
Park City Heights
N e i g h b o r h o o d  D e s i g n  G u i d e

F e b r u a r y ,  2 0 1 7

Packet Pg. 129

kirsten
Typewritten Text
EXHIBIT A



Forward - Area History

Overview
 Design Philosophy  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 1
 Lot Types  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 2

Community & Architecture Patterns 
 Park Homes
  Street Patterns . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  3
  Building Placement  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  4
  Massing & Composition  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .   5
  Walls . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  6
  Porches  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  7
  Windows & Doors  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  8
  Garages & Garage Doors  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 9
  Roof Patterns & Materials  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 10
  Roof Appurtenances  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  11
  Home Appurtenances  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .   12
  Example Gallery  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  13

 Cottage Homes
  Street Patterns . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 14
  Building Placement  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  15
  Massing & Composition  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 16
  Walls . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 17
  Porches  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 18
  Windows & Doors  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 19
  Garages & Garage Doors  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 20
  Roof Patterns & Materials  . . . .  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 21
  Roof Appurtenances  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  22
  Home Appurtenances  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  23
  Example Gallery  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  24

 Homesteads
  Street Patterns . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  25
  Building Placement  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 26
  Massing & Composition  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 27
  Walls . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 28
  Porches  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 29
  Windows & Doors  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 30
  Garages & Garage Doors  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 31
  Roof Patterns & Materials  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 32
  Roof Appurtenances  . . . . . . . .. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 33
  Home Appurtenances  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 34
  Example Gallery  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 35

Table of  Contents
Design Guide for  Park City Heights

iPacket Pg. 130



Landscape Guidelines 
  Landscape Appurtenances . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 36
  Grading and Retaining . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 38
  General Landscape Guidelines  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 40
  Enhanced Landscape Zone  . . . . . . . .  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  41
  Transitional Landscape Zone  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 42
  Natural Landscape Zone  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 43
  Plant List A  . . . . . . . .. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 44
  Plant List B  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 45
  Plant List C  . . . . . . . .. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 46
 
Sustainability 
  Building Sustainability  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 47
  Community Sustainability  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  50
  Landscape Sustainability  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  52

  Disclaimers  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 53

Table of  Contents
Design Guide for  Park City Heights

iiPacket Pg. 131



The Park City Heights neighborhood is situated in an area commonly referred to as Quinn’s Junction. This area today 
is home to the United States Ski and Snowboard Association, the National Ability Center and a growing first rate 
medical community anchored by the Park City Medical Center.  Quinn’s Junction takes its name from Mr. Quinn who 
homesteaded the area in the 1920’s. He was a cigar maker in Park City. 

This area also has a connection to Park City’s rich mining history. The intersection of what is today Hwy 248 and Hwy 
40 was named Keetley Junction by the Union Pacific railroad after John (Jack) Keetley who was the Superintendent of 
the Ontario Mine from 1902 until his death in 1912. This was the point where the Ontario Branch of the Union Pacific 
Railroad left the Park City Branch to serve the station at the Ontario drainage tunnel at Keetley in Wasatch County. This 
was a major traffic point on the Park City Branch, loading 200 tons per day when in 1925 several mining companies 
merged to form the Park Utah Consolidated Mining Company. In 1995 this area was flooded as part of the Jordanelle Dam 
project. 

The Union Pacific Park City Branch Railroad grade has been preserved as a 28-mile rail-trail and bikeway providing 
recreational and alternative transportation options.  The “Rail Trail,” as it is commonly known, follows the historic route 
of the Union Pacific railroad spur from the mining town of Park City to the main Union Pacific Railroad line still in use at 
Echo. A connector trail is provided in the Park City Heights neighborhood to access this historic trail. The Historic Union 
Pacific Rail Trail has been open since 1992, and is one of America’s first 500 rail trails. 

The Park City Heights neighborhood is south of Silver Creek and Richardson Flats, areas historically used for mining-
related activities including storage of excess ore and excavated materials and currently undergoing remediation. The road 
currently known as Richardson Flats Road has gone by several names over the years, some more colorful than others 
including Highway (US) 40, Gun Club Road and Old Dump Road. In 1980 the Utah Department of Transportation built a 
relocation of US-40 to get it out of the valley that would be filled by the Jordanelle Reservoir. The locally popular name 
“Old Dump Road” refers to its use as the path to the official county landfill that used to be located by Richardson Flat near 
what is today the Park and Ride.  Local lore attributes the name Gun Club Road to another hobby – shooting at road signs 
and other items dumped in the area. Today the road is owned by Summit County. 

Area History
Design Guide for  Park City Heights
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Park City has a rich Architectural Heritage that has created a collection of neighborhoods, remarkable for their diversity 
and unique character.  Park City Heights is a new mountain neighborhood that blends a variety of home and lot types, 
architectural styles and landscapes that use key character elements found in these diverse Park City neighborhoods.  
Located within an important entry corridor to Park City, Park City Heights must establish itself as a distinct neighborhood 
while still fitting within the context of the existing and surrounding natural and architectural fabric.  It is important to 
represent an “Old Town” and “Park City” character within the development, but replicating these styles is not desired.  
Park City Heights strives to become an “authentic” neighborhood designed around neighborhood parks, open spaces 
and trails, a variety of home types and lot sizes and diverse architectural elements.  For homes in Park City Heights, 
the emphasis is on simple structural expressions using a vocabulary of architectural elements found within Park City 
including Victorian, Cottage, Arts and Crafts, Prairie Style, and Modern and Contemporary styles.  Each Home within 
Park City Heights with the exception of the 2 lots accessed from Deer Valley will be required to meet and adhere to the 
following guide with the intent that each and every Home contributes to the community as a whole.  The Deer Valley lots 
must adhere to the C.C. & R’s of the Oaks at Deer Valley.

Applicability
Design Guidelines have been created to ensure all improvements at Park City Heights preserve the natural beauty of 
the surrounding landscape and generate a unified community design.  The Guidelines are intended to provide direction 
to owners and designers to ensure compatibility with the desired character at Park City Heights.  They explain the 
architectural aesthetics and site considerations that are to guide the design and construction of all new buildings, 
building additions, site work, and landscaping within Park City Heights.  These Guidelines are not intended to create a 
homogenous, look alike neighborhood of earth tones and mountain timbers, but rather are intended to create a harmonious 
and diverse community of unique and varied homes that will form the foundation for a vibrant and successful mountain 
neighborhood.

The Design Guidelines are organized into six sections:  
 • Overview
 • Park Homes
 • Cottage Homes
 • Homesteads
 • Landscape Patterns
 • Sustainability

Each section is designed to provide key information that will help homeowners make architectural and site planning 
decisions for their homes within Park City Heights.  Each Lot Type is provided with a set of specific Community and 
Architectural Patterns.  The Community Patterns section provides building setback, street character, garage placement 
and orientation for each product type within the development.  The Architectural Patterns section presents Guidelines 
for individual architectural elements and key details, materials and applications to help owners create compatible homes 
within a neighborhood setting.

The Landscape Patterns and Sustainability sections apply to each Lot Type throughout the development.  The Landscape 
Patterns provide a list of appropriate landscape materials for all lot and home types and emphasizes the importance of 
appropriate plant materials for the various landscape forms and spaces for each home and lot.  The Sustainability section 
focuses on specific sustainable measures that must be incorporated by every home within the project.

Each Lot owner or Builder must also refer to the Park City Heights Codes, Covenants and Restrictions for specific 
requirements and design review submittal requirements.

Design Philosophy
Design Guide for  Park City Heights
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H o m e  T y p e s :

A r c h i t e c t u r e  P a t t e r n s  -  L o t  T y p e s
P A R K  C I T Y  H E I G H T S 1

Park Homes

Cottage Homes

Homesteads

Park City Heights offers a variety of lot and home types ranging from Multi-

Family Condominiums and Townhomes to Single Family Lots from 35’ to 125’ 

wide.    Particular interest must be paid to all homes within the project as they 

relate to one another as well as how the homes are viewed from the adjacent 

roadways and trails.  Care must be taken to de-emphasize the garage from the 

Street.  Providing garages as secondary elements of the home and placing an 

emphasis on the front of the home is a priority within the development with 

special consideration for all homes that are near the Highway 40 corridor.  All 

Multi-family homes have parking that is accessed from a rear lane to a garage, 

carport or structured parking.  Each of these homes is designed to front a public 

green of various types.  All Cottage Single Family lots are accessed from a rear 

lane to a garage or paved parking space with Homes fronting the Street or public 

green spaces with walkways and trails.  Street access must be provided to all 

Homestead Single Family Lots with a number of the homes providing garages at 

or near the front facade of the home.  

M a s t e r  P l a n
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M a s t e r  P l a n

Park Homes consist of small lot single family homes and 4-unit 
multi family buildings.  All Park Homes are adjacent to or in close 
proximity to a park or open space and are primarily accessed by 
rear lanes and rear garages providing a focus on the front doors and 
front porches.

Cottage Homes consist of smaller single family homes on varied lot 
sizes that generally range from 4,500 square feet to 10,500 square 
feet.  Prominent street oriented entry’s and front porches along with 
recessed garages are used to provide an emphasis on placing people 
near the street.

Homesteads consist of larger single family homes generally on 
lots ranging in size from 8,000 square feet to 25,000 square feet.  
Homesteads are located across the upper slopes of the development 
and these lots will form the visual transition to the surrounding 
open space and will require the most sensitive placement to respect 
and respond to the existing terrain.

Lot Types
Design Guide for  Park City Heights
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Park City Heights is comprised of a variety of architectural styles found within three (3) unique and diverse Lot types: 
Park Homes, Cottage Homes and Homesteads.

• Park Homes

• Cottage Homes

• Homesteads
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Street  Patterns
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All Park Homes are adjacent to a park or open space.  The 
front facades of these homes are oriented to walkways 
and trails providing great access to the neighborhood 
amenities surrounding them.  Front porches are critical 
elements of these homes, helping to reduce the impacts 
of the mass on the streetscape and surrounding views into 
the project.  Park Homes also utilize on-street parking to 
provide varied and shared parking alternatives minimizing 
the impact of the automobile within this neighborhood.

Park Homes

Small Lot Single Family
Park Home

Ledger Way Neighborhood
Park
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Building Placement
Design Guide for  Park City Heights

C O M M U N I T Y  P A T T E R N S
4

Park Homes consist of thirty-five (35) small lot single 
family detached homes and twenty-eight (28) multi-
family attached units and clubhouse/amenities.

Small Lot Single Family Detached:
    Front Yard Setback:  Minimum 10’
    Side Yard Setback:  Minimum 5’
    Side Yard Street Setback (Corner Lot):  Minimum 5’
    Rear Yard Setback:  Minimum 5’

Multi-Family Attached:
    Front Yard Setback:  Minimum 5’
    Interior Unit Side Yard Setback:  No minimum  
 - units are attached
    End Unit Side Yard Setback:  Minimum 2’
    Rear Yard Setback:  Minimum 10’

Clubhouse/Amenity Structure(s):
    Front Yard Setback:  Minimum 3’ for main Structure*
    Side Yard Setback:  No minimum
    Side Yard Street Setback:  No minimum
    Rear Yard Setback:  No minimum
* Exceptions: Roof overhangs, support structures, posts, 
footings, patios, steps, sidewalks, balconies, gazebos, and 
similar Structures are allowed as exceptions.

Garages:  Shall be a maximum of 24’ wide.  Garage 
doors must be placed at either 10’ from the property line 
or a minimum of 18’ from the property line.

Garage Doors:  Two (2) car wide garage doors may be a 
maximum 18’ wide.  Single doors may be a maximum of 
9’ wide.

Parking:  No enclosed structures for the storage or parking 
of boats and/or motor homes are permitted.

Front Yard Exceptions:  (1) Uncovered steps leading to 
the Main Building provided the steps are not more than 
four feet (4’) in height from Final Grade, not including any 
required handrails, and do not cause any danger or hazard 
to traffic by obstructing view of a street or intersection; (2) 
Roof overhangs, eaves, and cornices projecting not more 
than three feet (3’) into the Front Yard;

Side & Rear Yard Exceptions:  (1) Bay Windows not 
more than twelve feet (12’) wide, projecting not more than 
two feet (2’) into the Side/Rear Yard; (2) Chimneys not 
more than five feet (5’) wide projecting not more than two 
feet (2’) into the Side/Rear Yard; (3) Window wells and 
light wells projecting not more than three feet (3’) into the 
Side/Rear Yard; (4) Roof overhangs and eaves projecting 
not more than three feet (3’) into the Side/Rear Yard; (5) 
Fire riser rooms extending not more than three feet (3’) 
into the Side/Rear Yard; (6) Window sills, belt courses, 
cornices, trim, and other ornamental features projecting not 
more than six inches (6”) beyond the window or Structure 
to which it is attached.  In no case shall an exception be 
allowed if contrary to the International Building Code.

Front, Side & Rear Yard Exceptions:  (1) Fences, 
retaining walls, stairs, pathways, trails, sidewalks, patios, 
driveways, similar Structures, screened mechanical and 
utility equipment, and approved Parking Areas are allowed  
as exceptions in the Front/Side/Rear Yards as approved by 
the Design Review Board.

Park Homes

Rear
Yard

Front Yard

Front
Yard

Rear Yard

Small Lot Single Family Detached:
Multi-Family Attached:
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Park Homes

Unit Size
Units in the Park Homes area will have a minimum square 
footage of 800 sq ft. The first floor area shall not be less than 
470 sq. ft. for two story units. The maximum square footage 
for any unit is 2,800 sq. ft. (all areas noted are gross living 
areas and exclude porches, decks, garages and basements) as 
defined by the Park City Land Management Code.

Building Height
The intent of the height guideline is to present a human-scale 
roofscape, one that steps with the contours of the terrain 
and recalls the natural setting.  Allowable building heights 
are limited by the Park City Land Management Code. No 
Structure shall be erected to a height greater than twenty-
eight feet (28’) from existing grade.  Accessory Structures 
shall not exceed a maximum height of eighteen feet (18’) to 
the peak of the roof.

The following exceptions apply only to the Main Structure:
  (1)  A gable, hip or similar pitched roof may extend up to 
five feet (5’) above Building Height, if the roof pitch is 4:12 
or greater.
  (2)  Chimneys, flues, vents, and similar Structures may 
extend up to five feet (5’) above the highest point of the 
Building.

Repetition
Buildings of similar plans must offer up differentiation in 
elevations and color. To ensure diversity, identical building 
elevations shall not be permitted on the same street frontage 
or directly across the street for a distance of no less than 
three-hundred (300) feet. The Design Review Board shall 
approve the use of similar plans in multi-family attached 
buildings and require variations in colors and materials 
between building facades to ensure diversity within the 
development. These requirements are applied so the building 
mass does not become overpowering.  Where possible, 
making changes to wall planes and providing some variety in 
the roof form will yield diversity and visual interest.

Scale of Buildings
It is important that the massing of the buildings be scaled 
in such a way that it relates to the people living there 
and harmonizes with the area and its natural features. 
This is especially true in the Park Home area where 
attached buildings may be larger than in other areas of the 
development. Park Homes range in size from small lot single 
family homes to 4-unit multi family attached buildings. 

To avoid building forms that are boxy in massing the 
following criteria should be met.

• No unbroken expanse of building mass may exceed 35’.  If 
the 35’ is reached the wall line must step a minimum of 2’ 
(Small Lot Single Family Detached units only).

• No unbroken expanse of building mass may exceed 45’.  If 
the 45’ is reached the wall line must step a minimum of 1’ 
(Multi-family Attached units only).

In addition to a horizontal shift, it is encouraged to provide 
a vertical shift as well.  This can be accomplished with the 
following:

• Roof lines should shift up or down to take on a different 
ridge alignment.

• Roof areas must provide variation in roof shape.  No single 
roof shape should dominate the total roof area.

Repetition of identical elevations is prohibited

Horizontal & vertical variation must occur
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Foundation Walls
Foundation walls form the base or grounding element of the 
structure.  Foundation walls must step down with the grade 
change so that their exposed surface is minimized. Maximum 
exposed foundation wall height is four feet (4’).  All exposed 
concrete must be finished for appearance with foundation 
plaster, stone veneer, board formed concrete or paint.

Building Walls 
Building walls are those walls above the foundation walls 
that form the middle of the structure. The treatment of 
these walls provides an opportunity to visually unify this 
phase of the development. The use of different materials 
is encouraged to give distinction to the varied forms of the 
building. Materials on building walls will be limited to three 
different types for any single structure in the Park Homes.
            
Approved materials are:
 • Natural Stone
 • Horizontal wood siding
 • Board and batten vertical wood siding
 • Machine sawn wood shingles
 • Composite siding or approved similar
 • Stucco (as approved by the Design Review Board)
 • Steel (as approved by the Design Review Board)
 • Masonry

Walls
A Design Guide for  Park City Heights
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Park Homes

Wall Appurtenances
Detail elements applied to the exterior wall such as wall 
decoration, shutters, bay windows and flower boxes can add 
visual interest to the building façade. Care should be taken 
to not overstate or overly decorate. These elements should 
be functional and not simply replications of things seen 
elsewhere.
   
 • Wall Decoration - Painted, relief or trimmed detail  
 work is not recommended.
 

• Window and Door Shutter -  Should be less 
prominent in the Park Homes.  If used they should 
appear operable and matched to size openings.  They 
may be made of wood or fiberglass that resembles 
wood.  Design should be simple and straightforward, 
without undue decoration.  Painted shutters are 
encouraged on single windows and fully glazed 
doors.   Hardware shall be corrosion-resistant in a 
compatible color.  Styles may be louvered, raised 
or flat paneled or planked and awning shutters are 
permitted.

 • Bay Windows and Flower Boxes - These should be  
 designed in a simple and direct manner.

Shutters not prominent in 
Park Homes

Horizontal & vertical siding material combinations

Vertical siding

Simple wall decoration
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Porches 
 A core ideal of the development is the use of covered 
front porches to promote a human scale, sense of entry 
and emphasize relationship to the street. Massing of porch 
elements also can help to further ground the building by 
forming a base from which the building mass can grow. 
To this end, porches should be made to convey a sense of 
human scale and are limited to one-story in height. 

Integration of the front porch is required in the Park Homes 
area.  

• Porches often will have deep eaves repeating the same 
rafter treatment as the main roof.

• Porch roof forms shall be consistent with the architectural 
style of the home.

• Porches must be a minimum of 8” above finished grade 
unless ADA access is required to the home.  Not all porches 
will be the same height.  Porch height should vary in that 
porch height is a function of the topography and style of the 
home.  The front porch steps must be designed as an integral 
element to the design and style of the home and not just 
“stuck on” the front of the home.

• Porches can be used to wrap the corner of a house or fill the 
void created by an “L” shaped plan.   Wrapped porches are 
strongly recommended for Corner Lots. 

• Creativity consistent with the architectural style of the 
house shall be used in designing columns, posts, brackets, 
railing, trim and molding.

• Columns, where provided, must terminate at the porch deck 
or extend to within 4” of finished grade.

• Minimum porch depth is 5’ with a minimum of 40 square 
feet.  In some instances porch depth will be allowed a 
minimum porch depth of 4’.  This will require additional 
porch length to ensure that porches are functional.

Porches
A Design Guide for  Park City Heights
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Park Homes

• All porches shall be properly detailed with authentic porch 
edge conditions, including a cantilevered “lip” or edge.  If 
the porch surface is left as natural or colored concrete the 
face of the cantilevered lip must also remain as natural 
or colored concrete.  If the porch surface is finished with 
another material, then that material should wrap the face of 
the porch lip.

