUP  Conditional Use Permit 
HRL  Historic Residential – Low Density Zoning District  
LMC   Land Management Code 
Terms that are capitalized as proper nouns throughout this staff report are defined in LMC § 15-15-1. 

 
Background 
Nightly Rentals in the western Historic Residential – Low Density (HRL) Zoning District 
require a Conditional Use Permit (CUP). In 2019, the Commission approved three 
Nightly Rental CUPs in the western HRL Zoning District (74 King Road – Staff Report, 
Minutes, p. 29; 81 King Road – Staff Report, Minutes, p. 43; and 158 Ridge Avenue – 
Staff Report, Minutes, p. 17). During these meetings, several concerns were raised 
regarding substandard roads, access during inclement weather, snow removal and 
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storage, noise, and parking limitations unique to the western HRL Zoning District.  
 
On January 8, 2020, the Planning Commission asked staff to prepare a work session to 
discuss Nightly Rentals in the western HRL Zoning District (Minutes, p. 18-27). On 
March 11, 2020, the Planning Commission conducted the work session and requested 
that staff return with additional CUP criteria to mitigate impacts unique to this area and a 
potential cap on the number of permitted Nightly Rentals (Staff Report; Minutes, p. 6-
20).  
 
Since 2000, the Commission has approved seven Nightly Rental CUPs in the western 
HRL Zoning District. Two of these seven properties have active Nightly Rental Business 
Licenses; three have pending Nightly Rental Business Licenses. There is one pending 
application for a Nightly Rental CUP that is scheduled for the Commission’s review in 
August or September.   
 

NIGHTLY RENTAL COMPLAINTS 
 

Staff would like to clarify information on the Nightly Rental complaint process that was 
discussed on March 11: since June of 2019, the Planning Department staff has received 
zero complaints about specific Nightly Rentals. Rather, staff receives general 
inquiries—often weekly— regarding Nightly Rentals and zoning. If Planning Department 
staff receives a Nightly Rental complaint specific to a property, staff will direct the 
complainant to the City website so that they may file a formal complaint.  
 

WESTERN HISTORIC RESIDENTIAL – LOW DENSITY ZONING DISTRICT COMPLAINTS 
 

Staff worked with Code Enforcement and the Police Department to determine the 
number of complaints against residences with Nightly Rental CUPs in the western HRL 
Zoning District. Code Enforcement tracked the residences back to 2017 and found no 
complaints. The Police Department tracked the residences back to 2019 and found no 
disturbing the peace complaints or parking violations for these residences.  
 
Analysis 
Nightly Rentals are allowed in most Zoning Districts citywide and are only prohibited in 
the Single-Family,1 Recreation and Open Space, Protected Open Space, Public Use 
Transition, and Community Transition Zoning Districts.2 Additionally, some Homeowner 
Associations located in Zoning Districts that allow Nightly Rentals prohibit them. 
 
The outlier for Nightly Rentals is the HRL Zoning District, which is divided into three 
sections, shown in light blue in the image on the next page: the western Sampson 
Avenue/Ridge Avenue/King Road HRL area, the middle McHenry Avenue HRL area, 
and the eastern Lower Rossi Hill HRL area: 

                                            
1
 Nightly Rentals are allowed in the Prospector Village Subdivision within the Single-Family Zone.  

2
 Nightly Rentals are prohibited in the April Mountain and Mellow Mountain Subdivision in the Residential 

Development District.  

https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_6c9baddede008dff0ba96438cb5f590b.pdf&view=1
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/549914/HRL-West_Zone_Nightly_Rental_Work_Session_Staff_Report_FINAL.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_d352afa0324910adc99448004aeb75a5.pdf&view=1


 
 
In 2015, at the request of residents, the City Council passed and adopted Ordinance 
No. 15-44 to prohibit Nightly Rentals in the McHenry HRL area, in part to protect the 
McHenry neighborhood as a primary resident neighborhood (Staff Report, p. 248; 
Minutes, p. 8).  
 
In 2017, the City Council passed and adopted Ordinance 2017-05, amending the zoning 
map to rezone a portion of the Residential – Medium Density Zoning District to HRL 
zoning (the Lower Rossi Hill area) to diminish potential density around three historic 
homes designated Landmark status on the City’s Historic Sites Inventory. As a result of 
the 2015 amendments limiting Nightly Rentals to the western HRL area, Nightly Rentals 
were by default prohibited in the Lower Rossi Hill HRL area.  
 