Appropriate Porch flooring surfaces include:
 • Wood or Composite Decking
 • Natural or Approved Colored Concrete
 • Tile or Concrete Pavers

Porches located at front setback

Properly detailed porch elements

Porch reduces impact of 
building mass to street

Porch height should vary
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Expressive trim

Vertical proportion

Trim proportion to the size of 
the openings

Predominantly rectangular

Trim with simple profile

Doorway is complimentary to 
materials of the home

Door is protected from 
weather

Windows
Windows should be predominantly rectangular in shape and 
vertical in orientation. Octagonal, circles and hexagons will 
not be approved. Window heads must be shaped to match 
roof lines or remain level. No scissor truss windows will be 
permitted with slopes not matching the roof line. 
Windows may be constructed of the following materials:

	 •	Wood
	 •	Wood	clad	with	color	fast	vinyl	or	aluminum
	 •	Metal	clad	windows	must	be	coated	with	an		 	
	 approved	finish
	 •	Vinyl

Note:  The glass and frames used in windows and skylights 
cannot	be	highly	reflective.	The	lenses	of	skylights	must	be	
clear,	gray	or	bronze.	All	skylights	must	be	low	profile.	No	
bubble type skylights will be permitted. Skylight locations 
should integrate well with the exterior design and not seem 
random. Light pollution from skylights will not be permitted.  
The type and location of skylights are subject to the Design 
Review Board.

Windows & Doors
A Design Guide for  Park City Heights
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Park Homes

Doors  
Exterior door openings into conditioned space should be 
protected from weather. Porches, overhangs and other 
architectural features can shield openings and add interest. 
Doorways should be rectangular in shape. They should 
be	made	of	a	material	and	finished	in	a	manner	that	is	
complimentary to the other exterior materials being used. 
The use of limited glass in entry doors is encouraged, ex. ½ 
lights with divided lights.  Full glass doors are discouraged.

Trim
Within	the	Park	Home	product	expressive	trim	is	identified	
as a key architectural element.  Trim shall be proportioned 
to the size of the opening.  Trim shall project a minimum of 
one-half inch past the leading edge of the adjacent siding.  
Most	trim	shall	be	flat.		Any	shapes	must	have	a	simple	
profile.		Siding	must	abut	trim	(trim	shall	not	be	installed	on	
top of siding).
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Garages 
Garages are required in the Park Homes area of the 
development. They can be attached or detached and must 
provide a minimum of one car per residential unit. Garages 
must not dominate the structure when viewed from the street, 
especially in areas visible from right-of-ways, common 
areas and adjacent home sites.  The use of overhangs and 
significant architectural details are encouraged to visually 
lessen the impact of the garage entrance(s).  
            
Garage Doors
Garage doors must be provided with detailing that is tied 
to the homes overall design themes.  Segmented doors are 
allowed if they are constructed to appear to be one of the 
traditional door types, or similar, as shown in the images (see 
images this page) and are subject to Design Review Board 
approval. 

• Doors should be paneled and may incorporate glass.

• Doors are encouraged to be painted or stained colors 
similar to the body of the home to lessen their visual impact.

• Single garage doors are preferred. The use of single doors 
allows for more variety in the garage elevation.

• Garages for an individual unit are limited to two (2) garage 
doors in the Park Home area.  A two (2) car tandem garage is 
allowed. 

• No garage door over 9’ high will be approved. 

• Doors may include Diagonal, X-Bracing or Z-Braced 
Planks or Panels if consistent with the design of the home.

Driveways
Shared Driveways are allowed and encouraged but their 
width at the curb must be minimized.  Driveways are 
encouraged to be concrete, colored concrete, stamped 
colored concrete, unit pavers turf block or other permeable 
pavers or other pattern and texture methods approved by the 
Design Review Board.  Asphalt drives will be permitted but 
must be properly maintained.

Garages & Garage Doors
A Design Guide for  Park City Heights
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Park Homes

Single doors are 
preferred where feasible

Paneled doors are encouraged to 
incorporate glass

Door is painted to match body of the home

Living area overhangs garage 
to lessen visual impact

Segmented doors - help 
to visually appear as two 
separate doors
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Variation in Roof Forms Contributes to a 
more Visually Rich Neighborhood

Appropriate roof overhangs

Roof Patterns
Roof elements play a major part in how the overall building 
design relates to human scale and to the topography of the 
site. Roof forms can also help bring developments together 
visually through the use of reoccurring underlying principles.    
	 •	Allowable	roof	pitches	for	sloped	roofs	are
 between 3:12 and 12:12 (roof pitch less than 4:12
													may	not	extend	up	to	five	feet	(5’)	above	the	twenty
													eight	foot	(28’)	Building	Height)
	 •	Allowable	roof	types	are:	gable,	hip,	partial	hip
	 and	flat.	
	 •	Shed	roofs	may	only	be	used	as	secondary	roof
 forms (shed roofs may have a pitch of no less than  
	 2:12)
	 •	Flat	roofs	are	also	an	allowable	roof	form	(flat
	 roofs	may	be	sloped	for	drainage)
 
Roof forms need to be broken down to address human scale 
so as not to become boxy. Generally roof structures and roof 
lines should step with the topography of the site creating the 
appearance that the buildings mass steps with and follows 
the	slope	of	the	site.		Flat	roofs	should	be	incorporated	into	
the	Park	Homes	where	feasible	and	utilized	for	snow	storage,	
water	collection,	reduced	roof	impacts	and	the	creation	of	
“green”	landscaped	roofs,	roof	gardens	or	patio	spaces.

Building	designs	will	incorporate	a	primary	roof	form	
with	secondary	elements	attached	to	the	primary	form.	See	
Massing & Composition for additional criteria. 

The following roof shapes are not permitted:                                                  
	 •	Mansard,	fake	mansard,	Gambrel	or	Domed

Roof Overhangs
Roof overhangs protect walls and openings and contribute 
to the buildings character. Roofs should overhang walls 
a minimum of 12” and a max of 36”.  Roof overhangs 
less	than	12”	requires	Design	Review	Board	approval.		
Overhangs	of	0”	are	allowed	on	flat	roofs.		Wood,	composite	
and	aluminum	are	allowed	materials	for	facia	and	soffit.

Roof Patterns & Materials
A	Design	Guide	for 	Park	City	Heights
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Roof Materials
Allowed	roofing	materials	are:	
				 •	Architectural	composition	shingles,	min.30	year
	 •	Copper,	must	oxidize	and	turn	bronze
	 •	Zinc,	flat	finish	
	 •	Cor-ten	steel
	 •	Membrane	roofing	(at	flat	roofs)
	 •	Solar	Shingles
	 •	Green	roofs

 The following materials can be used with approved color 
selection:
	 •	Aluminum
	 •	Steel

Standing	Seam	Metal	or	corrugated	roofs	shall	be	primarily	
allowed on accent and porch roofs.

The	following	roofing	materials	are	not	allowed:
	 •	Wood	Shakes
	 •	Highly	reflective	metals
	 •	Asphalt	rolled	roofing

Overhangs protect walls

Primary roof form broken up with secondary roof elements

Roof is broken up to relate to human scale
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Roof Appurtenances
Approved Dormer Shapes:
	 •	Shed	Dormers
	 •	Gable	Dormers
	 •	Hip	Dormers
                                 
•	Snow	Diverters	should	be	used	wherever	sufficient	
amounts	of	snow	may	accumulate	over	occupied	areas	such	
as	entries,	patios,	porches,	driveways	and	decks.	Special	
care	should	be	taken	with	metal	roofing	as	it	is	prone	to	
releasing	snow	which	can	cause	injury	to	people	or	damage	
to	property.		

•	Snow	Melt	Systems	should	only	be	considered	when	all	
other	alternatives	have	been	explored	fully.		Proper	roof	
design	is	imperative	to	eliminate	the	dependancy	of	snow	
melt	systems	and	their	energy	consumption.

•	Roof	top	stairs,	mechanical	and	electrical	areas	are	required	
to	be	placed	within	the	roof	structure	and	are	not	permitted	
to	be	placed	on	the	roof	unless	shielded.	Shielding	solutions	
must	be	approved	by	the	Design	Review	Board.

•	Ornaments	like	finials,	scroll	work	on	the	ridge	or	barge	
and	eave	boards	or	decorative	turrets	are	discouraged.

•	Skylights	are	not	to	be	highly	reflective	and	must	be	
installed	flush	against	the	roof.	They	should	not	extend	to	the	
eave	line.	As	mentioned	elsewhere	in	these	guidelines	bubble	
type	skylights	will	not	be	approved.		Light	pollution	from	
skylights	will	not	be	permitted.

•	Horizontal	direct	vent	fireplaces	are	allowed	but	chimneys	
are	encouraged.		When	used,	chimneys	must	be	enclosed	in	
a	chase.	The	chase	may	be	clad	with	wood	siding,	stucco,	
stone	or	approved	metal.	Chimney	caps	are	required	and	
must	be	constructed	of	approved	material.	Exposed	metal	
chimneys	and	spark	arrestors	are	not	permitted.

•	Mechanical	vents	6”	or	larger	must	be	enclosed	in	an	
appropriate	architectural	structure	to	match	building	
components.	When	chimneys	are	required	their	size,	shape	
and	height	should	match	that	of	other	chimney	elements	on	
the	roof.	All	other	unenclosed	exposed	vents	must	be	coated	
to	match	the	roof	color.			

Gutters and Downspouts
Gutters	and	downspouts	should	be	metal	or	copper,	have	
a	factory	finished	metallic	patina,	painted	to	match	the	
surface	to	which	they	are	attached	or	match	the	trim	color	
of	the	home.

Rain Storage Devices
All	rain	storage	devices	must	be	placed	underground.

•	Clerestories	should	be	placed	within	the	field	of	the	roof	
and	cannot	extend	to	the	eave	lines	except	as	approved	by	
the	Design	Review	Board.

•	Solar	Panels	are	allowed	and	encouraged	and	should	be	
placed	to	maximize	their	effectiveness	while	also	minimizing	
their	visual	impacts	on	adjacent	owners	and	the	community	
as	a	whole.

Gutters match surface or trim color

Mechanical vents reflect architectural style

Skylight placed flush to roof 
and color blends well with roof

Solar panels located to maximize 
effectiveness and minimize visual 
impact
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Antennae and Satellite Dishes
When possible, satellite dishes, television or radio aerials, 
or antennas should be installed so as to be screened from the 
road, adjacent home sites or public areas. No satellite dish 
may be installed that is larger than 39” in diameter.  Removal 
of trees to improve reception is prohibited.  The screen wall 
is subject to Design Review Board approval and must be an 
integral component of the house design. In some cases, the 
enclosure may not be approved due to the location on the 
home site and its visual effect on the overall street scene or 
as viewed from adjacent home sites. Umbrella covers over 
satellite dishes are prohibited.

Trash Containers
Space shall be provided in an adequate and appropriate side 
or rear yard or interior portion of the garage to accomodate 
at least one trash and one large recycling container per unit 
and must be concealed from view from the Street.
 
Accessory Structures
No accessory structures are permitted.

Lights should complement architectural style but 
remain simple in form 

Mechanical Equipment
Care must be given in designing a home to the location of 
utility equipment to avoid prominent exposure of mechanical 
equipment and meters to public view.  Compressors, 
meters, utility boxes and miscellaneous equipment shall be 
grouped and located and screened to minimize the impact on 
neighbors and the community. 

Utility meters are typically required to have impact 
protection.  The location and design of this impact protection 
shall be included on the construction plans.  The design 
shall satisfy the building department and utility provider 
requirements.
 
Screens can be comprised of either landscaping or 
landscaping and wood that is compatibly detailed to 
harmonize with the homes exterior.  Exposed vents, grilles 
and other mechanical, electrical and plumbing components 
should be coordinated with building elements.  Consider 
locating the dryer exhaust vent, hose bibs, waterproof 
outlets etc. below the first floor beam.  Conceal these items 
to the extent possible and coordinate visible items with the 
foundation piers and screens.

No roof mounted mechanical equipment is allowed unless 
mounted on a flat roof element and is not visible from public 
view.

Lighting
Front porch lights should be a primary architectural focus. 
Outdoor and indoor lighting will be carefully reviewed to 
assure that neighboring properties are protected from light 
sources.  The intent is to produce an enticing low level 
throughout the community that creates a warm ambience 
while maintaining views of the night sky and stars.
Exterior lighting shall be kept to a minimum and shall be 
limited to porches, courtyards, garage entries, addresses and 
to mark paths.  

The light source must conform to Park City Municipal 
Corporation Municipal Code / Land Management Code 
standards (found at www.parkcity.org).
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Exterior Colors         
The Park Homes have a diverse range of building size. 
With this diversity comes an opportunity to introduce a 
broad range of color. Smaller buildings should follow the 
standard established by the Cottage Homes guidelines & 
utilize primary colors.  White & light gray are not considered 
primary colors.  Multi-family buildings should utilize 
colorful earth tones in an effort to lessen their visible mass.

Key Elements       
• Varied Wall Planes & Massing
• Expressive Trim
• Exposed Structural Elements
• Low Sloping/Flat Roofs
• Emphasis on Front Porches
• Mining Meets Modern
• Not Resort Mountain Timber
• Mountain Contemporary

• Simple Forms
• Garages Secondary
• Grouped Windows
• Creative Materials
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Typical Cottage Homes are single story, story and a half 
and two story homes placed on traditional lots located in the 
heart of the neighborhood.  The Cottage Homes place an 
emphasis on the homes front facade with prominent street 
oriented entry’s and front porches and by incorporating 
recessed garages or detached garages and, where feasible, 
garages that are accessed from the side street.  The Cottage 
Homes are placed close to the street and sidewalks creating 
an intimate setting that should include appropriate front 
yard landscaping and garden fencing common to traditional 
neighborhoods while still providing on street parking and 
sufficient snow storage areas.

Cottage Homes

Cottage Home Cottage HomePiper Way Ledger Way
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Cottage Homes consist of single family detached homes on 
lots that range in size from approximately 4,200 square feet 
to 10,500 square feet.

Front Yard Setback:  15’ to Main House - 20’ to front of 
garage.  Front Porches or Single Story Bays may extend to 
within 10’ of the property line

Side Yard Setback:  Minimum 5’

Side Yard Street Setback (Corner Lot):  Minimum 10’ to 
Main House - 15’ to front of garage (side load garage).

Rear Yard Setback:  Minimum 20’

Attached Garages:  Garage door width must not exceed 
55% of the width of the front facade of the house. Attached 
Garages shall be a maximum of 26’ wide.  Garages shall be 
setback a minimum of 5’ behind Facade.  

Detached Garages:  Shall be a maximum of 24’ wide and 
shall be a maximum of 18’ in height.  Detached garages 
shall be setback a minimum of 5’ behind facade.

Garage Doors:  Two (2) car wide garage doors may be a 
maximum 18’ wide.  Single doors may be a maximum of 
10’ wide.

Parking:  No enclosed structures for the storage or parking 
of boats and/or motor homes are permitted.

Cottage Homes

Cottage Lots:

Rear Yard

Front
Yard

Front Yard Exceptions:  (1) Uncovered steps leading to 
the Main Building provided the steps are not more than 
four feet (4’) in height from Final Grade, not including any 
required handrails, and do not cause any danger or hazard 
to traffic by obstructing view of a street or intersection; 
(2) Roof overhangs, eaves, and cornices projecting not 
more than three feet (3’) into the Front Yard; (3) Porches 
and Bay Windows, not more than ten feet (10’) wide, 
projecting not more than five feet (5’) into the Front Yard;

Side & Rear Yard Exceptions:  (1) Bay Windows not 
more than twelve feet (12’) wide, projecting not more than 
two feet (2’) into the Side/Rear Yard; (2) Chimneys not 
more than five feet (5’) wide projecting not more than two 
feet (2’) into the Side/Rear Yard; (3) Window wells and 
light wells projecting not more than three feet (3’) into the 
Side/Rear Yard; (4) Roof overhangs and eaves projecting 
not more than three feet (3’) into the Side/Rear Yard; (5) 
Hot tubs and decks located at least five feet (5’) from 
the Side/Rear Lot Line; (6) Window sills, belt courses, 
cornices, trim, and other ornamental features projecting not 
more than six inches (6”) beyond the window or Structure 
to which it is attached.  In no case shall an exception be 
allowed if contrary to the International Building Code.

Front, Side & Rear Yard Exceptions:  (1) Fences, 
retaining walls, stairs, pathways, trails, sidewalks, patios, 
driveways, similar Structures, screened mechanical and 
utility equipment, and approved Parking Areas are allowed  
as exceptions in the Front/Side/Rear Yards as approved by 
the Design Review Board.
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Cottage Homes

Residence Size
Residences in the Cottage Homes area will have a minimum 
square footage of 900 sq ft for single story structures. The 
first floor area (defined as that floor that is accessed by the 
front door) shall not be less than 600 sq. ft. for two-story 
structures.  The maximum square footage for any residence 
is 3,500 sq. ft. (all areas noted are gross living areas and 
exclude porches, decks, garages and basements) as defined 
by the Park City Land Management Code.

Building Height
The intent of the height guideline is to present a human-scale 
roofscape, one that steps with the contours of the terrain 
and recalls the natural setting.  Allowable building heights 
are limited by the Park City Land Management Code. No 
Structure shall be erected to a height greater than twenty-
eight feet (28’) from existing grade.  Accessory Structures 
shall not exceed a maximum height of eighteen feet (18’) to 
the peak of the roof.
 The following exceptions apply only to the Main 
Structure:
  (1)  A gable, hip or similar pitched roof may extend up to 
five feet (5’) above Building Height, if the roof pitch is 4:12 
or greater.
  (2)  Chimneys, flues, vents, and similar Structures may 
extend up to five feet (5’) above the highest point of the 
Building.

Side Elevations
All Cottage units with side elevations exposed or clearly 
visible from a public road shall pay special attention to the 
massing and composition to ensure appropriate scale and 
form to fit visually into the landscape and windows should 
occur in these visible end walls.  Additional landscape 
measures may be required to achieve this requirement. 

Built Forms Follow Contours
Building placement should respect existing land forms. 
Structures should follow contours and fit into existing land 
massing, rather than ignore or dominate these forms.

Scale of Buildings
It is important that the massing of the buildings be scaled 
in such a way that it relates to the people living there and 
harmonizes with the area and its natural features.  No unbroken 
expanse of building mass may exceed 45’ in length on any side 
elevation and 25’ on front and rear elevations without a break 
or step.  If the maximum length is reached, any combination 
of vertical and horizontal stepping can be added together to 
achieve a minimum of 3’ shift, subject to the architectural style 
of the home.

This requirement is applied to ensure building mass does not 
become overpowering.  Changing the planes of walls, changing 
direction, and providing some variety in the roof form yields 
diversity and visual interest.  Additive building volumes give 
the home an apperance that it was built over time.

Repetition
Buildings of similar plans must offer up differentiation in 
elevations and color.  To ensure diversity, identical building 
elevations shall not be permitted on the same street frontage 
or directly across the street for a distance of no less than 
three-hundred (300) feet.  The Design Review Board shall 
review these requirements on a case-by-case basis per specific 
site conditions.  Homes with similar heights may only occur 
consecutively along a street three times before a change in 
massing is required.  For example, three adjacent two-story 
homes must be followed by a one and a half story or one-story 
home.  There should be substantial variation in individual 
building forms. Avoid Consecutive Massing

Undesirable Vertical Articulation added

Horizontal 
Articulation added

Desirable
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Foundation and Retaining Walls
Foundation walls form the base or grounding element of the 
structure.  Foundation walls must step down with the grade 
change so that their exposed surface is minimized.  Maximum 
exposed foundation wall height is four feet (4’).  All exposed 
concrete must be finished for appearance with foundation 
plaster, stone veneer, board formed concrete or paint.  
Retaining Walls should appear to be an extension of the 
foundation walls of the structure.  Retaining Wall materials 
may include stacked rock or materials to match foundation 
wall material subject to Design Review Board approval.

Walls
A Design Guide for  Park City Heights
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Cottage Homes

Wall Appurtenances
Detail elements applied to the exterior wall such as wall 
decoration, shutters, bay windows and flower boxes can add 
visual interest to the building façade. Care should be taken 
to not overstate or overly decorate. These elements should 
be functional and not simply replications of things seen 
elsewhere.
   
• Wall Decoration - Painted, relief or trimmed detail work is 
not recommended.

• Window and Door Shutters - They should appear operable 
and matched to size openings.  They may be made of wood 
or fiberglass that resembles wood. Their design should be 
simple and straightforward, with out undue decoration.  
Painted shutters are encouraged on single windows and 
fully glazed doors.   Hardware shall be corrosion-resistant 
in a compatible color.  Styles may be louvered, raised or flat 
paneled or planked and awning shutters are permitted.

• Bay Windows and Flower Boxes - These should be 
designed in a simple and direct manner.

Building Walls 
Building walls are those walls above the foundation walls 
that form the middle of the structure. The treatment of 
these walls provides an opportunity to visually unify this 
phase of the development. The use of different materials 
is encouraged to give distinction to the varied forms of the 
building. Materials on building walls will be limited to three 
different types for any single structure in the Cottage Homes.
         
Approved materials are:
 • Natural Stone
 • Horizontal wood siding
 • Board and batten vertical wood siding
 • Machine sawn wood shingles
 • Composite Board siding or approved similar 
 • Stucco (as approved by the Design Review Board) 
 • Steel (as approved by the Design Review Board)            
 • Masonry

Does not appear operable

Foundation wall too exposed

Simple Bay Window adds 
interest to home

Shutters sized to 
match openings

Shutters are simple and 
straightforward
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Porches 
A core ideal of the development is the use of covered front 
porches to promote a human scale, sense of entry and 
emphasize relationship to the street. 

Massing of porch elements also can help to further ground 
the building by forming a base from which the building mass 
can grow. To this end porches should be made to convey a 
sense of human scale and are limited to one story in height. 

Integration of the front porch is required in the Cottage 
Homes area.

• Porches will often have deep eaves repeating the same 
rafter treatment as the main roof.

• Porch roof forms shall be consistent with the architectural 
style of the home.

• Porches must be a minimum of 8” above finished grade 
unless ADA access is required to the home.  Not all porches 
will be the same height.  Porch height should vary in that 
porch height is a function of the topography and style of the 
home.  The front porch steps must be designed as an integral 
element to the design and style of the home and not just 
“stuck on” the front of the home.

• Porches can be used to wrap the corner of a house or fill the 
void created by an “L” shaped plan.   Wrapped porches are 
strongly recommended for Corner Lots. 

• Creativity consistent with the architectural style of the 
house shall be used in designing columns, posts, brackets, 
railing, trim and molding.

• Columns, where provided, must terminate at the porch deck 
or extend to within 4” of finished grade.

• Minimum porch depth is 6’ with a minimum of 60 square.
feet.

Porches
A Design Guide for  Park City Heights

A R C H I T E C T U R A L  P A T T E R N S
18

Cottage Homes

• All porches shall be properly detailed with authentic porch 
edge conditions, including a cantilevered “lip” or edge.  If 
the porch surface is left as natural or colored concrete the 
face of the cantilevered lip must also remain as natural 
or colored concrete.  If the porch surface is finished with 
another material, then that material should wrap the face of 
the porch lip.

Appropriate Porch flooring surfaces include:
 • Wood or Composite Decking
 • Natural or Approved Colored Concrete
 • Tile or Concrete Pavers

Appropriate porch detailing Authentic flooring materials

Porch roof forms are consistent with home

Porches above grade
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Windows predominantly rectangular and vertical in proportion

Window heads must be level

Trim should be simple, flat

Expressive trim

Trim proportioned to size 
of opening

Doors should be colorful, architectural focal points

Windows
Windows should be predominantly rectangular in shape and 
vertical in orientation. Windows are often single, paired or in 
strips of three (3) or more.  Octagonal, circles and hexagon 
shaped windows will not be approved. Window heads must 
be shaped to match roof lines or remain level.  No scissor 
truss windows will be permitted with slopes not matching 
the roof line.

Window placement is critical and should be studied carefully 
for aesthetic appeal, rhythm, and proportion.

Windows may be constructed of the following materials:

	 •	Wood
	 •	Wood	clad	with	color	fast	vinyl	or	aluminum
	 •	Metal	clad	windows	must	be	coated	with	an		 	
	 approved	finish
	 •	Vinyl

Note:  The glass and frames used in windows and skylights 
cannot	be	highly	reflective.		The	lenses	of	skylights	must	be	
clear,	gray	or	bronze.	All	skylights	must	be	low	profile.		No	
bubble type skylights will be permitted.  Skylight locations 
should integrate well with the exterior design and not 
seem random.  Light pollution from skylights will not be 
permitted.  The type and location of skylights are subject to 
the review of the Design Review Board.

Doors  
Exterior door openings into conditioned space should be 
protected from weather.  Porches, overhangs and other 
architectural features can shield openings and add interest.

Doorways should be rectangular in shape. They should 
be	made	of	a	material	and	finished	in	a	manner	that	is	
complimentary to the other exterior materials being used.

Doors are encouraged to be colorful architectural focal 
points.  Full glass storm doors are allowed.

The use of limited glass in entry doors is encouraged, ex. ½ 
lights with divided lights. Full glass doors are discouraged.

Windows & Doors
A Design Guide for  Park City Heights
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Trim
Within the Cottage Home product expressive trim is 
identified	as	a	key	architectural	element.		Trim	shall	be	
proportioned to the size of the opening with a minimum 
width of three and one-half inches.  Trim shall project a 
minimum of one-half inch past the leading edge of the 
adjacent	siding.		Most	trim	shall	be	flat.		Any	shapes	must	
have	a	simple	profile.		Siding	must	abut	trim	(trim	shall	not	
be installed on top of siding). 
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Not this - door dominates visually

Single garage doors are preferred

Front loaded garage is secondary to the home

Paneled door incorporates 
glass

Garages 
Garages are required in the Cottage Homes area of the 
development.  They can be attached or detached and must 
accommodate at least one car.  Garages must not dominate 
the residence when viewed from the street, especially in 
areas visible from right-of-ways, common areas and adjacent 
home sites.  Garages parallel to the street must be setback a 
minimum of 5’ from the front elevation or element of the main 
structure or be side entry designs.  The use of overhangs and 
significant architectural details are encouraged to visually 
lessen the impact of the garage entrance(s). 

Garage Doors
Garage doors must be provided with detailing that is tied to the 
homes overall design themes.  Segmented doors are allowed 
if they are constructed to appear to be one of the traditional 
door types, or similar, as shown in the images (see images this 
page) and are subject to Design Review Board approval. 

• Doors should be paneled and may incorporate glass.

• Doors are encouraged to be painted or stained colors similar 
to the body of the home to lessen their visual impact.

• Single garage doors are preferred. The use of single doors 
allows for more variety in the garage elevation.

• Three car garages are permitted in the Cottage Homes area 
but must incorporate a tandem garage or a front and side entry 
garage combination to do so.

• No garage door over 9’ high will be approved. 

• Doors may include Diagonal, X-Bracing or Z-Braced Planks 
or Panels if consistent with the design of the home.

Driveways
Shared Driveways are allowed and encouraged but their width 
at the curb must be minimized.  Driveways are encouraged 
to be concrete, colored concrete, stamped colored concrete, 
unit pavers turf block or other permeable pavers or other 
pattern and texture methods approved by the Design Review 
Board.  Asphalt drives will be permitted but must be properly 
maintained.

Garages & Garage Doors
A Design Guide for  Park City Heights
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Not this - Garage door is dominant element

Segmented doors - help to visually appear as two separate doors
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Roofing Patterns
Roofscapes dramatically shape a neighborhood and therefore 
require special design attention.  In Historic Neighborhoods, 
it is obvious that a variety of roof forms, masses and slopes 
give great diversity to communities.  Roof elements play 
a major part in how the overall residence design relates to 
human scale and to the topography of the site. Roof forms 
can also help bring developments together visually through 
the use of reoccurring underlying principles.            
	 •	Allowable	roof	pitches	for	sloped	roofs	are
 between 3:12 and 12:12 (roof pitch less than 4:12
													may	not	extend	up	to	five	feet	(5’)	above	the	twenty
													eight	foot	(28’)	Building	Height)
	 •	Allowable	roof	types	are:	gable,	hip,	partial	hip
	 and	flat
	 •	Shed	roofs	may	only	be	used	as	secondary	roof	
 forms (shed roofs may have a pitch of no less than  
	 2:12)
	 •	Flat	roofs	are	also	an	allowable	roof	form	(flat
	 roofs	may	be	sloped	for	drainage) 
 •	Roof	dormers	are	encouraged	to	punctuate	second		
 story roof mass
 
Roof	forms	should	remain	simple.		All	two	story	homes	need	
to incorporate single story or secondary elements which will 
help the overall forms to sit within the topography better. 
Generally roof structures and roof lines should step with 
the topography of the site creating the appearance that the 
homes mass steps with and follows the	slope	of	the	site.		Flat	
roofs should be incorporated into the Cottage Homes where 
feasible and utilized for snow storage, water collection, 
reduced roof impacts and the creation of “green” landscaped 
roofs, roof gardens or patio spaces.Building	designs	will	
incorporate	a	primary	roof	form	(roof	area	in	excess	of	250	
sq.	ft.)	with	secondary	elements	(roof	area	less	than	250	sq.	
ft.)	attached	to	the	primary	form.	

The following roof shapes are not permitted:                                          
	 •	Mansard,	Fake	Mansard,	Gambrel	and	Domed

Roof Patterns & Materials
A	Design	Guide	for 	Park	City	Heights
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Roof Overhangs
Roof overhangs protect walls and openings and contribute 
to the buildings character.  Roofs should overhang walls a 
minimum of 12” and a max of 36”.  Roof overhangs less 
than	12”	requires	Design	Review	Board	approval.	Overhangs	
of	0”	are	allowed	on	flat	roofs.		Wood,	composite	and	
aluminum	are	allowed	materials	for	facia	and	soffit.

Roof Materials
Allowed	roofing	materials	are:	
	 •	Architectural	composition	shingles,	min.	30	year
	 •	Copper,	must	oxidize	and	turn	bronze
	 •	Zinc,	flat	finish	
	 •	Cor-ten	steel
	 •	Membrane	roofing	(at	flat	roofs)
	 •	Solar	Shingles
	 •	Green	roofs

The following materials can be used with approved color 
selection:
	 •	Aluminum
	 •	Steel

Standing	Seam	Metal	or	corrugated	roofs	shall	be	primarily	
allowed on accent and porch roofs.
                  
The	following	roofing	materials	are	not	allowed:
	 •	Wood	Shakes
	 •	Highly	reflective	metals
	 •	Asphalt	rolled	roofing

Variation in roof forms contributes to a more 
visually rich neighborhood

Metal as secondary 
roof element

Two story homes incorporate single story elements

Flat roof elements are 
appropriate and encouraged
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Roof Appurtenances
Approved Dormer Shapes:
	 •	Shed	Dormers
	 •	Gable	Dormers
	 •	Hip	Dormers
                                 
•	Snow	Diverters	should	be	used	wherever	sufficient	
amounts	of	snow	may	accumulate	over	occupied	areas	such	
as	entries,	patios,	porches,	driveways	and	decks.	Special	
care	should	be	taken	with	metal	roofing	as	it	is	prone	to	
releasing	snow	which	can	cause	injury	to	people	or	damage	
to	property.		

•	Snow	Melt	Systems	should	only	be	considered	when	all	
other	alternatives	have	been	explored	fully.		Proper	roof	
design	is	imperative	to	eliminate	the	dependency	of	snow	
melt	systems	and	their	energy	consumption.

•	Roof	top	stairs,	mechanical	and	electrical	areas	are	required	
to	be	placed	within	the	roof	structure	and	are	not	permitted	
to	be	placed	on	the	roof	unless	shielded.	Shielding	solutions	
must	be	approved	by	the	Design	Review	Board.

•	Ornaments	like	finials,	scroll	work	on	the	ridge	or	barge	
and	eave	boards	or	decorative	turrets	are	discouraged.

•	Skylights	are	not	to	be	highly	reflective	and	must	be	
installed	flush	against	the	roof.	They	should	not	extend	to	the	
eave	line.	As	mentioned	elsewhere	in	these	guidelines	bubble	
type	skylights	will	not	be	approved.		Light	pollution	from	
skylights	will	not	be	permitted.

•	Horizontal	direct	vent	fireplaces	are	allowed	but	chimneys	
are	encouraged.		When	used,	chimneys	must	be	enclosed	in	
a	chase.	The	chase	may	be	clad	with	wood	siding,	stucco,	
stone	or	approved	metal.	Chimney	caps	are	required	and	
must	be	constructed	of	approved	material.	Exposed	metal	
chimneys	and	spark	arrestors	are	not	permitted.

•	Mechanical	vents	6”	or	bigger	must	be	enclosed	in	a	
chimney.	When	chimneys	are	required	their	size,	shape	and	
height	should	match	that	of	other	chimney	elements	on	the	
roof.	All	other	unenclosed	exposed	vents	must	be	coated	to	
match	the	roof	color.			

Gutters and Downspouts
Gutters	and	downspouts	should	be	metal	or	copper,	have	
a	factory	finished	metallic	patina	or	painted	to	match	the	
surface	to	which	they	are	attached.

Rain Storage Devices
All	rain	storage	devices	must	be	placed	underground.

•	Clerestories	should	be	placed	within	the	field	of	the	roof	
and	cannot	extend	to	the	eave	lines	except	as	approved	by	
the	Design	Review	Board.

•	Solar	Panels	are	allowed	and	encouraged	but	must	be	
placed	to	minimize	their	visual	impact	to	the	neighborhood	
while	maximizing	their	effectiveness.

Skylights are flat to roof and do not extend to eavelines 
or roof peaks

Solar panels visual impacts are minimized

Gutters match trim or are appropriate for the 
architectural style
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Mechanical Equipment
Care must be given in designing a home to the location of 
utility equipment to avoid prominent exposure of mechanical 
equipment and meters to public view.  Compressors, 
meters, utility boxes and miscellaneous equipment shall be 
grouped and located and screened to minimize the impact on 
neighbors and the community.  

Utility meters are typically required to have impact 
protection.  The location and design of this impact protection 
shall be included on the construction plans.  The design 
shall satisfy the building department and utility provider 
requirements.

Screens can be comprised of either landscaping or 
landscaping and wood that is compatibly detailed to 
harmonize with the homes exterior.  Exposed vents, grilles 
and other mechanical, electrical and plumbing components 
should be coordinated with building elements.  Consider 
locating the dryer exhaust vent, hose bibs, waterproof 
outlets etc. below the first floor beam.  Conceal these items 
to the extent possible and coordinate visible items with the 
foundation piers and screens.

No roof mounted mechanical equipment is allowed unless 
mounted on a flat roof element and is not visible from public 
view.

Antennae and Satellite Dishes
When possible, satellite dishes, television or radio aerials or 
antennas should be installed so as to be screened from the 
road, adjacent home sites or public areas. No satellite dish 
may be installed that is larger than 39” in diameter.  Removal 
of trees to improve reception is prohibited.  The screen wall 
is subject to Design Review Board approval and must be an 
integral component of the house design. In some cases, the 
enclosure may not be approved due to the location on the 
home site and its visual effect on the overall street scene or 
as viewed from adjacent home sites. Umbrella covers over 
satellite dishes are prohibited.

Trash Containers
Space shall be provided in an adequate and appropriate side 
or rear yard or interior portion of the garage to accomodate 
at least one trash and one large recycling container per unit 
and must be concealed from view from the Street.
 
Accessory Structures
No accessory structures are permitted.

Lighting
Front porch lights should be a primary architectural focus. 
Outdoor and indoor lighting will be carefully reviewed to 
assure that neighboring properties are protected from light 
sources.  The intent is to produce an enticing low level 
throughout the community that creates a warm ambience 
while maintaining views of the night sky and stars.
Exterior lighting shall be kept to a minimum and shall be 
limited to porches, courtyards, garage entries, addresses and 
to mark paths.  

The light source must conform to Park City Municipal 
Corporation Municipal Code / Land Management Code 
standards (found at www.parkcity.org). 

Lights should complement architectural style but 
remain simple in form 

Packet Pg. 157



Example Gallery
A Design Guide for  Park City Heights

A R C H I T E C T U R A L  P A T T E R N S
24

Cottage Homes

Exterior Colors         
With the smaller homes on smaller lots there is a much higher 
density within the Cottage Home area than in other areas of 
the development. The use of rich and lively colors will help to 
add visual interest to this area as well as help create a strong 
sense of place. Earth tones are allowed but primary colors are 
encouraged. Building color palletes will be limited to a body, 
trim and window color.

Key Elements       
• Varied Wall Planes & Massing
• Expressive Trim
• Exposed Structural Elements
• Varied Roof Forms
• Emphasis on Front Porches
• Colorful Exteriors
• Vertical Proportions for Windows
• Classic Forms

• Simple Forms
• Garages Secondary
• Grouped Windows
• Use of Special Windows
• Architecture Forward
• Not Mountain Timber 
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Homesteads are typically one and one-half to two story 
homes on the largest lots within the neighborhood providing 
for a varied streetscape.  All Homestead lots are accessed 
from the Street creating a need to vary driveway alignments 
and garage orientations.  Homestead streetscapes must 
provide for a variety of landscapes while also providing 
adequate snow storage opportunities.  Emphasis should 
remain on the front facades and the front doors and porches 
for all Homesteads maintaining a consistency within the 
project across all product types.

Homesteads

Homestead HomesteadCalamity Lane
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Homesteads consist of larger single family detached homes 
on lots that generally range in size from 8,000 square feet 
to 25,000 square feet.

Front Yard Setback:  20’ to Main House - 30’ to front of 
garage.  Front Porches or Single Story Bays may extend to 
within 15’ of the property line.

Side Yard Setback:  Minimum 6’ - total combined side 
yard setbacks shall equal 16’ 

Side Yard Street Setback (Corner Lot):  Minimum 15’ 
to Main House - 25’ to front of garage (side load garage).  
Wrapped porches may extend to within 10’ of the property 
line.

Rear Yard Setback:  Minimum 25’

Attached Garages:  Garage door width must not exceed 
50% of the width of the front facade of the house. Attached 
Garages shall be a maximum of 38’ wide.  Garages shall be 
setback a minimum of 10’ behind Facade.  

Detached Garages:  Shall be a maximum of 24’ wide and 
shall be a maximum of 18’ in height.  Detached garages 
shall be setback a minimum of 10’ behind Facade.  

Garage Doors:  Two (2) car wide garage doors may be a 
maximum 18’ wide.  Single doors may be a maximum of 
10’ wide.