Please see Exhibit C to view a letter property owners sent to the Mayor for clarification 
on Nightly Rentals in the Lower Rossi Hill HRL area. The Commission may consider 
clarifying Nightly Rentals in the Lower Rossi Hill HRL area as part of the proposed 
western HRL area amendments, or, property owners may petition the Commission and 
Council to amend the LMC to allow Nightly Rentals in the Lower Rossi Hill HRL area in 
a separate discussion.  
 
Of the three HRL areas, Nightly Rentals are only permitted in the western HRL area, 
subject to an approved CUP. Goal 7 of the General Plan, Life-cycle Housing: Create a 
diversity of primary housing opportunities to address the changing needs of residents, 
includes objective 7C: ―Focus future nightly rental units to resort neighborhoods – near 
Park City Mountain Resort and Deer Valley‖ (General Plan, Volume I, Sense of 
Community, p. 71). The western HRL area provides ski access to Park City Mountain 
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Resort from Upper Norfolk Avenue.  
 
While the General Plan supports Nightly Rentals with resort access, the General Plan 
recommends ―[r]econsideration of allowing nightly rentals in the HRL Zoning District as 
an Allowed Use or Conditional Use‖ (General Plan, Volume II, Sense of Community, p. 
86). The HRL Zoning District contains steep slopes and substandard roads and is 
intended to maintain lower residential density within the Historic District.3  
 
As a result of the unique features of this area, several concerns have been raised about 
Nightly Rentals. To mitigate the impacts of Nightly Rentals in this area, staff 
recommends the Commission consider Option I: amending Footnote 2 of LMC § 15-2.1-
2(B)(1) to establish additional Conditional Use Permit criteria and Option II: amending 
Footnote 2 of LMC § 15-2.1-2(B)(1) to establish additional Conditional Use Permit 
criteria and to cap the number of Nightly Rental Conditional Use Permits in the western 
HRL Zoning District to 12. 
 

OPTION I: AMEND FOOTNOTE 2 OF LMC § 15-2.1-2(B)(1) TO ESTABLISH ADDITIONAL 

CONDITIONAL USE PERMIT CRITERIA.  
 
―There are certain Uses that, because of unique characteristics or potential impacts on 
the municipality, surrounding neighbors, or adjacent land Uses . . . may be Compatible 
only if certain conditions are required that mitigate or eliminate the detrimental impacts.‖ 
The Commission must approve a CUP if reasonable conditions are proposed or can be 
imposed to mitigate the reasonably anticipated detrimental effects of the proposed Use 
in accordance with applicable standards. LMC § 15-1-10. 
 
The current standards for CUP approval are outlined in LMC § 15-1-10(E) and include 
consideration of the size and location of the Site, traffic and capacity of existing Streets, 
utility and storm water run-off, emergency vehicle Access, location and amount of off-
Street parking, internal vehicular and pedestrian circulation systems, fencing and 
landscaping, building features compared to adjoining properties, Open Space, signs 
and lighting, architectural design, noise and mechanical factors, delivery and service 
vehicles, ownership and management, sensitive land considerations, and consistency 
with the General Plan.   
 
Much of the western HRL Zoning District is located on steep slopes and residences are 
accessed by narrow, substandard roads. As a result, concerns regarding Nightly 
Rentals in this area are mostly related to access during inclement weather, snow 
removal and storage, and parking limitations. In the past, the Commission has 
recommended additional Conditions of Approval to put potential renters on notice of 
these conditions to help mitigate the impacts of Nightly Rentals on the neighborhood.  
 
The City Engineer reviewed Nightly Rentals in the western HRL Zoning District and 
made the following recommendation: 
 

                                            
3
 LMC § 15-2.1.1. 
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Given the fact that all of the roads in the HRL Western Zone 
(Norfolk Avenue, King Road, Ridge Avenue, and Sampson Avenue) 
do not meet current engineering standards related to roadway width 
and in some cases steepness of the road, we suggest that any 
residences approved for nightly rental include in the rental 
agreement that all vehicles brought to the site are parking on site 
and that they be an all-wheel or 4-wheel drive model during the 
winter season. 

 
To mitigate impacts on Nightly Rentals in the western HRL Zoning District, the Option 1 
redlines include: (a) limiting parking to on-site Parking Spaces, (b) providing information 
to renters about potential access issues during inclement weather and recommending 
all-wheel or four-wheel drive vehicles during the winter season, (c) providing information 
on nearby ski access, free transit, and Historic Main Street that is within walking 
distance from the rental, and (d) requiring that property management contact 
information be displayed in a prominent location within the Nightly Rental.  
 