Homesteads

Homestead Lots:

Rear Yard

Front Yard

Front Yard Exceptions:  (1) Uncovered steps leading to 
the Main Building provided the steps are not more than 
four feet (4’) in height from Final Grade, not including any 
required handrails, and do not cause any danger or hazard 
to traffic by obstructing view of a street or intersection; 
(2) Roof overhangs, eaves, and cornices projecting not 
more than three feet (3’) into the Front Yard; (3) Porches 
and Bay Windows, not more than ten feet (10’) wide, 
projecting not more than three feet (3’) into the Front Yard;

Side & Rear Yard Exceptions:  (1) Bay Windows not 
more than twelve feet (12’) wide, projecting not more than 
two feet (2’) into the Side/Rear Yard; (2) Chimneys not 
more than five feet (5’) wide projecting not more than two 
feet (2’) into the Side/Rear Yard; (3) Window wells and 
light wells projecting not more than three feet (3’) into the 
Side/Rear Yard; (4) Roof overhangs and eaves projecting 
not more than three feet (3’) into the Side/Rear Yard; (5) 
Hot tubs and decks located at least five feet (5’) from 
the Side/Rear Lot Line; (6) Window sills, belt courses, 
cornices, trim, and other ornamental features projecting not 
more than six inches (6”) beyond the window or Structure 
to which it is attached.  In no case shall an exception be 
allowed if contrary to the International Building Code.

Front, Side & Rear Yard Exceptions:  (1) Fences, 
retaining walls, stairs, pathways, trails, sidewalks, patios, 
driveways, similar Structures, screened mechanical and 
utility equipment, and approved Parking Areas are allowed  
as exceptions in the Front/Side/Rear Yards as approved by 
the Design Review Board.
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Built Forms Follow Contours
Building placement should respect existing land forms. 
Structures should follow contours and fit into existing land 
massing, rather than ignore or dominate these forms.

Massing & Composit ion
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Residence Size
Residences in the Homesteads will have a minimum square 
footage of 2,000 sq ft for single story structures.  The first 
floor area shall not be less than 1,500 sq. ft. for two story 
structures and the second level shall be no more than 2/3 
the main floor area.  The maximum square footage for 
residences varies throughout the Homesteads (all areas 
noted are gross living areas and exclude porches, decks, 
garages and basements) as defined by the Park City Land 
Management Code.  Refer to the recorded community plat 
for individual lot requirements.

Building Height
The intent of the height guideline is to present a human-scale 
roofscape, one that steps with the contours of the terrain 
and recalls the natural setting.  Allowable building heights 
are limited by the Park City Land Management Code. No 
Structure shall be erected to a height greater than twenty-
eight feet (28’) from existing grade.  Accessory Structures 
shall not exceed a maximum height of eighteen feet (18’) to 
the peak of the roof.
 The following exceptions apply only to the Main 
Structure:
  (1)  A gable, hip or similar pitched roof may extend up to 
five feet (5’) above Building Height, if the roof pitch is 4:12 
or greater.
  (2)  Chimneys, flues, vents, and similar Structures may 
extend up to five feet (5’) above the highest point of the 
Building.

Side & Rear Elevations
All Homesteads shall pay special attention to the side 
elevations and shall be treated the same as the front elevation 
with similar materials, windows, scale, etc...

Scale of Buildings
It is important that the massing of the buildings be scaled 
in such a way that it relates to the people living there and 
harmonizes with the area and its natural features. No unbroken 
expanse of building mass may exceed 45’ in length on any side 
elevation and 25’ on front and rear elevations without a break 
or step. If the maximum length is reached, any combination 
of vertical and horizontal stepping can be added together to 
achieve a minimum of 3’ shift, subject to the architectural style 
of the home.

This requirement is applied to ensure that building mass does 
not become overpowering. Changing the plains of walls, 
changing direction, and providing some variety in the roof 
form yields diversity and visual interest.  Additive building 
volumes give the home an appearance that it was built over 
time.

Repetition
Buildings of similar plans must offer up differentiation in 
elevations and color.  To ensure diversity, identical building 
elevations shall not be permitted on the same street frontage 
or directly across the street for a distance of no less than three-
hundred (300) feet.  The Design Review Board shall review 
these requirements on a case-by-case basis per specific site

Undesirable Vertical Articulation added

Horizontal 
Articulation added

Desirable

Home responds to natural grade

Not this - Similar two-story homes repeated too often

conditions.  Homes with similar heights may only occur 
consecutively along a street three times before a change 
in massing is required.  For example, three adjacent two-
story homes must be followed by a one and a half story or 
one-story home.  There should be substantial variation in 
individual building forms. 
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Foundation and Retaining Walls
Foundation walls form the base or grounding element of the 
structure.  Foundation walls must step down with the grade 
change so that the exposed surface is minimized.  Maximum 
exposed foundation wall height is four feet (4’).  All exposed 
concrete must be finished for appearance with foundation 
plaster, stone veneer, board formed concrete or paint. 
Retaining Walls should appear to be an extension of the 
foundation walls of the structure.  Retaining Wall materials 
may include stacked rock or materials to match foundation 
wall material subject to Design Review Board approval.

Walls
A Design Guide for  Park City Heights
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Wall Appurtenances
Detail elements applied to the exterior wall such as wall 
decoration, shutters, bay windows and flower boxes can add 
visual interest to the building façade. Care should be taken 
to not overstate or overly decorate. These elements should 
be functional and not simply replications of things seen 
elsewhere.
   
• Wall Decoration - Painted, relief or trimmed detail work is 
not recommended.

• Window and Door Shutters - They should appear operable 
and matched to size openings.  They may be made of wood 
or fiberglass that resembles wood. Their design should be 
simple and straightforward, with out undue decoration.  
Painted shutters are encouraged on single windows and 
fully glazed doors.   Hardware shall be corrosion-resistant 
in a compatible color.  Styles may be louvered, raised or flat 
paneled or planked and awning shutters are permitted.

• Bay Windows and Flower Boxes - These should be 
designed in a simple and direct manner

Building Walls 
Building walls are those walls above the foundation walls 
that form the middle of the structure. The treatment of 
these walls provides an opportunity to visually unify this 
phase of the development. The use of different materials 
is encouraged to give distinction to the varied forms of the 
building. Materials on building walls will be limited to three 
different types for any single structure in the Homesteads.
         
Approved materials are:
 • Wood shingles
 • Natural Stone - Rectilinear stone only 
 (No river rock)
 • Horizontal wood siding
 • Board and batten vertical wood siding
 • Machine sawn wood shingles
 • Composite Board siding or approved similar
 • Stucco (as approved by the Design Review 
Board)*
 • Steel (as approved by the Design Review Board)
 • Masonry
 • Exposed aggregate concrete
 • Board formed concrete
            
* Stucco may only be used as an accent material.

Not thisStone wall matches home

Window bay extends 
over garage to minimize 
visual mpact

Flower boxes detail and charm

Varied wall materials provide interest and 
distinction to wall planes
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Porch raised above finished grade

Front steps are integral part 
of home

Columns and posts 
are an integral part of 
architectural style

Porch roof breaks up two 
story element

Porches 
A core ideal of the development is the use of covered front 
porches to promote a human scale, sense of entry and 
emphasize relationship to the street. 

Massing of porch elements can also help to further ground 
the building by forming a base from which the building mass 
can grow. To this end porches should be made to convey a 
sense of human scale and are limited to one story in height. 

The use of porch elements in the Homestead area is highly 
encouraged. 

• Porches shall usually be located at the front setback line.  

• Porches will often have deep eaves repeating the same 
rafter treatment as the main roof.

• Porch roof forms shall be consistent with the architectural 
style of the home.

• Porches must be a minimum of 8” above finished grade 
unless ADA access is required to the home.  Not all porches 
will be the same height.  Porch height should vary in that 
porch height is a function of the topography and style of the 
home.  The front porch steps must be designed as an integral 
element to the design and style of the home and not just 
“stuck on” the front of the home.

• Porches can be used to wrap the corner of a house or fill the 
void created by an “L” shaped plan.   Wrapped porches are 
strongly recommended for Corner Lots. 

• Creativity consistent with the architectural style of the 
house shall be used in designing columns, posts, brackets, 
railing, trim and molding.

• Columns, where provided, must terminate at the porch deck 
or extend to within 4” of finished grade.

• Minimum porch depth is 8’ with a minimum of 80 square 
feet.

Porches
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• All porches shall be properly detailed with authentic porch 
edge conditions, including a cantilevered “lip” or edge.  If 
the porch surface is left as natural or colored concrete the 
face of the cantilevered lip must also remain as natural 
or colored concrete.  If the porch surface is finished with 
another material, then that material should wrap the face of 
the porch lip.

Appropriate Porch flooring surfaces include:
 • Wood or Composite Decking
 • Natural or Approved Colored Concrete
 • Tile or Concrete Pavers
 • Natural Stone
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Doors should be significant architectural features 
of the Homestead homes

Window is a feature element within this 
wall plane

Windows are rectangular and window 
heads must remain level

Trim
Expressive trim is identified as a key architectural element.  
Trim, when used, shall be proportioned to the size of the 
opening with a minimum width of three and one-half inches.  
Trim shall project a minimum of one-half inch past the 
leading edge of the adjacent siding.  Most trim shall be flat.  
Any shapes must have a simple profile.  Siding must abut 
trim (trim shall not be installed on top of siding). 

Windows
Windows should be predominantly rectangular in shape and 
vertical in orientation. Windows are often single, paired or in 
strips of three (3) or more.  Octagonal, circles and hexagon 
shaped windows will not be approved. Window heads must 
be shaped to match roof lines or remain level.  No scissor 
truss windows will be permitted with slopes not matching 
the roof line.

Window placement is critical and should be studied carefully 
for aesthetic appeal, rhythm, and proportion.

Windows may be constructed of the following materials:

 • Wood
 • Wood clad with color fast vinyl or aluminum
 • Metal clad windows must be coated with an   
 approved finish
 • Vinyl

Note:  The glass and frames used in windows and skylights 
cannot be highly reflective.  The lenses of skylights must be 
clear, gray or bronze. All skylights must be low profile.  No 
bubble type skylights will be permitted.  Skylight locations 
should integrate well with the exterior design and not 
seem random.  Light pollution from skylights will not be 
permitted.  The type and location of skylights are subject to 
the review of the Design Review Board.

Doors  
Exterior door openings into conditioned space should be 
protected from weather.  Porches, overhangs and other 
architectural features can shield openings and add interest.

Doorways should be rectangular in shape. They should 
be made of a material and finished in a manner that is 
complimentary to the other exterior materials being used.

Doors are encouraged to be architectural focal points.  Full 
glass storm doors are allowed.

The use of glass in entry doors is encouraged, ex. ½ lights 
with divided lights. Full glass doors are discouraged.

Windows & Doors
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Patio over garage lessens its 
visual impact

Not this - Garage doors for three cars occur on the same wall plane

Door stain compliments the 
homes architectural style

Segmented doors - help to visually appear as two separate doors

Garages 
Garages are required in the Homestead area of the 
development. They can be attached or detached and must 
accommodate two cars at a minimum. Garages must not 
dominate the residence when viewed from the street, 
especially in areas visible from right-of-ways, common areas 
and adjacent home sites. Side entry garages are preferred 
where feasible.  Side entry garages may be placed at the front 
setback.  Front entry garages must be setback a minimum of 
10’ from the front facade of the main structure. The use of 
overhangs and significant architectural details are encouraged 
to visually lessen the impact of the garage entrance(s).
            
Garage Doors
• Garage doors must be provided with detailing that is tied to 
the homes overall design themes. 

• Doors should be paneled and may incorporate glass.

• Doors are encouraged to be painted or stained colors similar 
to the body of the home to lessen their visual impact.

• Single-car garage doors are preferred. The use of single 
doors allows for more variety in the garage elevation.

• If more than a two car garage is planned, no more than a 
two-car garage door or two single-car garage doors can occur 
on the same wall plane.  Must offset third door wall plain by 
a minimum of 24”.  No more than three garage doors may 
occur in the same elevation.  Tandem garages are allowed.

• No garage door over 9’ high will be approved. 

• Doors may include Diagonal, X-Bracing or Z-Braced Planks 
or Panels if consistent with the design of the home.

Garages & Garage Doors
A Design Guide for  Park City Heights

A R C H I T E C T U R A L  P A T T E R N S
31

Homesteads

Driveways
Driveway accesses are to be a maximum of 14 feet wide, 
except where they provide a turnaround or parking at a 
garage.  Driveways and parking designs are to consider 
snow shed and snow storage requirements. Every effort 
shall be made to minimize the paved areas of driveways 
and turnarounds while still conforming to parking 
requirements.

Only one driveway entry is permitted per Homesite. All 
driveways are to follow alignments that minimize grading, 
tree/shrub removal, or other disruption of the Homesite.

Driveways that cross challenging slopes may require 
special grading and/or retaining wall treatments.  
Owners and their Consultants are to design site-specific 
solutions that maintain a balance between minimizing 
site disturbance and creating driveways that do not 
compromise the community aesthetic.

Driveway and garage layouts are to minimize the visibility 
of garage doors and driveway parking from off-site.

Driveways are encouraged to be natural stone, unit pavers,  
concrete, colored concrete, stamped colored concrete, 
unit pavers, turf block or other permeable pavers or other 
pattern and texture methods approved by the Design 
Review Board.  Asphalt drives will be permitted but must 
be properly maintained.
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Variation in roof forms contributes to a 
more visually rich neighborhood

Prominent overhangs contribute to a home’s character

Roof dormer punctuates second 
story mass

Simple roof forms

Roofing Patterns
Roof elements play a major part in how the overall residence 
design relates to human scale and to the topography of the 
site. Roof forms can also help bring developments together 
visually through the use of reoccurring underlying principles.            
	 •	Allowable	roof	pitches	for	sloped	roofs	are
 between 3:12 and 12:12 (roof pitch less than 4:12
													may	not	extend	up	to	five	feet	(5’)	above	the	twenty
													eight	foot	(28’)	Building	Height)
	 •	Allowable	roof	types	are:	gable,	hip,	partial	hip
	 and	flat
	 •	Shed	roofs	may	only	be	used	as	secondary	roof	
 forms (shed roofs may have a pitch of no less than  
	 2:12)
	 •	Flat	roofs	are	also	an	allowable	roof	form	(flat
	 roofs	may	be	sloped	for	drainage) 
 •	Roof	dormers	are	encouraged	to	punctuate	second		
 story roof mass
 
Roof	forms	should	remain	simple.		All	two	story	homes	need	
to incorporate single story or secondary elements which will 
help the overall forms to sit within the topography better. 
Generally roof structures and roof lines should step with the 
topography of the site creating the appearance that the homes 
mass steps with and follows the	slope	of	the	site.		Flat	roofs	
should	be	incorporated	into	Homesteads	where	feasible	and	
utilized	for	snow	storage,	water	collection,	reduced	roof	
impacts	and	the	creation	of	“green”	landscaped	roofs,	roof	
gardens or patio spaces.  Building	designs	will	incorporate	
a	primary	roof	form	(roof	area	in	excess	of	250	sq.	ft.)	with	
secondary	elements	(roof	area	less	than	250	sq.	ft.)	attached	
to the primary form. 

The following roof shapes are not permitted:   
                                               
	 •	Mansard,	Fake	Mansard,	Gambrel	and	Domed

Roof Patterns & Materials
A	Design	Guide	for 	Park	City	Heights
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Roof Materials
Allowed	roofing	materials	are:	
	 •	Architectural	composition	shingles,	min.	30	year
	 •	Copper,	must	oxidize	and	turn	bronze
	 •	Zinc,	flat	finish	
	 •	Cor-ten	steel
	 •	Membrane	roofing	(at	flat	roofs)
	 •	Solar	Shingles
	 •	Green	roofs

The following materials can be used with approved color 
selection:
	 •	Aluminum
	 •	Steel

Standing	Seam	Metal	or	corrugated	roofs	shall	be	primarily	
allowed on accent and porch roofs.

The	following	roofing	materials	are	not	allowed:
	 •	Wood	Shakes
	 •	Highly	reflective	metals
	 •	Asphalt	rolled	roofing

Roof Overhangs
Roof overhangs protect walls and openings and contribute 
to the buildings character.  Roofs should overhang walls a 
minimum of 12” and a max of 36”.  Roof overhangs less 
than	12”	requires	Design	Review	Board	approval.	Overhangs
of	0”	are	allowed	on	flat	roofs.		Wood,	composite	and	
aluminum	are	allowed	materials	for	facia	and	soffit.
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Roof Appurtenances
Approved Dormer Shapes:
	 •	Shed	Dormers
	 •	Gable	Dormers
	 •	Hip	Dormers
                                 
•	Snow	Diverters	should	be	used	wherever	sufficient	
amounts	of	snow	may	accumulate	over	occupied	areas	such	
as	entries,	patios,	porches,	driveways	and	decks.	Special	
care	should	be	taken	with	metal	roofing	as	it	is	prone	to	
releasing	snow	which	can	cause	injury	to	people	or	damage	
to	property.		

•	Snow	Melt	Systems	should	be	only	considered	when	all	
other	alternatives	have	been	explored.		Proper	roof	design	
is	imperative	to	eliminate	the	dependency	of	snow	melt	
systems	and	their	enegry	consumption.

•	Roof	top	stairs,	mechanical	and	electrical	areas	are	required	
to	be	placed	within	the	roof	structure	and	are	not	permitted	
to	be	placed	on	the	roof	unless	shielded.	Shielding	solutions	
will	be	approved	by	the	Design	Review	Board.

•	Ornaments	like	finials,	scroll	work	on	the	ridge	or	barge	
and	eave	boards	or	decorative	turrets	are	discouraged.

•	Skylights	are	not	to	be	highly	reflective	and	must	be	
installed	flush	against	the	roof.	They	should	not	extend	to	the	
eave	line.	As	mentioned	elsewhere	in	these	guidelines	bubble	
type	skylights	will	not	be	approved.		Light	pollution	from	
skylights	will	not	be	permitted.

•	Horizontal	direct	vent	fireplaces	are	allowed	but	chimneys	
are	encouraged.		When	used,	chimneys	must	be	enclosed	in	
a	chase.	The	chase	may	be	clad	with	wood	siding,	stucco,	
stone	or	approved	metal.	Chimney	caps	are	required	and	
must	be	constructed	of	approved	material.	Exposed	metal	
chimneys	and	spark	arrestors	are	not	permitted.

•	Mechanical	vents	6”	or	bigger	must	be	enclosed	in	a	
chimney.	When	chimneys	are	required	their	size,	shape	and	
height	should	match	that	of	other	chimney	elements	on	the	
roof.	All	other	unenclosed	exposed	vents	must	be	coated	to	
match	the	roof	color.			

Gutters and Downspouts
Gutters	and	downspouts	should	be	metal	or	copper,	have	
a	factory	finished	metallic	patina	or	painted	to	match	the	
surface	they	are	attached	to.

Rain Storage Devices
Any	above	ground	rain	storage	devices	should	be	
appropriately	screened	from	neighboring	properties	and	
roadways.		All	devices	should	be	painted	to	match	the	
building	color	or	be	of	similar	materials	to	limit	the	visual	
impacts.		Below	grade	devices	are	encouraged	where	
possible.

•	Clerestories	should	be	placed	within	the	field	of	the	roof	
and	cannot	extend	to	the	eave	lines	except	as	approved	by	
the	Design	Review	Board.		

•	Solar	Panels	are	allowed	and	encouraged	but	must	be	
placed	to	minimize	their	visual	impact	to	the	neighborhood	
while	maximizing	their	effectiveness.

Chimneys enclosed with stone and wood 
provide architectural feature

Gutters must complement the homes style

Solar panels visual impacts are minimized
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Antennae and Satellite Dishes
When possible, satellite dishes, television or radio aerials or 
antennas should be installed so as to be screened from the 
road, adjacent home sites or public areas. No satellite dish 
may be installed that is larger than 39” in diameter.  Removal 
of trees to improve reception is prohibited.  The screen wall 
is subject to Design Review Board approval and must be an 
integral component of the house design. In some cases, the 
enclosure may not be approved due to the location on the 
home site and its visual effect on the overall street scene or 
as viewed from adjacent home sites. Umbrella covers over 
satellite dishes are prohibited.