These four criteria are added to the proposed redlines to provide additional 
opportunities for the Commission to mitigate Nightly Rental impacts in the western HRL 
area when considering CUP approval (Exhibit A). The proposed redlines require the 
Applicant to submit a draft rental agreement with the CUP application so that the 
Commission can review the agreement language to confirm that these items are 
addressed.  
 

OPTION 2: AMEND FOOTNOTE 2 OF LMC § 15-2.1-2(B)(1) TO ESTABLISH ADDITIONAL 

CONDITIONAL USE PERMIT CRITERIA AND TO CAP THE NUMBER OF NIGHTLY RENTALS IN 

THE WESTERN HRL ZONING DISTRICT TO 12. 
 
If the Commission determines that the additional CUP criteria do not go far enough to 
mitigate Nightly Rental impacts in the western HRL area, staff recommends the 
Commission consider enacting additional CUP criteria in option 1 and capping the 
number of Nightly Rentals in the western HRL Zoning District to 12 (Exhibit B).  
 
In 1984, the City Council adopted Ordinance No. 84-9, which created the HRL Zoning 
District. At this time, Nightly Rentals in the HRL Zoning District required a CUP. In the 
1980s, there were 19 total residences in the western HRL area.  
 
Three years later, the City Council passed and adopted Ordinance No. 87-2, making 
Nightly Rentals an allowed rather than conditional use in the HRL Zoning District. 
Throughout the 1990s, six new residences were constructed in the western HRL area, 
raising the total number of residences to 25. Any of the property owners of these 25 
residences could apply for a Business License to operate a Nightly Rental.  
 
In 2000, the City Council passed and adopted Ordinance No. 00-15, which approved a 
comprehensive and substantive rewrite of the LMC and designated Nightly Rentals a 
Conditional Use in the HRL Zoning District. Since that time, nine new residences have 
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been constructed in the western HRL area. The total number of residences in the 
western HRL area is 35 (the date of construction for one of the residences is unknown). 
Of these 35 residences, 16 are primary and 19 are secondary. 
 

 
 
There are 61 total parcels/Lots in the western HRL Zoning District that range in size 
from .06 acres to 0.31 acres. While 35 Lots contain residences, 26 of the total 61 
parcels/Lots are vacant. Of these 26 vacant parcels/Lots, 24 are potentially developable 
because they meet the minimum HRL Lot Area of 3,750 square feet. 4 LMC § 15-2.1-
3(A). Potential development of these vacant parcels/Lots would most likely be Single 
Family Dwellings, allowed under the HRL Uses Section, LMC § 15-2.1-2.  
 
When Nightly Rentals were first designated a Conditional Use Permit in the western 
HRL Zoning District, there were 25 total residences. With the additional construction of 
new residences since that time, more driveways/accesses have been added to these 
substandard roads, reducing what little on-street parking there is in the area. Local 
residents are familiar with navigating these substandard roads. However, visitors to the 
City may not be as familiar with the substandard roads, access challenges during the 
winter season, and parking limitations. A cap on Nightly Rental Conditional Use Permits 
may help mitigate the impacts to the neighborhood. 
 
Approximately 46% of housing stock within City limits is used for Nightly Rentals. This 
number has remained fairly consistent since at least 2014. Capping the Nightly Rentals 
in the western HRL Zoning District to 46% of the total 25 residences that existed when 
the Land Management Code was amended in 2000 to require a Conditional Use Permit 
in the western HRL Zoning District, which equals 12, provides a tool to manage the 
Nightly Rentals in this area, while restricting the number of total Nightly Rentals as the 
area continues to develop into the next decade.   
 

                                            
4
 This number may be further diminished due to limited access and prohibitive steep slopes.  
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Review 
The Development Review Committee and Planning, Engineering, and Legal 
Departments reviewed this application.  
 
Notice 
Staff mailed courtesy notice to property owners within the western HRL Zoning District 
on June 19, 2020. Staff published notice on the City’s website and the Utah Public 
Notice website on June 24, 2020. The Park Record published notice on June 24, 2020. 
LMC § 15-1-21.  
 
Public Input 
No public input was received at the time this report was published.  
 
Alternatives 

 The Planning Commission may forward a positive recommendation for Option 1 
or Option 2 for City Council’s consideration on July 30, 2020;  

 The Planning Commission may forward a negative recommendation for Option 1 
or Option 2 for City Council’s Consideration on July 30, 2020; or 

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

 
Exhibits 
Exhibit A: Option 1 Ordinance and LMC Redlines 
Exhibit B: Option 2 Ordinance and LMC Redlines  
Exhibit C: Lower Rossi Hill Property Owner Letter to Mayor  
 

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-1-21_Notice_Matrix