Trash Containers
Space shall be provided in an adequate and appropriate side 
or rear yard or interior portion of the garage to accomodate 
at least one trash and one large recycling container per unit 
and must be concealed from view from the Street.
 
Accessory Structures
Accessory structures will be permitted per Park City 
Municipal Code.  It is important that the massing and 
scale, as well as forms, materials, and other detailing be 
coordinated with the main buildings.  Design and materials 
shall be consistent with the guidelines for the homes. 

Lights should complement architectural style but 
remain simple in form 

Mechanical Equipment
Care must be given in designing a home to the location of 
utility equipment to avoid prominent exposure of mechanical 
equipment and meters to public view.  Compressors, 
meters, utility boxes and miscellaneous equipment shall be 
grouped and located and screened to minimize the impact on 
neighbors and the community.  

Utility meters are typically required to have impact 
protection.  The location and design of this impact protection 
shall be included on the construction plans.  The design 
shall satisfy the building department and utility provider 
requirements.

Screens can be comprised of either landscaping or 
landscaping and wood that is compatibly detailed to 
harmonize with the homes exterior.  Exposed vents, grilles 
and other mechanical, electrical and plumbing components 
should be coordinated with building elements.  Consider 
locating the dryer exhaust vent, hose bibs, waterproof 
outlets etc. below the first floor beam.  Conceal these items 
to the extent possible and coordinate visible items with the 
foundation piers and screens.

No roof mounted mechanical equipment is allowed unless 
mounted on a flat roof element and is not visible from public 
view.

Lighting
Front porch lights should be a primary architectural focus. 
Outdoor and indoor lighting will be carefully reviewed to 
assure that neighboring properties are protected from light 
sources.  The intent is to produce an enticing low level 
throughout the community that creates a warm ambience 
while maintaining views of the night sky and stars.
Exterior lighting shall be kept to a minimum and shall be 
limited to porches, courtyards, garage entries, addresses and 
to mark paths.  

The light source must conform to Park City Municipal 
Corporation Municipal Code / Land Management Code 
standards (found at www.parkcity.org).
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Exterior Colors
Since the sizes of residences in the Homestead area are 
larger than in other areas of the development the use of earth 
tone colors are encouraged. The use of earth tone colors 
will allow the larger forms to blend better with the natural 
landscape and create some distinction between this area and 
other areas of the development. The use of accent colors will 
be allowed and is encouraged at entries and gathering points.

Key Elements       
• Varied Wall Planes & Massing
• Expressive Trim
• Exposed Structural Elements
• Varied Roof Forms
• Emphasis on Front Porches
• Stone Integrating Building to Site
• Not Resort Mountain Timber
• Mountain Contemporary

• Simple Forms
• Garages Secondary
• Grouped Windows
• Creative Materials
• Mountain Cottage
• Second Story Porches
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Paths, Outdoor Stairs and Terraces
Paths, outdoor stairs and terraces are to follow the natural 
topography and respond to existing vegetation patterns. 
Retaining walls and building foundations are to be used 
together with paths, outdoor stairs and terraces to tie the 
architecture to the land. All Improvements are to be located 
within the Enhanced and Transitional Landscape Zones.

Approved materials for outdoor use include stone, chipped 
stone, decomposed granite and/or wood. The use of stone 
that is similar to or matches that found naturally within the 
Wasatch Mountain region is encouraged for terraces, stairs, 
paths and other landscape structures.

Outdoor Fireplaces
Outdoor wood burning fire pits or fireplaces are prohibited.  
Apparatus that utilize alternate energy sources are 
encouraged.

Lighting
All outdoor landscape lighting should be low voltage 
lighting and meet night sky requirements.  All outdoor 
lighting must be controlled with a timer or motion sensor to 
limit lighting use and shall conform to Park City Municipal 
Corporation Municipal Code / Land Management Code 
standards (found at www.parkcity.org).

Fences, Garden Walls and Gates
The use and placement of fences are to be minimized.  In 
the Park Home and Cottage Home lots fences are allowed in 
the front, side and rear yards.  Front yard fences shall be a 
minimum of 30” in height and a maximum of 42” in height.  
Side yard and rear yard fencing may be a maximum of 6 
feet in height and may not start until 10 feet behind the front 
facade of the home.

Privacy fences (maximum of 6 feet in height) will be 
allowed in the small lot single family detached Park Homes 
in both the side and rear yards.  Privacy fences may be 
allowed in the Cottage Homes in rear yards where lots back 
other lots and in side yards up to the rear of the home.  All 
other fences should be open picket or rail fencing to provide 
physical separation but not complete visual separation.  
Additional screening may be achieved through the use of 
landscape and/or landscape screens.

No fences are allowed within the Homestead Lots with the 
exception of pet enclosures or pool fencing.  Pool fences 
shall be a minimum of 6 feet in height or as required by 
Code.  Pool and spa fences may require additional detailing 
and landscape treatments, as specified by the Design Review 
Board to mitigate off-site visibility.

Fences used as pet enclosures may likewise extend up to 6 
feet in height provided they are not visible from the street. 
Wire mesh, finished to recede into the landscape, may be 
added to wood rail fence at pet enclosures.  Pet enclosure 
size and location shall be as approved by the Design Review 
Board.

Fence and gate designs are to utilize styles consistent 
with the homes architectural vernacular.  Materials may 
include wood picket, metal picket, wrought iron, stone or a 
combination.  No solid color (black is ok for metal fences) 
or highly reflective fence materials will be allowed.  Gates 
are permitted only as a component of an approved fence or 
wall and are to be located within the Enhanced Landscape 
Zone and not at driveway entries.  Vegetation is to be 
planted in front of and behind fences to blend them with the 
surrounding vegetation.

Fences should be open picket or rail fences

Trellises provide visual interest 
to the home and landscapeTrellises

Trellises are permitted 
and should occur in 
the landscape or as an 
attachment to the home.  
Trellis material should match 
materials used on the home 
and should be appropriately 
scaled and located to 
function as a secondary 
element.
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Play Structures
Play structures, trampolines, swing sets, slides, or other such 
devises are allowed only when the application is made in 
advance with the Design Review Board. Approval for such 
equipment may be granted when it is proposed to be placed 
within fenced, rear yard areas, is constructed and finished 
with materials which are complementary to the structure, 
is limited in height to eight feet or less, and for which the 
colors of the equipment are in keeping with the intent of 
these guidelines. 

Tennis, Sports Courts and Basketball Standards
Due to the extensive clearing required by tennis courts, they 
will not be permitted.

Sport courts will be allowed only when acceptable measures 
to minimize their impacts are included in the plan. Wall-
mounted or freestanding basketball goals may be allowed 
subject to the Design Review Board approval. Support posts 
of a freestanding basketball goal shall be painted to blend 
unobtrusively with its visual backdrop surrounding, and the 
backboard must be clear.  No Lighting may be used for any 
of the above mentioned uses.

Address Markers
Address marker designs for homes within Park City Heights 
should meet Park City standards (Title 12). 

Sound Barriers
No sound walls or sound prevention structures are permitted 
within Park City Heights.  Sound mitigation may be 
provided with landscaping, berms, appropriate home and site 
design incorporating sound mitigation construction practices 
as approved by the Design Review Board.

Pools, Spas and Water Features
All pools, spas and water features are to adhere to the 
following Guidelines:

Pools, Spas and other water features are to be located within 
the Enhanced Landscape Zone only. These must be visually 
connected to the Residence and designed as an integral part 
of the house’s exterior design.

The introduction of landscaped water features, such as 
artificial creeks, is not allowed. Small decorative fountains 
are permitted within courtyards and/or other outdoor spaces.

Swimming pools will be approved within the Homesteads 
only and on a Lot by Lot basis.  Pool safety measures are to 
be made in accordance with local governmental regulations. 
All pool heaters or pool heat sources must be powered by 
alternative energy sources or offsets.

All above ground Spas should be located to minimize the 
visual impact of the spa structure to adjacent homes and to 
the street.   Privacy screening may be required.

Spa and water feature equipment enclosures are to appear as 
extensions of the home and/or located in underground vaults 
to contain noise. Solid noise absorbing covers for equipment 
will be required after installation if it is discovered that the 
equipment is audible from adjacent properties.

Spa is tucked under a deck and screened 
with an evergreen shrub hedge
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Grading and Retaining

Site Grading
Mass grading of the property has resulted because of 
impacted soils and other expansive and fat clays.  As 
continued phases are developed, additional grading and 
soil mitigation may result in continued mass grading.  The 
impacted soils will be regraded and landscaped or revegetated 
to prevent erosion.  The objective in site grading shall be 
to preserve the integrity of the natural landscape if/where 
it exists, by responding sensitively to existing topography, 
maintaining the natural drainage patterns and conserving the 
general visual character of the site.  Work on roads, driveways 
or lots shall be done in a manner that minimizes disruption 
and alteration of existing topography.  Grading, clearing and 
retaining activities shall be in accordance with Park City 
standards.

Grading shall be limited to what is reasonably necessary.  
The maximum gradient allowed on cut and fill slopes shall 
not exceed 2:1.  However, because soil on fill slopes as steep 
as 2:1 is difficult to protect from erosion, it is recommended 
that these slopes be gentler in gradient wherever the terrain 
permits (3:1 is a more workable maximum gradient for 
successful revegetation).  All approved cut and fill slopes 
shall be revegetated by the placement of topsoil, plant 
materials, and/or the approved seed mix appropriate for slope 
stabilization.  Topsoil will be the key to the revegetation effort 
and will require enough thickness so as to be effective in the 
revegetation success.

Clearing and Grubbing
Clearing and grubbing of vegetation and soils in areas that 
have not been mass graded, shall be minimized from April 
thru July to avoid disturbance of nesting birds, unless a 
detailed search for active nests is conducted and submitted to 
the Planning Commission for review by a certified wildlife 
biologist.

Roadway Retaining Walls
Where possible, road cut and fill treatments shall minimize 
the horizontal length by utilizing a retaining wall.  Retaining 
walls shall be natural rock.  No manufactured materials 
will be allowed.  All stone shall be of a consistent color 
throughout the project and should generally be a beige or 
light tan sandstone similar to the Sunrise Blend available in 
Brown’s Canyon.

Wall Color

Site/Lot Retaining Walls
Proposed retaining walls shall not exceed 6 feet where they 
are necessary. A system of 4’ to 6’ walls (i.e. tiered walls) 
with no individual wall exceeding 6’ may be used. The walls 
shall be separated by a minimum 3’ landscaped area from 
top back of lower wall to toe of upper wall.

Retaining walls located within property setbacks must be 
setback from the property line at least the distance equivalent 
to the height of the wall, e.g. a 4’ wall must be located a 
minimum of 4’ from the property line.  A maximum 4:1 
slope shall also be provided from the bottom of the wall to 
the property line to ensure a smooth transition between lots.

Minimum 3’ landscaped shelf 
between walls

Tiered Retaining Wall Section

Min. 3’
Landscape

Max.
6’ Wall Larger walls are typically placed at 

the bottom of a tiered wall system
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Dyer’s Woad Thistle

Driveways
Driveways shall be placed along roads to help reduce the 
visual effects of cuts and fills.  Each Homestead lot may 
be accessed by a single driveway only.  Access drives, 
especially in the Homesteads, shall be located so as to 
preserve and avoid important natural features, such as large 
or significant plant materials, drainage ways, and rock 
outcroppings, so as to minimize disruption of the existing 
landscape.  Retaining walls may be required on driveways to 
reduce the visual effect and should be incorporated into the 
design and construction of the road providing access to the 
lot.

Lot Grading
All lot development must generally conform to the existing 
landform.  Grading shall be minimized where possible.  The 
extent of any site grading shall be approved by the Design 
Review Board based on a determination not only of its 
impact on the natural landform and existing vegetation, but 
also on the determination of the visual impacts that may 
result from the grading.  The construction of cut and fill 
slopes will be performed to neat and clean lines that are 
visually appealing.  Excavation or fill must be limited to four 
(4) feet vertically outside of the structure that is exposed to 
view.  Walk-out basements must meet this requirement.  The 
Design Review Board reserves the authority to disapprove 
of any exposed excavation or fill transition that is abrupt or 
unnatural in appearance.

Topsoil should be separated from other excavated material 
and stockpiled on site for later re-use.  As much as possible, 
cut and fill grading quantities should balance to minimize 
excessive excavation or fill requirements.  Every attempt 
must be made to minimize cut and fill necessary for the 
construction of a home to reduce heavy truck traffic to the 
home site.  The project developer is providing an on-site 
excavation storage area for any materials to be re-used.  This 
storage area will be available at a minimum thru Phase 1 and 
2 of the development.  No excess fill may be placed on a lot.  
Fill locations within the development may be appropriate 
for excess fill placement and lot owners are encouraged to 
coordinate with the master developer for location and timing 
if possible.  If no site is available within the project it is the 
responsibility of the lot owner to legally dispose of excess 
fill material outside of the project.  

 Revegetation
All disturbed areas must be revegetated with approved 
plant material or seed mix per Park city standards to reduce 
propagation of noxious weeds and minimize adverse storm 
water impacts.  See Plant List C for the approved Native 
Grass seed mix and application rate.

Noxious Weeds
Noxious weeds must be managed consistent with the 
Park City Municipal Code and the Summit County Weed 
Management Plan.

Noxious weeds which become established on graded land in 
the project area should be physically removed or herbicide 
treated to prevent their spread throughout the project area 
and onto adjacent lands.
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Landscape Improvements should incorporate, rehabilitate 
and enhance existing vegetation when appropriate, utilize 
indigenous and/or regional species, and minimize areas of 
intensive irrigation.  

New trees and shrub plantings are to be a mix of sizes that 
will blend naturally into the surrounding vegetation near the 
developments edges.  

The general landscape design for each Homesite is to 
gradually transition from the Home to the lot edge or Natural 
Area to match adjacent landscapes and/or enhance existing 
native landscape patterns.  

Three Landscape Zones have been created within the 
development areas:

	 •	Enhanced	Landscape	Zone
	 •	Transitional	Landscape	Zone
	 •	Natural	Landscape	Zone

Cottage Home Lot

Park Home Lot

Diverse landscape with minimal irrigation needs

Wildlife
Due to the proximity to the natural open space surrounding 
the proposed development and the potential to attract foraging 
animals, landscape plans should be sensitive to the use and 
protection of plants that may be desirable to animals.

Approved Plant List
The Design Review Board has approved a list of plants 
deemed to be inherently compatible with the natural Park City 
landscape, including indigenous and non indigenous species. 
Such plants are listed in Plant Lists A, B and C of this Design 
Guide.  Proposed plants not on the Approved Plant List are 
to	be	identified	on	all	landscape	submissions	with	a	full	
description of the plant and the intent of its proposed use. 

The use of turf should be minimized and placed for 
maximum use or visual appeal.

Homestead Lot
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The Enhanced Landscape Zone is that portion of the lot 
adjacent to the home and exterior living spaces including 
front porches, patios and terraces.  In the Park Home and 
Cottage Home lots the Enhanced Landscape Zone may 
extend to the Street right-of-way (ROW).  Plant lists A, B 
and C contains a list of plant materials that are appropriate 
for use in the Enhanced Landscape Zone.

Plant materials may be planted in more formal planting 
patterns within the Enhanced Landscape Zone adjacent 
to the home.  Planting beyond this area should begin to 
transition to a more natural and random planting pattern.

New plantings are to be used to frame important viewsheds, 
reduce the visual impact of the residence, and screen 
outdoor service areas and other improvements from adjacent 
Homesites and off-site views.  Larger scale planting 
materials including trees and large shrubs are to be planted 
adjacent to buildings to soften the architectural edge and 
blend buildings with the landscape.

Manicured or groomed yards shall only be located within the 
Enhanced Landscape Zones.  Grasses are to be used only as 
specimen plants.  Plant material and irrigation in the ROW 
and/or park strip shall be installed and maintained by the 
Lot Owner and is subject to any requirements of Park City 
Municipal Code. 

Park Strip Landscaping
The intent of the park strip landscaping standard is that 
thirty-three percent (33%) or more of the park strip surface 
be covered with vegetation within three (3) years of plant-
ing or when planting has reached maturity, whichever comes 
first. For lots with two (2) or more street frontages, this stan-
dard shall be applied separately to each adjacent park strip 
on each street frontage. 

It shall be the property owner’s responsibility to ensure that 
erosion does not deposit soil or other material on sidewalks 
or in the street.  Materials such as bark, shredded plant mate-
rial, and compost, may be used as water conserving mulch 
for plants and may also be used as the only material in por-
tions of a park strip.

Large diameter rocks and boulders may be used on portions 
of the park strip. Large diameter rocks and boulders shall be 
kept a minimum of eighteen inches (18”) away from street 
trees. Organic mulch shall be used near street trees.  No 
annuals are allowed within the park strip landscape.

Homestead Lot

Cottage Home Lot

Enhanced landscaping around porches 
should be emphasized

Park Home Lot
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The Transitional Landscape Zone is that portion of a 
homesite that falls outside of the Enhanced Landscape Zone 
but is disturbed during construction and within which an 
Owner must enhance/revegetate the landscape. All areas of 
the homesite which were disturbed by construction activity 
must be restored and revegetated, and must be appropriately 
tended, until the new landscape and natural vegetation is 
reestablished. The Transitional Landscape Zone is that 
area that transitions from the Enhanced Landscape Zone 
to an adjacent homesite or to a Natural Landscape Zone.  
Plant lists B and C contain a list of plant materials that are 
appropriate for use in the Transitional Landscape Zone.

In order to blend improvements with the site, plant materials 
are to be planted in natural groupings to mimic the natural 
planting patterns found on and around the site.
 
The line of interface between this Transitional Zone and the 
natural landscape or adjacent home shall occur along a soft 
irregular edge creating a smooth, natural transition.

New plantings are to be used to frame important viewsheds, 
reduce the visual impact of the residence, and screen 
outdoor service areas and other improvements from adjacent 
Homesites and off-site views.

Plant material and irrigation in the ROW shall be installed 
and maintained by the Lot Owner.

Only Drip Irrigation is allowed in the Transitional Zone.

Homestead Lot

Cottage Home  Lot

Park Strip Landscaping
The intent of the park strip landscaping standard is that thirty 
three percent (33%) or more of the park strip surface be 
covered with vegetation within three (3) years of planting or 
when planting has reached maturity, whichever comes first. 
For lots with two (2) or more street frontages, this standard 
shall be applied separately to each adjacent park strip on 
each street frontage. 

It shall be the property owner’s responsibility to ensure that 
erosion does not deposit soil or other material on sidewalks 
or in the street.  Materials such as bark, shredded plant mate-
rial, and compost, may be used as water conserving mulch 
for plants and may also be used as the only material in por-
tions of a park strip.

Large diameter rocks and boulders may be used on portions 
of the park strip. Large diameter rocks and boulders shall be 
kept a minimum of eighteen inches (18”) away from street 
trees. Organic mulch shall be used near street trees.   No 
annuals are allowed within the park strip landscape.
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The Natural Landscape Zone is that portion of the lot that 
lies outside of the homes disturbed area of construction, 
and must remain as natural area, or revegetated area to the 
standards outlined in this section.

Most Cottage and Park Home lots will not contain natural 
landscape zones.  Only those lots adjacent to existing natural 
open space may have natural landscape zones within the lot 
area.

The Natural Landscape Zone is to be planted only with those 
plant materials identified within Plant List C.

Landscape transitions to existing open spaces should be 
carefully planted so as to best create a seamless revegetated 
landscape.  In addition, the density and mix of any added 
plant material in the Natural Landscape Zone will be 
required to approximate the density and mix found in the 
general area.

Excluding trees, permanent irrigation of the Natural Area on 
homesites with existing vegetation is not permitted, since 
the indigenous vegetation does not require additional water. 
Permanent irrigation of the Natural Area can lead to disease 
and death of the native plants, and aid in the spread of 
undesirable plant species or weeds.

Temporary irrigation of all revegetation in the Natural Areas 
is allowed.  Permanent irrigation for newly planted trees is 
permitted.

Plant material and irrigation in the ROW shall be installed 
and maintained by the Lot Owner.

Homestead Lot
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Trees
Celtis reticulata - Western Hackberry
Malus spp. – Crabapple
Pinus contorta - Lodgepole Pine
Prunus padus - Mayday Tree
Pyrus calleryana – Flowering Pear
Robinia pseudoacacia - Black Locust

Shrubs
Cornus alba - Variegated Dogwood
Cornus sericea flaviramea - Yellowtwig Dogwood
Cotoneaster acutifolius’ - Peking Cotoneaster
Euonymus alatus ‘compacta’ - Burning Bush
Pinus mugo - Mugo Pine
Pinus mugo - Big Tuna Mugo Pine
Prunus besseyi - Western Sand Cherry
Prunus tomentosa - Nanking Cherry
Syringa vulgaris - Lilac

Perennials
Alcea rosea - Hollyhock
Alchemilla spp. - Lady’s Mantle
Armeria maritima - Sea Thrift or Sea Pink
Artemisia spp. - Silermound
Astilbe spp. – Astilbe
Centaurea dealbata – Bachelor Button
Cerastium tomentosum - Snow in Summer
Chrysanthemum spp. - Daisy
Coreopsis - Coreopsis
Delphinium - Larkspur
Dianthus - Dianthus
Dicentra spectabilis - Bleeding Heart
Doronicum spp. - Leopard’s Bane
Hemerocallis - Daylilly
Heuchera - Coral Bells 
Iris missouriensis - Western Blue Flag
Iris siberica - Siberian Iris
Lavendula spp. - Lavender
Liatris spp. - Gayfeather
Lysimachia punctata - Loosestrife
Monarda didyma - Bee balm
Nepeta mussini - Catmint
Papaver orientale - Oriental Poppy
Prunella - Prunella
Pulsatilla vulgaris - Pasque Flower
Rudbeckia spp. - Black-eyed Susan

Sagina subulata. - Irish Moss
Salvia spp. - Sage
Tradescantia spp. - Spider Wart
Pulsatilla vulgaris - Pasque Flower
Rudbeckia spp. - Black-eyed Susan
Sagina subulata. - Irish Moss
Salvia spp. - Sage
Tradescantia spp. - Spider Wart

Grasses
Aristada purpurea - Purple Threeawn
Bouteloua curtipendula - Side Oats Grama
Elymus cinerus - Great Basin Wild Rye
Lolium spp. - Ryegrass
Miscanthus spp. - Maidengrass
Panicum spp. - Switchgrass
Phalaris spp. - Ribbongrass
Poa alpina - Alpine Bluegrass
Poa secunda - Sandberg Bluegrass
Schizachyrium spp. - Little Bluestem

Groundcover
Aegopodium podagraria - Bishop’s Weed
Ajuga spp. - Bugleweed
Arctostaphylos uva-ursi - Kinnikinnick
Fragraria sp. - Strawberry
Gallium odoratum - Sweet Woodruff
Hypericum calycinum - St. John’s Wort
Juniperus horizontalis - Wiltoni Juniper
Juniperus sabina - Calgary Carpet & Buffalo
Lamium spp. - Nettle
Lysimachia nummularia - Creeping Jenny
Phlox - subulata - Creeping Phlox
Potentilla verna nana - Spring Cinquefoil
Saponaria sp. - Soapwort
Thymus spp. - Thyme
Veronica spp. - Veronica
Vinca minor - Vinca

Vines
Clematis sp. - Clematis
Lonicera x brownii ‘Dropmore Scarlet’ - Dropmore Scarlet 
Honeysuckle
Parthenocissus quinquefolia - Virginia Creeper
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Trees
Abies concolor - White Fir
Acer x freemanii - Autumn Blaze Maple
Acer ginnala - Amur Maple
Acer platanoides - Norway Maple
Acer truncatum - Norwegian Sunset Maple
Acer truncatum - Crimson Sunset Maple
Alnus incana - Thinleaf Alder
Amelanchier x grandiflora - Autumn Brilliance Serviceberry
Crataegus crus-galli ‘Inermis’ - Thornless Cockspur Hawthorn 
Crataegus crus-galli ‘Inermis’ - Crusader Hawthorn
Picea pungens - Colorado Green Spruce
Pinus flexilis - Limber Pine
Pinus mugo - Tannenbaum Mugo Pine
Pinus nigra - Austrian Pine
Pinus silvestris - Scotch Pine
Populus x acuminata - Lanceleaf Cottonwood
Populus angustifolia – Narrowleaf Cottonwood
Populus tremuloides ‘Erecta’ - Swedish Aspen
Tilia sp. - Linden

Shrubs
Caragana arborescens - Siberian Pea Shrub
Cornus sericea - Redtwig & Alleman’s Compact Dogwood
Cornus sericea - Baileyi Dogwood
Fallugia paradoxa - Apache Plume
Lonicera tatarica - Tatarian Honeysuckle
Mahonia repens - Creeping Oregon Grape
Paxistima myrsinites - Mountain Lover or Oregon Boxwood
Physocarpus malvaceus – Ninebark
Potentilla fruiticosa – Shrubby Cinquefoil 
Ribes alpinum - Alpine Currant
Ribes aureum - Golden Currant
Rosa Woodsii - Wood’s Rose
Salix spp. - Willow
Sorbaria sorbifolia - Ashleaf Spirea
Spiraea sp - Spiraea

Perennials
Achillea millefolium - Western Yarrow 
Aconitum columbianum - Monkshood
Agastache rupestris - Hyssop
Alcea sp. - Hollyhock
Antennaria rosea - Pussy Toes
Aquilegia caerulea - Columbine
Arctostaphylos uva-ursi - Kinnikinnick
Campanula spp. - Bellflower
Fragaria spp. - Strawberry
Gaillardia spp. - Gaillardia
Hosta sp. - Hosta
Linum spp. - Flax 
Lupinus spp. - Lupine
Papaver nudicaule - Iceland Poppy
Sedum spp. - Sedum
Solidago sphacelata - Goldenrod
Viguirea multiflora ( Heliomeris multiflora) - Showy 
Goldeneye

Bulbs - As appropriate for Region
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Trees
Abies lasiocarpa – Subalpine Fir 
Acer glabrum - Rocky Mountain Maple
Juniperus scopulorum-Rocky Mountain Juniper
Pinus aristata - Bristlecone Pine
Prunus virginiana – Chokecherry
Populus tremuloides - Quaking Aspen
Pseudotsuga menziesii - Douglas Fir
Quercus gambelii - Gambel Oak

Shrubs
Amelanchier alnifolia - Saskatoon Serviceberry
Artemisia tridentata - Big Sage
Atriplex canescens - Four Wing Saltbrush
Cercocarpus ledifolius - Curleaf Mountain Mahogany
Chrysothamnus nauseosus - Rubber Rabbitbrush
Gutierrezia Sarothrae - Snakeweed
Purshia tridentata - Antelope Bitterbrush
Rhus glabra - Smooth Sumac
Rhus trilobata - Three Leaf/Oakbrush Sumac
Sambucus canadensis - Adams Elderberry
Sambucus canadensis aurea - Golden Elderberry
Shepherdia argentia - Buffalo Berry
Symphoricarpos occidentalis - Western Snowberry

Perennials
Allium acuminatum - Tapertip or Wild Onion
Aster spp. - Aster
Balsamorhiza sagittata - Arrowleaf Balsamroot
Calochortus nuttallii - Sego Lily
Castilleja chromosa - Indian Paintbrush
Erigeron spp. - Fleabane
Eriogonum umbellatum - Sulfer Flower
Geranium spp. - Geranium
Helianthus - Sunflower
Oenothera spp. - Evening Primrose
Penstemon spp. - Penstemon
Sphaeralcea spp. - Globemallow
Vicia americana - American Vetch
Wyethia amplexicaulis - Mule’s Ear

Grasses
Achnatherum hymenoides - Indian Ricegrass
Bromus marginatus - Mountain Brome
Elymus lanceolatus spp. - Streambank Wheatgrass
Festuca longifolia - Hard Fescue
Festuca ovina - Sheep Fescue
Festuca rubra - Red Fescue
Festuca rubra commutata - Chewing Fescue
Pascopyrum smithii - Western Wheatgrass
Pseudoroegneria spicata - Bluebunch Wheatgrass
Poa bulbosa - Bulbous Bluegrass
Sitanion elymoides - Bottlebrush Squirreltail
Stipa viridula - Needle Grass

Native Grass Seed Mix
15% Slender Wheatgrass (Agropyrontrachycaulum)
10% Nevada Bluegrass (Poanevadensis)
9% Squirreltail (Sitanionhystrix)
20% Bluebunch Wheatgrass (Agropyronspicatum)
10% Western Wheatgrass (Agropyronsmithii)
10% Thickspike Wheatgrass (Agropyrondasystachyum)
15% Mountain Brome (Bromuscarinatus)
0.25% Yarrow (Achilleamillifolium)
0.5% Blueflax (Linumperenne)
0.25% Silver Lupine (Lupinusargenteusvar.argenteus)
10% Rye (Loliumperenne)

Seeding Rate
Broadcast - 30 pls pounds per acre

Seeding shall be applied by broadcast and raked into the top 
1/4” of the top layer of soil.  Hydro-mulch shall be sprayed 
over the prepared seeded areas.  Hydro-mulch shall consist 
of fertilizer at the rate of six (6) pounds per one thousand 
(1000) square feet and “fiber mulch” at the rate of fourteen 
hundred pounds (1400) per acre of area

Seeding shall occur only during the following seasons:
Spring - Spring thaw to May 1st
Fall - September 15th until consistent ground freeze.
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Park City Heights has been conceived and planned using 
sustainable site design concepts and green building 
principles.  The main objectives are: (1) Create a standard 
where homes are durable, healthy, comfortable, affordable 
and energy-efficient; and (2) Protect, conserve and ensure 
the long-term availability of water, one of the community’s 
most precious and scarce natural resources.

Sustainable building is a whole systems approach to 
the design, construction, and operation of the home and 
the community.  By incorporating sustainable building 
standards, Park City Heights will ensure that energy and 
resources are used efficiently.

Sustainable buildings are designed and constructed to 
incorporate environmental considerations and resource 
efficiency into every step of the home building and land 
development process with the goal to minimize the home’s 
environmental impact.

Residential building quality is a very important and 
integral part of a sustainable community because it directly 
contributes to the long-term satisfaction of the people who 
live there.  Park City’s semi-arid climate makes certain that 
effective and sustainable water management is a constant 
priority.  Reducing water consumption is critical to water 
conservation.  

To create a more sustainable community and environment 
the following standards apply:

Each home shall be constructed to National Association 
of Home Builders National Green Building Standards 
Silver Certification (or other equivalent Green Building 
certification approved by the Planning Director) OR reach 
LEED for Homes Silver Rating (minimum 60 points).  
Owners are encouraged to achieve a higher Green Building 
certification rating when physically and economically viable 
establishing Park City Heights as the leading example in 
Park City’s sustainability goals and objectives.

IN ADDITION

In order to achieve water conservation goals, each 
home must either: 1) achieve at a minimum, the Silver 
performance level points within Chapter 8, Water Efficiency,  
of the National Association of Home Builders Green 
Building Standards; OR 2) achieve a minimum combined 
10 points within the Sustainable Sites Landscaping (SS2) 
and the Water Efficiency (WE) sections of LEED for Homes 
Checklist.  Points achieved in these resource conservation 
categories will count towards the overall score.  

An industry standard Third Party inspector shall be mutually 
agreed upon by the Park City Chief Building Official and the 
applicant prior to issuance of a building permit to provide 
third party inspection for compliance with Green Building 
requirements.

In addition to the requirements above, there are other 
fundamental elements that may be applied to achieve higher 
levels of sustainability and should be incorporated into 
each home.  These sustainability elements include design 
practices that apply to three specific categories within the 
development:

 • Building Sustainability
 • Community Sustainability
 • Landscape Sustainability
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Geothermal
Ground Source Heat Pumps or Geoexchange systems may 
be allowed where feasible but in no way may it interfere 
with adjacent properties.  Solar Heating and a Ground 
Source Heat Pump may be combined to form a geosolar 
system for even greater efficiency.  Any above grade 
equipment must be incorporated into the landscaping and 
be of similar color.

Wind
Wind energy systems may be allowed but must conform to 
the Park City Municipal Corporation Land Management 
Code.

Construction Waste Mitigation & Recycling
Builders are required to reduce, reuse and recycle 
construction waste to include wood, drywall, metals, 
concrete, dirt and cardboard.  A project construction 
recycling center will be established on site.  Separate 
recycling bins will be provided for different materials and 
it will be the responsibility of each contractor to ensure 
that jobsite material is recycled to the greatest extent 
possible.  Builders are to incorporate strategies such 
as “efficient framing” techniques and “optimum value 
engineering” that reduces the amount of wood used in the 
framing process without compromising structural integrity.  
Framing with engineered lumber rather than dimensional 
lumber is encouraged.  Engineered lumber makes good use 
of small trees and wood chips, where dimensional lumber 
comes from big trees and represent more raw material than 
alternatives such as roof trusses, I-joists (floor trusses), 
laminated veneer lumber (LVL), and structural insulated 
panels (SIPs).

Building Sustainabil i ty
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Home Size
All homes within Park City Heights should strive to be 
“modest” in scale and reflect historical development patterns 
of Old Town.  Sustainable building requirements provide 
incentives for smaller, more efficiently designed homes.  The 
size of a home is directly related to the short and long term 
material and energy consumption and should be carefully 
analyzed early in this process.

Building Materials
Designs shall encourage the use of sustainable construction 
materials and products, including recycled content, salvaged, 
and FSC-certified materials and shall promote sustainability 
through building practices that reduce energy consumption, 
as well as through the continued review of viable alternative 
energy sources.

Alternative (Renewable) Energy Sources
Alternative energy should be used where physically viable 
and economically feasible.  As financing options for 
alternative energy systems continue to evolve it may be 
necessary to amend the Park City Heights Design Guides 
to accommodate alternative methods for employing these 
systems into the Park City Heights development, e.g. 
creation of a solar garden.  While energy conservation is 
an integral component of sustainability, alternative energy 
sources may provide a more effective solution to reducing 
the impact and consumption of fossil fuel energy.

Solar
The use of solar equipment (e.g. panels, shingles & cells) 
is strongly encouraged and can be used as a Solar Electric 
or Solar Water Heat System.  Solar Electric Systems, also 
known as photovoltaic (PV) systems, use solar panels to 
convert sunlight into electricity.  Federal and State incentive 
programs are often available, depending on the system type 
and size.  Systems can be roof-mounted, wall-mounted or 
site-mounted subject to compliance with required health and 
safety standards and provided that the Solar Electric System 
is not installed in a manner that will interfere with the solar 
access of an adjacent property owner.  “Building integrated” 
photovoltaic (PV) systems are also increasingly available.  
PV and solar thermal systems require direct solar access for 
extended periods thus, careful planning is required to ensure  
installations are properly oriented and are not compromised 
by shading from adjacent buildings or vegetation. 

Solar placement may vary 
to maximize effectiveness
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In-Home Recycling
It is required to provide an in-home recycling center in 
each dwelling unit where materials are separated and free 
from contamination.  Encourage the use of available street 
side recycling service or materials can be taken to the Park 
City recycling center.

ENERGY STAR®
In addition to each home meeting the required green 
building requirements, all homes will be built to ENERGY 
STAR® Standards for the year in which the building 
permit is issued.  All appliances installed should be 
ENERGY STAR approved.

Skylights
Skylights are an effective way to light and heat a home 
passively.  Low-E glass or triple glazed acrylic units 
save energy and money while keeping the home more 
comfortable.  Skylights must be integrated with the design 
of the home.  Skylights should be designed as an integral 
part of the roof.  Only flat skylights with clear or bronze 
glazing will be allowed, while bubble or dome skylights 
with frosted or colored glazing are not.

Light pollution from skylights will not be permitted.  
All light sources shall be shielded and both outdoor and 
indoor lighting will be carefully reviewed to assure that 
neighboring properties are protected from direct light 
sources.

Fireplaces
All fireplaces must be non wood burning and comply with 
Park City Municipal regulations.  Apparatus that utilize 
alternate/renewable energy sources are encouraged.

Non Air-Conditioned Homes
Provide as an environmentally sensitive option to buyers 
to reduce energy consumption.  This can be augmented by 
installing ceiling fans which improve interior comfort by 
circulating cold and warm air.  Ceiling fans can be adjusted 
to either draw warm air upward during summer months or 
push it downward during the winter.

Heated Driveways
Heated Driveways may be allowed, but only if it 
receives its power from an Alternative Energy Source as 
specifically approved by the Design Review Board.

Lighting
Develop and design strategies to provide natural lighting 
in each home.  It is encouraged to install high-efficiency 
lighting systems with advanced lighting controls.  Include 
motion sensors tied to dimmable lighting controls and 
provide task lighting which reduces general overhead light 
levels.

All homes are required to install compact fluorescent 
lamps (CFLs), halogens, or light emitting diodes (LEDs), 
or other approved bulbs or light source at time of 
construction.  These light bulbs and sources last longer 
and use less energy than traditional incandescent bulbs.  
Most states are incorporating new laws that effectively 
phase out the traditional light bulb.  The Department of 
Energy has set efficiency standard levels for all light bulbs, 
and today’s standard incandescents cannot meet those 
levels.  The traditional incandescent light bulbs will not be 
allowed.  
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Transportation
Encourage alternative modes of transportation through 
site planning and building orientation that emphasize 
connections to sidewalks, bike paths and trail networks.  
Homes should be placed and built incorporating easy 
connections for pedestrian and bike access to trails, 
sidewalks and streets.  These options make it easier for 
people to choose alternative modes of transportation that 
contribute to a more sustainable environment that is healthier 
and more enjoyable for everyone.

Open Space
Encourage design that emphasizes the natural connection to 
open space and parks.  Provide maximum continuity of open 
space and preserve important natural vistas that reinforce a 
sense of place and relationship to the natural environment.  
Integrate views and access into the greenway network from 
homes.  Promote the development of site plans that create 
attractive, comfortable outdoor spaces.

Topography
Integrate natural site features such as topography, views 
and vegetation into site design.  Building placement should 
follow contours rather than being placed at right angles to 
the prevailing slope.  On sloping sites, staggering placement 
of homes along opposite sides of the street, rather than 
siting homes directly opposite one another, can provide 
better preservation of views. Use topography to create 
continuous green space connectivity between homes.  Retain 
the maximum possible amount of natural vegetation.  Avoid 
excessive grading and cutting of hillsides.

Water Conservation
Incorporate the installation of low flow toilets and flow 
reducers on faucets and shower heads.  Flow reducers 
can cut water usage of faucets by as much as 40% with 
little noticeable effect.  Park City Heights has defined the 
minimum Low Flow as:
 Toilets - 1.5 gallons per flush
 Kitchen Faucets – 2.0 gallons per minute
 Bathroom Faucets – 1.8 gallons per minute
 Shower Heads – 2.4 gallons per minute

Solar Orientation
Where possible, the longer axis of the home should be 
oriented east/west. By orienting the home in that direction, 
the longer dimension of the home faces sunny south. The 
optimum position for maximum solar benefits is true south 
but you can vary the orientation within 15-20 degrees of 
that direction with minimal effect.  This placement creates 
optimum conditions for the use of passive and active solar 
strategies reducing energy costs substantially.

Design shall encourage site and building placement that 
improves energy efficiency by incorporating natural cooling 
and passive solar heating.  This may include extended 
eaves, window overhangs, awnings and tree placement for 
natural cooling, and building and window orientation to take 
advantage of passive solar heating. 

Stormwater Management
Pervious pavement is designed to 
allow percolation or infiltration 
of stormwater through the surface 
into the soil below where the water 
is naturally filtered and pollutants 
are removed.  Design that uses 
alternatives to reduce impervious 
pavement is a positive step toward 
improving the quality of our water 
resource and is highly encouraged.  
However, pervious pavement is 
easily compromised by plowing 
that dislodges pavers and sanding 
which disrupts the pavements 
filtration process and should be 
reviewed carefully. Permeable pavement options 

should be explored

Proper Home Orientation can substantially 
reduce Energy Consumption 
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Fire Protection

Roofing Materials & Fire Sprinklers
Roofing Materials must be non-combustible and have a 
Class “A” Fire Rating.  No wood shake roofing material will 
be permitted.

All buildings over 750 square feet must be constructed 
with an Automatic Fire Extinguishing System installed as 
required and approved by Park City.

Fires
No person shall build, ignite or maintain any outdoor fire of 
any kind for any purpose with the exception of a permanent 
barbecue, portable barbecue or grill and they are located a 
minimum of thirty (30) feet from any combustible material 
or nonfire-resistant vegetation.

Defensible Space
On all Homestead lots and those lots that are directly 
adjacent to existing shrub or tree vegetative growth 
owners should place an emphasis on utilizing fire-resistant 
vegetation or growth within the planned landscape adjacent 
to all buildings and structures to minimize the potential of 
transmitting fire from the native growth to any structure.
(generally 30’ minimum).  Deadwood shall be regularly 
removed from trees. 
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Hydrozoning 
Grouping plants that have similar water requirements. 
Hydrozoning is a key component of a water-efficient 
irrigation system and landscape. Plant species with 
similar needs should be selected and grouped within each 
hydrozone. It is also effective to create microclimate zones 
so that plants with higher water needs are closest to the 
house and plants with lower water needs are on the perimeter 
of the garden or landscape. 
Each hydrozone will contain plants that will be irrigated 
on the same schedule, using the same irrigation method. 
Generally, each hydrozone is served by one valve or control 
zone (although more than one valve may be required to 
service an area due to flow and water pressure). By using 
controllers with multiple run times that are able to support 
low-volume systems (cycle and soak) and by dividing 
the landscape into hydrozones, each area will receive the 
amount of water it needs without puddling or runoff. 
The result of hydrozoning is improved plant health and less 
water use. 

Irrigation
All landscape areas within the Enhanced and Transitional 
Landscape Zones shall be irrigated.  All irrigation provided 
shall be drip irrigation with the exception of turf areas. All 
drip tubing shall be concealed below plant bed mulch and 
must remain covered at all times.

All irrigation systems shall be controlled by an automatic 
controller which includes a rain sensor. Rain sensors 
should be utilized to detect the presence of rainfall and 
disable the irrigation controller from operating during 
periods of wet weather.   Rain Sensors should be adjusted 
to suit the requirements of the landscape and soil 
conditions for each home.

Rain Harvesting
Water tanks used for storing harvested rain from roofs 
are encouraged (see Roof Appurtenances/Rain Storage 
Devices for approvals).  Rainwater tanks are installed to 
make use of rain water (rain, hail, sleet or snow) for later 
use especially for landscape watering, thus reducing one’s 
reliance of culinary water for irrigation.

Shade Trees/Heat Gain
Deciduous trees placed on the south and east or west can 
shade your home in the summer before dropping their 
leaves in the winter to let the sunlight into your home.  
Trees can bring the ambient temperature down as much as 
five degrees on a hot day.  This reduces heat gain, allowing 
for cooler ventilation.  Deciduous trees and vines in 
front of south facing walls and windows will further cool 
homes.

Turf
Turf, when used, must not be a dominant component of 
the landscape.  Individual homesites in the Park Home 
and Cottage Home lots shall not contain turf areas greater 
than 20% of the total lot area.  Individual homesites in the 
Homestead lots shall not contain turf areas greater than 15% 
of the homes total lot area.  All turf area must be located 
within the Enhanced Landscape Zone.

Properly placed trees can reduce energy consumption 
throughout the year

Turf not a dominate component of the landscape
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1.  Any Commercial or Community structures proposed within the project boundaries are required 
to follow these Design Guides and should follow all Guides required for Park Homes.

2.  Unless addressed in these Guides all additional requirements must follow the projects Codes, 
Covenants and Restrictions (C.C. & R’S) as adopted and/or the Park City Municipal Codes.

3.  Illustrations and Photos are included throughout the Guidelines to help convey the thoughts 
and concepts described in the document’s text. These images are intended to express general 
design concepts and are not meant to impose specific plans or design solutions.
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Area History

The ParkCityHeightsneighborhoodissituatedinan areacommonly referredtoasQuinn'sJunction.Thisareatoday
ishome totheUnitedStatesSkiand SnowboardAssociation,theNationalAbilityCenterand a growingfirstrate

medicalcommunityanchoredby theParkCityMedicalCenter.Quinn'sJunctiontakesitsname fromMr.Quinn who

homesteadedtheareainthe1920's.He was a cigarmaker inParkCity.

Thisareaalsohasa connectiontoParkCity'srichmininghistory.The intersectionofwhatistodayHwy 248 andHwy
40 was named KeetleyJunctionby theUnion PacificrailroadafterJohn(Jack)Keetleywho was theSuperintendentof

theOntarioMine from 1902untilhisdeathin1912.Thiswas thepointwheretheOntarioBranchoftheUnion Pacific

RailroadlefttheParkCityBranchtoservethestationattheOntariodrainagetunnelatKeetleyinWasatchCounty.This

was a majortrafficpointon theParkCityBranch,loading200 tonsperdaywhen in1925severalminingcompanies

mergedtoformtheParkUtahConsolidatedMiningCompany. In 1995thisareawas floodedaspartoftheJordanelleDam

project.

The Union PacificParkCityBranchRailroadgradehasbeenpreservedasa 28-milerail-trailand bikewayproviding
recreationaland alternativetransportationoptions.The "RailTrail,"asitiscommonly known,followsthehistoricroute

oftheUnion Pacificrailroadspurfromtheminingtown ofParkCitytothemain Union PacificRailroadlinestillinuseat

Echo.A connectortrailisprovidedintheParkCityHeightsneighborhoodtoaccessthishistorictrail.The HistoricUnion

PacificRailTrailhasbeenopensince1992,and isone ofAmerica'sfirst500 railtrails.

The ParkCityHeightsneighborhoodissouthofSilverCreekand RichardsonFlats,areashistoricallyusedformining-
relatedactivitiesincludingstorageofexcessoreandexcavatedmaterialsand currentlyundergoingremediation.The road

currentlyknown asRichardsonFlatsRoad hasgoneby severalnames overtheyears,some more colorfulthanothers

includingHighway (US)40,Gun ClubRoad andOld Dump Road.In1980theUtahDepartmentofTransportationbuilta

relocationofUS-40 togetitoutofthevalleythatwould be filledby theJordanelleReservoir.The locallypopularname

"OldDump Road" referstoitsuseasthepathtotheofficialcountylandfillthatusedtobe locatedby RichardsonFlatnear

whatistodaytheParkand Ride.Localloreattributesthename Gun ClubRoad toanotherhobby - shootingatroadsigns
and otheritemsdumped inthearea.Today theroadisowned by Summit County.

FOREWARD
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Design Philosophy

ParkCityhasa richArchitecturalHeritagethathascreateda collectionofneighborhoods,remarkablefortheirdiversity
and uniquecharacter.ParkCityHeightsisa new mountainneighborhoodthatblendsa varietyofhome and lottypes,
architecturalstylesand landscapesthatusekey characterelementsfoundinthesediverseParkCityneighborhoods.
Locatedwithinan importantentrycorridortoParkCity,ParkCityHeightsmust establishitselfasa distinctneighborhood
whilestillfittingwithinthecontextoftheexistingand surroundingnaturaland architecturalfabric.Itisimportantto

representan "OldTown" and "ParkCity"characterwithinthedevelopment,butreplicatingthesestylesisnotdesired.

ParkCityHeightsstrivestobecome an "authentic"neighborhooddesignedaroundneighborhoodparks,openspaces
andtrails,a varietyofhome typesand lotsizesand diversearchitecturalelements.Forhomes inParkCityHeights,
theemphasisison simplestructuralexpressionsusinga vocabularyofarchitecturalelementsfoundwithinParkCity

includingVictorian,Cottage,Artsand Crafts,PrairieStyle,andModern and Contemporarystyles.Each Home within

ParkCityHeightswiththeexceptionofthe2 lotsaccessedfromDeerValleywillbe requiredtomeetand adheretothe

followingguidewiththeintentthateachand everyHome contributestothecommunityasa whole.The DeerValleylots

mustadheretotheC.C.& R'softheOaks atDeerValley.

Applicability

DesignGuidelineshavebeencreatedtoensureallimprovementsatParkCityHeightspreservethenaturalbeautyof

thesurroundinglandscapeand generatea unifiedcommunitydesign.The Guidelinesareintendedtoprovidedirection

toownersand designerstoensurecompatibilitywiththedesiredcharacteratParkCityHeights.They explainthe

architecturalaestheticsand siteconsiderationsthataretoguidethedesignand constructionofallnew buildings,

buildingadditions,sitework,and landscapingwithinParkCityHeights.TheseGuidelinesarenotintendedtocreatea

homogenous,lookalikeneighborhoodofearthtonesand mountaintimbers,butratherareintendedtocreatea harmonious

and diversecommunityofuniqueand variedhomes thatwillformthefoundationfora vibrantand successfulmountain

neighborhood.

The DesignGuidelinesareorganizedintosixsections:
*Overview
*ParkHomes
*CottageHomes
*Homesteads
*LandscapePatterns
*Sustainability

Each sectionisdesignedtoprovidekey informationthatwillhelphomeownersmake architecturaland siteplanning
decisionsfortheirhomes withinParkCityHeights.Each LotType isprovidedwitha setofspecificCommunity and

ArchitecturalPatterns.The Community Patternssectionprovidesbuildingsetback,streetcharacter,garageplacement
andorientationforeachproducttypewithinthedevelopment.The ArchitecturalPatternssectionpresentsGuidelines

forindividualarchitecturalelementsandkey details,materialsand applicationstohelpownerscreatecompatiblehomes

withina neighborhoodsetting.

The LandscapePatternsand SustainabilitysectionsapplytoeachLotTypethroughoutthedevelopment.The Landscape
Patternsprovidea listofappropriatelandscapematerialsforalllotand home typesand emphasizestheimportanceof

appropriateplantmaterialsforthevariouslandscapeformsand spacesforeachhome and lot.The Sustainabilitysection

focuseson specificsustainablemeasuresthatmustbe incorporatedby everyhome withintheproject.

Each Lotowner orBuildermustalsorefertotheParkCityHeightsCodes,CovenantsandRestrictionsforspecific

requirementsand designreviewsubmittalrequirements.

oVERVIEW
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Lot Types

ParkCityHeightsiscomprisedofa varietyofarchitecturalstylesfoundwithinthree(3)
uniqueanddiverseLottypes:ParkHomes,CottageHomes andHomesteads.

ParkHomes consistof

smalllotsingleArnity
homesand4-unitmultifamiy buildings.AllParkHomes frontor
areadjacenttoa parkoropenspaceandareaccessedby rearlanes
andreargaragesprovidinga focusonthefrontdoorsandfront

porches.

CottageHomes consistofsmallersinglefamilyhomeson lots
thatrangeinsizefrom

4,200square etto R500 squarefeet.TL mo u ufCu u

-streekeepenspeee-Prominentstreetorientedentrysandfront

porchesalongwithsemi-recessedordetachedgaragesareusedto

provideanemphasison placingpeoplenearthestreet.

Homesteadsconsistoflargersinglefamilyhomesgenerallyon lots

ranginginsizefrom4;5098,000squarefeetto25,000squarefeet.
Homesteadsarelocatedacrosstheupperslopesofthedevelopment
andtheselotswillformthevisualtransitiontothesurrounding
openspaceandwillrequire.themostsensitiveplacementtorespect

OVERVIEW
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Building Placement

FrontYad FrontYard

I

I sapafter
useon.w RearYard

II

FrontYard
,ro.

ParkHomes consistofsmafHotsiggleim homesand LocaH)rive-AccessedGarages:Shallbea maximum of
4-ualtMulti-Familybuildings. 24'wide.GarageAxws mustbeplacedateither&'T from

theedgeoftheI-ocal-firiwRigheofway ora minimum of

FrontYardSetback:Minimum4G' F toMainStructure -20'I fromtheedgeofthebeen -BriveRight-ofas
orFrontPorches.

SideSetback:Minimum sidesepartiontoanyadjacent M
Structureshallbe+2'

GarageDoors: Two
SideStreetSetback(CornerLot):10'toallstructures. (2)cargaragedoorsmay bea maximum 18'w de.S ngle

doorsmay bea maximum of10'wide.
SideOpen SpaceSetback(LotadjacenttoOpen
Space):5'toallstructures. Parking:

RearYardSetback:Minimum setbacktoMain structure passble,Lou hd of nape place.ume,ub u.al
shallbeAS' . . No enclosedstructures

forthestorageofboatsand/ormotorhomesarepermitted.
FrontFacade:Atleast40% ofthePrimaryFacademust
beplacedwithin10'oftherequiredminimum FrontYard

Setback.

Park Homes

COMMUNITY PATTERNS
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Street Patterns

AllParkHomes frontorareadjacenttoa parkoropen
spaceandhavegarages behindthe
homes.The frontfacadesofthesehomesareoriented
towalkwaysandtrailsprovidinggreataccesstothe

neighborhoodamenitiessurroundingthem.Frontporches
(chaP84Unapafterapproval)arecriticalelementsofthese

homes.helpingtoreducetheimpactsofthemasson the

streetscapeandsurroundingviewsintotheproject.Park aba
Homes alsoutilizeon-streetparkingtoprovidevariedand as
sharedparkingalternativesminimizingtheimpactofthe
automobilewithinthisneighborhood.

(changedrawingaAerapproval)

IdealDrive MajorResidealistColleolor

ParkHome Neighborhood5' 20' S'or20' 14.5'6'4' T 24' 7' 8' Park
MiD. ParallelTravel Parallel

Parking Way Parking

Park Homes

COMMUNITY PATTERNS
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Massing & Composition

ScaleofBuildings Repetition
Itisimportantthatthemassingofthebuildingsbescaled Buildingsofsimilarplansmustofferupdifferentiationin
insucha way thatitrelatestothepeoplelivingthereand elevation.Repetitionoflikeelevationswillnotbepermitted.
harmonizeswiththeareaanditsnaturalfeatures.This The DesignReviewBoardshallapproveexteriorelevations
isespeciallytrueintheParkHome areawheresomeof ofmultifamilybuildingsandrequirevariationbetween
thebuildingsmay belargerthaninotherareasofthe buildingfacadestoensuredivemitywithinthedevelopment.
development.ParkHomes rangeinsizefrom-twe@ n Theserequirementsareappliedsothatthebuildingmass
ofsingleAmilyunitstowN : unitmulti doesnotbecomeoverpowering.Changingtheplanesof

familybuildings. walls,changingdirection,andprovidingsomevarietyinthe
roofformyieldsdiversityandvisualinterest.

To avoidbuildingformsthatareboxyinmassingthe

followingcriteriashouldbemet.

*No unbrokenexpanseofbuildingmassmay exceed25'.If
the25'isreachedthewalllinemuststepa minimum of3'.

Repetitionoflikeelevationsisprohibited
b.Daildingslioningmusethanfour(4)unksmustmentthe

followingrequianent.
UnitSize

.Hu unbsukon pana ofbu ldingmassmay moved UnitsintheParkHomes areawillhaveaminimum square

25'.Ifd 25' h :ho all1 ,as :320}a son too footageof800sqft.The firstfloorareashallnotbelessthan

it0thTosq.ft.fortwostoryunits.Themaximum square

footageforanyunitist-,500-imesq.ft.

Note:Allareasnotedaregrosslivingareasandexclude

*Unnyor mu r n n mnf h p, porches,decks,garagesanduninhabitablebasementsas

definedbyParkCityMunicipalCode.

Totahroofea-
BuildingHeight
The intentoftheheightguidelineistopresentan

appropriatelyscaledroofscapethatiscompatiblewithitsuse

andplacement.

AllowablebuildingheightsarelimitedbyParkCity

MunicipalCode.Generallybuildingheightscannotexceed
28'asmeasuredfromexistingnaturalgradeatanypoint,
excludingchimneys.

Horizontal& verticalvariationmustoccur

Park Homes

ARCHITECTURAL PATTERNS
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Walls

FoundationWalls WallAppurtenances
Foundationwallsformthebaseorgroundingelementof Detailelementsappliedtotheexteriorwallsuchaswall
thestructure.Thesewallsshouldbe a continuationofthe decoration,shutters,bay windows and flowerboxescanadd

buildingwall.Foundationwallsmust stepdown withthe visualinteresttothebuildingfagade.Careshouldbe taken

gradechangesothattheirexposedsurfaceiscovered.All tonotoverstateoroverlydecorate.Theseelementsshould

exposedconcretemustbe cladorfinishedforappearance be functionaland notsimplyreplicationsofthingsseen
withan approvedexteriorwallmaterial,seeBuildingWalls elsewhere.
forapprovedmaterials.

*WallDecoration-Painted,reliefortrimmeddetail

BuildingWalls work isnotrecommended.

Buildingwallsarethosewallsabovethefoundationwalls

thatformthemiddleofthestructure.The treatmentof *Window andDoor Shutter- Shouldbe less
thesewallsprovidesan opportunitytovisuallyunifythis prominentintheParkHomes. Ifusedtheyshould

phaseofthedevelopment.The useofdifferentmaterials appearoperableandmatchedtosizeopenings.They
isencouragedtogivedistinctiontothevariedformsofthe may be made ofwood orfiberglassthatresembles

building.Materialson buildingwallswillbe limitedtothree wood. Designshouldbe simpleand straightforward,
differenttypesforany singlestructureintheParkHomes withoutunduedecoration.Paintedshuttersare
area. encouragedon singlewindows and fullyglazed

doors.Hardwareshallbe corrosion-resistantina

Approvedmaterialsare: compatiblecolor.Stylesmay be louvered,raised

orflatpaneledorplankedand awningshuttersare
*Horizontalwood siding permitted.
*Boardandbattenverticalwood siding
*Machinesawn wood shingles *Bay Windows andFlowerBoxes -Theseshouldbe
*Compositesidingorapprovedsimilar designedina simpleand directmanner.
*Stucco(asapprovedby theReview Board)
*Steel(asapprovedby theReview Board)

Simplewalldecoration

Verticalsiding

Shuttersnotprominentin
ParkHomes

Horizontal& verticalsidingmaterialcombinations

Park Homes

ARCHITECTURAL PATTERNS
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Porches

Porches *Allporchesshallbeproperlydetailedwithauthenticporch
A coreidealofthedevelopmentistheuseofcovered edgeconditions,includinga cantilevered"lip"oredge.If
frontporchestopromotea human scale,senseofentry theporchsurfaceisleftasnaturalorcoloredconcretethe
andemphasizerelationshiptothestreet.Massingofporch faceofthecantileveredlipmustalsoremainasnatural
elementsalsocanhelptofurthergroundthebuildingby orcoloredconcrete.Iftheporchsurfaceisfinishedwith

forminga basefromwhichthebuildingmasscangrow. anothermaterial,thenthatmaterialshouldwrapthefaceof
To thisend,porchesshouldbemade toconveyasense theporchlip.
ofhuman scaleandarelimitedtoone-storyinheight.
IntegrationofthefrontporchisrequiredintheParkHomes AppropriatePorchflooringsurfacesinclude:
area. *Wood orCompositeDecking

*NaturalorApprovedColoredConcrete
*Porchesareusuallylocatedatthefrontsetbackline,but *TileorConcretePavers

*Porchesoftenwillhavedeepeavesrepeatingthesame
raftertreatmentasthemainroof.

*Porchroofformsshallbeconsistentwiththearchitectural

styleofthehome.

*Porchesmustbea minimum ofHP'8"abovefinishedgrade "a
unlessADA accessisrequiredtothehome. Thefrontporch
stepsmustbedesignedasanintegralelementtothedesign Porcheslocatedatfrontsetback
andstyleofthehome andnotjust"stuckon"thefrontofthe
home.

*Porchescanbeusedtowrapthecornerofa houseorfillthe
voidcreatedbyan"L"shapedplan.Wrappedporchesare

stronglyrecommendedforCornerLots.

*Creativityconsistentwiththearchitecturalstyleofthe ..
houseshallbeusedindesigningcolumns,posts,brackets,
railing,trimandmolding.

Pmperlydetailedpo helements

*Columns,whereprovided,mustterminateattheporchdeck
orextendtowithin4"offinishedgrade.

*Minimum porchdepthisff-5witha minimum of40 40

squarefeet.

Pombes?P 8"abovegrade

Hk
Pomhaducesimpactof

Par omes buildingmasstostreet

ARCHITECTURAL PATTERNS
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Windows & Doors

Windows .

Windows shouldbe predominantlyrectangularinshapeand

verticalinorientation.Octagonal,circlesand hexagonswill

notbe approved.Window headsmustbe shapedtomatch

rooflinesorremainlevel.No scissortrusswindows willbe

permittedwithslopesnotmatchingtheroofline.

Windows may be constructedofthefollowingmaterials:

*Wood Predominantlyrectangular

:
Wo d ah

nhdowlsrmf

n orahmunn

approvedfinish
*Vinyl I

Note:The glassandframesusedinwindows and skylights
Verticalproportion

cannotbe highlyreflective.The lensesofskylightsmustbe

clear,grayorbronze.Allskylightsmustbe low profile.No

bubbletypeskylightswillbe permitted.Skylightlocations

shouldintegratewellwiththeexteriordesignandnotseem -

random.Lightpollutionfrom skylightswillnotbe permitted.
The typeand locationofskylightsaresubjecttotheReview

Board.

Doors

Door openingsshouldbe protectedfromweather.Porches,

overhangsand otherarchitecturalfeaturescanshield

openingsand add interest.Doorways shouldberectangular
Doorwayiscomplimentaryto Doorisprotectedfrom

inshape.They shouldbe made ofa materialandfinishedina materialsofthehome weather
mannerthatiscomplimentarytotheotherexteriormaterials

beingused.The useoflimitedglassinentrydoorsin

encouraged,ex.V2lightswithdividedlights.Fullglassdoors

arediscouraged

Trim

WithintheParkHome productexpressivetrimisidentified

asa key architecturalelement.Trimshallbe proportioned D improportiontothesizeof
tothesizeoftheopening.Trim shallprojecta minimum of theopenings
one-halfinchpasttheleadingedgeoftheadjacentsiding.
Most trimshallbe flat.Any shapesmusthavea simple

profile.Sidingmustabuttrim(trimshallnotbe installedon

topofsiding).

Tremwithsimpleprofile
Expressivetrim

Park Homes

ARCHITECTURAL PATTERNS
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Garages & Garage Doors

Garages

GaragesorParkingStructuresarerequiredinthePark
Homes areaofthedevelopment.They canbe attached

ordetachedand mustprovidea minimum ofonecarper
residentialunit.Garagesmustnotdominatethestructure
when viewedfromthestreet,especiallyinareasvisiblefrom

right-of-ways,common areasand adjacenthome sites.All

garagesmustbe accessedfromtheLocalStreet.Parking
Structuresmay be accessedfromResidentialStreets. .

"" " "-'

Garagesmay be sideentrydesignsoraccessedperpendicular Paneleddoorsareencouragedto

fromtheLocalStreet.The useofoverhangsand significant
incorporateglass

architecturaldetailsareencouragedtovisuallylessenthe

impactofthegarageentrance(s).

Garage Doors

Garagedoorsmustbe providedwithdetailingthatistiedto
thehomes overalldesignthemes.Garagedoorsmustappear
astraditionalswinging,foldingorslidingdoors.Segmented
doorsareonlypermittediftheyareconstructedtoappear -

tobe one ofthesetraditionaldoortypesand aresubjectto Doorispaintedtomatchbodyofthehome

DesignBoardapproval.

*Doorsshouldbe paneledand may incorporateglass.

*Doorsshouldbe paintedcolorssimilartothebody ofthe
home tolessentheirvisualimpact.

*Singlegaragedoorsarepreferred.The useofsingledoors

allowsformore varietyinthegarageelevation.

*Garagesforan individualunitarelimitedto2 garagedoors * . ...

intheParkHome area.A 2 cartandemgarageisallowed. Singledoorsare Livingareaoverhangs
preferredwherefeasiblegaragetolessenvisual

impact*No garagedoorover9'highwillbe approved.

SharedDrivewaysareallowedandencouragedbuttheir

widthatthecurbmustbe minimized.

Drivewaysareencouragedtobe concrete,colored

concrete,stampedcoloredconcrete,unitpaversturfblock

orotherpermeablepaversorotherpatternand texture

methodsapprovedby theDesignReview Board.Asphalt
driveswillbe permittedbutmustbe maintainedproperly. Notthis-Garagedoorisdominantelement

Park Homes

ARCHITECTURAL PATTERNS
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Roof Patterns & Materials

RoofingPatterns

Roof elementsplaya majorpartinhow theoverallresidence

designrelatestohuman scaleandtothetopographyofthe
site.Roof formscanalsohelpbringdevelopmentstogether VariationinRoofFormsContributestoa
visuallythroughtheuseofreoccurringunderlyingprinciples.moreVisuallyRichNeighborhood

*Allowableroofpitchesforslopedroofsare

between4:12and 8:12 Materials

*Allowablerooftypesare:gable,hip, Allowedroofingmaterialsare:

partialhipand flat. *Architecturalcompositionshingles,
*Shedroofsmay onlybe usedas minimum 30 year

secondaryroofforms. *Copper,mustbe allowedtooxidize

andturnbronze

Roof formsneedtobe brokendown toaddresshuman scale
*Zinc,flatfinish

soasnottobecome boxy.Generallyroofstructuresandroof *Cor-tensteel

linesshouldstepwiththetopographyofthesitecreatingthe *Selfadheringsingleplymembrane roofing,

appearancethatthebuildingsmass stepswithand follows atflatroofs

theslopeofthesite.Flatroofsshouldbe incorporatedinto *SolarShingles

theParkHomes wherefeasibleandutilizedforsnow storage,
*Greenroofs

watercollection,reducedroofimpactsandthecreationof

"green"landscapedroofs,roofgardensorpatiospaces. The followingmaterialscanbe usedwithapprovedcolor

selection:

Buildingdesignswillincorporatea primaryroofform *Aluminum

withsecondaryelementsattachedtotheprimaryform.See
*Steel

Massing& Compositionforadditionalcriteria.

StandingSeam Metalorcorrugatedroofsshallbe primarily
The followingroofshapesarenotpermitted: allowedon accentandporchroofs.

*Mansard,fakemansard,GambrelorDomed
The followingroofingmaterialsarenotallowed:

Roof Overhangs
*Wood Shakes

Roof overhangsprotectwallsandopeningsfromweather *Highlyreflectivemetals

and contributetothebuildingscharacter.Roofsshould *Asphaltrolledroofing

overhangwallsa minimum of 12"and a max of24".Roof

overhangslessthan12"requiresreviewcommitteeapproval.

Primaryroofformbrokenupwithsecondaryroofelements

Flatroofelementsare
appropriateandencouraged

Roofoverhangsprotectwalls

Roofisbrokenuptorelatetohumanscale
Park Homes
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Roof Appurtenances

Roof Appurtenances *Clerestoriesshouldbe placedwithinthefieldoftheroof

ApprovedDormer Shapes: and cannotextendtotheeavelinesexceptasapprovedby
*ShedDormers thereviewcommittee.
*GableDormers
*Hip Dormers *SolarPanelsareallowedand encouragedand shouldbe

placedtomaximizetheireffectivenesswhilealsominimizing
*Snow Divertersshouldbe usedwhereversufficient theirvisualimpactson adjacentownersandthecommunity
amountsofsnow may accumulateoveroccupiedareassuch asa whole.

asentries,patios,porches,drivewaysand decks.Special
careshouldbe takenwithmetalroofingasitisproneto Guttersand Downspouts
releasingsnow whichcancauseinjurytopeopleordamage Guttersanddownspoutsshouldbe metalorcopper,have
toproperty. a factoryfinishedmetallicpatina,paintedtomatchthe

surfacetowhichtheyareattachedormatchthetrimcolor
*Snow MeltSystemsshouldonlybe consideredwhen all ofthehome.
Otheralternativeshavebeenexploredfully.Properroof

designisimperativetoeliminatethedependancyofsnow Rain StorageDevices
meltsystemsandtheirenergyconsumption. Allrainstoragedevicesmustbe placedunderground.

*Roof topstairs,mechanicaland electricalareasarerequired
tobe placedwithintheroofstructureand arenotpermitted
tobe placedon theroofunlessshielded.Shieldingsolutions

mustbe approvedby thereviewcommittee.

*Ornamentslikefinials,scrollwork on theridgeorbarge
and eaveboardsordecorativeturretsarediscouraged.

*Skylightsarenottobe highlyreflectiveandmustbe Mechanicalventsreflectarchitecturalstyle
installedflushagainsttheroof.They shouldnotextendtothe

eaveline.As mentionedelsewhereintheseguidelinesbubble

typeskylightswillnotbe approved.Lightpollutionfrom

skylightswillnotbe permitted.

*Chimneysmustbe enclosedina chase.The chasemay
be cladwithwood siding,stucco,stoneorapprovedmetal. ft fil

Chimney capsarerequiredandmustbe constructedof rd

approvedmaterial.Exposedmetalchimneysand spark
arrestorsarenotpermitted. Guttersmatchsurfaceortrimcolor

*Mechanicalvents6" orlargermustbe enclosedinan

appropriatearchitecturalstructuretomatchbuilding
components.When chimneysarerequiredtheirsize,shape
and heightshouldmatchthatofotherchimneyelementson .

theroof.Allotherunenclosedexposedventsmustbe coated

tomatchtheroofcolor.
Solarpanelslocatedtomaxmuze Skylightplacedflushtoroof
effectivenessandminimizevisual andcolorblendswellwithroof

Park Homes
impact
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Home Appurtenances

MechanicalEquipment Antennae and SatelliteDishes
Caremustbe givenindesigninga home tothelocationof When possible,satellitedishes,televisionorradioaerials,

utilityequipmenttoavoidprominentexposureofmechanical orantennasshouldbe installedsoastobe screenedfromthe

equipmentandmeterstopublicview.Compressors, road,adjacenthome sitesorpublicareas.No satellitedish

meters,utilityboxesand miscellaneousequipmentshallbe may be installedthatislargerthan39" indiameter.Removal

groupedand locatedand screenedtominimizetheimpacton oftreestoimprovereceptionisprohibited.The screenwall

neighborsandthecommunity. issubjecttoDesignReview approvaland mustbe an integral

componentofthehousedesign.Insome cases,theenclosure

Utilitymetersaretypicallyrequiredtohaveimpact may notbe approvedduetothelocationon thehome site

protection.The locationanddesignofthisimpactprotection and itsvisualeffecton theoverallstreetsceneorasviewed
shallbe includedon theconstructionplans.The design fromadjacenthome sites.Umbrellacoversoversatellite
shallsatisfythebuildingdepartmentand utilityprovider dishesareprohibited.
requirements.

Trash Containers

Screenscanbe comprisedofeitherlandscapingor Spaceshallbe providedinan adequateand appropriateside

landscapingand wood thatiscompatiblydetailedto orrearyardorinteriorportionofthegaragetoaccomodate

harmonizewiththehomes exterior.Exposedvents,grilles atleastonetrashand one largerecyclingcontainerperunit
and othermechanical,electricalandplumbingcomponents and mustbe concealedfromview fromtheStreetorLocal
shouldbe coordinatedwithbuildingelements.Consider Street.

locatingthedryerexhaustvent,hosebibs,waterproof
outletsetc.belowthefirstfloorbeam. Concealtheseitems AccessoryStructures
totheextentpossibleand coordinatevisibleitemswiththe No accessorystructuresarepermitted.
foundationpiersand screens.

No roofmountedmechanicalequipmentisallowedunless

mountedon a flatroofelementand isnotvisiblefrompublic
view.

Lighting
Frontporchlightsshouldbe a primaryarchitecturalfocus.

Outdoorand indoorlightingwillbe carefullyreviewedto

assurethatneighboringpropertiesareprotectedfromlight
sources.The intentistoproducean enticinglow level

throughoutthecommunitythatcreatesa warm ambience am
whilemaintainingviewsofthenightskyand stars.

Exteriorlightingshallbe kepttoa minimum and shallbe

limitedtoporches,courtyards,garageentries,addressesand

tomark paths.
The lightsourcemustconformtoParkCityMunicipalCode

standards.Floodlightingandmoonlightingareprohibited.

Lightsshouldcomplementarchitecturalstylebut
remainsimpleinform

Park Homes
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Example Gallery

ExteriorColors Key Elements

The ParkHomes havea diverserangeofbuildingsize.With *VariedWallPlanes& Massing *SimpleForms

thisdiversitycomes an opportunitytointroducecolorranges *ExpressiveTrim *GaragesSecondary
seeninotherphasesofthedevelopment.Smallerbuildings, *ExposedStructuralElements *GroupedWindows
suchasduplex& fourplexbuildings,shouldfollowthe *Low Sloping/FlatRoofs *CreativeMaterials
standardestablishedby theCottageHomes guidelines& *Emphasison FrontPorches

utilizeprimarycolors.White& lightgrayarenotconsidered *MiningMeetsModern

primarycolors.Buildingslargerthanfourunitsmust utilize *Not ResortMountainTimber

colorfulearthtonesinan efforttolessentheirvisiblemass. *MountainContemporary

Park Homes
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Street Patterns

TypicalCottageHomes aresinglestory,storyanda balf
andtwostoryhomesplacedon smalltraditionallotslocated
intheheartoftheneighborhood.The CottageHomesse-

placeinganemphasis
onthehomesfrontfacadewithprominentstreetoriented tchangemap afterappsoval)

entry'sandfrontporchesanddo emphasitinggangesby
incorporatingsemi-recessedordetachedgarages.The

CottageHomes areplacedclosetotheStreetandSidewalks

creatinganintimatesettingthatshouldincludeappropriate
frontyardlandscapingandgardenfencingcommon to
traditionalneighborhoodswhilestillprovidingonstreet

parkingandsufficientsnowstorageareas.

LocatDrive

CottageHome Garage Garage
7.5'22.5'.55'10' 5' 20' S

Parking Min Mia. Min

gedrawingafterapproval

MinorResidential
CoHectorRoad

CorrageHome CottageHome
10 8' 6' 24' 75'5' 10'

Cottage Homes ** emak us
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Building Placement

ocalDriveAccessedLots doeakMinor & MajorResidentialStreetAccessed
Lots

- RearYard

RearY I
L-------.L------ L -

chang
Tp

after r va)

ut ' * *
Min I I

5 11

FrontY L ALESEHMSTHET E MSUEGRsntEEr FTOntYard

N e:AllCottageHomesservedbyaLocalDriveare
equiredtoaccessthegaragefem theLocalDrive

May beplacedat3'fromthesidepropertyline.Twe-Stery

CottageHomes

consistofsmalersingleOm . ShaHbea maximum

AttachedGarages:
FrontYardSetback:15'toMainHouse.FrontPorches Unrya widthmu 1notc ceed55% ofthewidthofthe

orSingleStoryBaysmay extendtowithin10'ofthe rentfacadeofthehouseShallbea maximum of24'

SidewalkorStreetROW. wide.Garagesatfrontorsideyardshallbesetback20'
or5'behindfrontorsideFacade(Whicheverisgreater).

SideYard Setback:Minimum setbackforallhomesisS'. Garagesmustbeplaceda minimum of5'fromtheSide

PropertyLine.

SideStreetSetback(CornerLot):10'forallstructures.

GarageDoors:

RearYardSetback:20'toMain House.

FrontFacade:At least40% ofthePrimaryFacademust (2)carwidegaragedoorsmay bea maximum 18'wide.

bewithin5'oftherequiredminimum FrontYardSetback. Singledoorsmay bea maximum of10'wide.

Locaterive-Accessed-DetachedGarages:Shallbea Parking:
maximum of24'wide. ' ofhomerite,aretobeerreenedfromne:.eiteview,to

the vt ntpnedhi thenqrwhr or(arementth are

1-ot- enclosedstructuresforthestorageofboatsand/ormotor

CottageHomes
homesarepermitted.
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Massing & Composition

BuiltForms FollowContours Repetition
Buildingplacementshouldrespectexistinglandforms. Repetitivemassingisprohibited.Thereshouldbe
Structuresshouldfollowcontoursandfitintoexistingland substantialvariationinindividualbuildingforms.Homes

massing,ratherthanignoreordominatetheseforms. withsimilarheightsmay onlyoccurconsecutivelyalonga
streetthreetimesbeforea changeinmassingisrequired.

ScaleofBuildings Forexample,threeadjacenttwo-storyhomesmustbe
Itisimportantthatthemassingofthebuildingsbescaled followedbya oneanda halfstoryorone-storyhome. Also,
insucha way thatitrelatestothepeoplelivingthere no morethan2 similarfloorplansmay occurconsecutively
andharmonizeswiththeareaanditsnaturalfeatures.No alonga street.TheDesignReviewBoardshallreview
unbrokenexpanseofbuildingmassmay exceed35'inlength theserequirementsona case-by-casebasisperspecificsite
onallsideelevationsand25'onallfrontandrearelevations.conditions.
Ifthemaximum lengthisreachedthewalllinemuststepa
minimum of4'.

Undesirable VerticalArticulationadded AvoidConsecutiveMassing

ResidenceSize

ResidencesintheCottageHomes areawillhavea minimum

squarefootageof900sqftforsinglestorystructures.The
Horizontal Desirable firstfloorarea(definedasthatfloorthatisaccessedbythe

Articulationadded
frontdoor)shallnotbelessthan800 0 sq.ft.fortwo-story
structures.The maximum squarefootageforanyresidence
is3,500sq.ft.

Thisrequirementisappliedtoensurethatbuildingmassdoes Note:Allareasnotedaregrosslivingareasandexclude
notbecomeoverpowering.Changingtheplanesofwalls,

porches,decks,garagesanduninhabitablebasementsas
changingdirection,andprovidingsome varietyintheroof definedbyParkCityMunicipalCode.
formyieldsdiversityandvisualinterest.Additivebuilding
volumesgivethehome anapperancethatitwas builtover BuildingHeight
time. The intentoftheheightguidelineistopresenta human-scale

roofscape,onethatstepswiththecontoursoftheterrainand

recallsthenaturalsetting.
AllowablebuildingheightsarelimitedbyParkCity

ap ea ) MunicipalCode.Generallybuildingheightscannotexceed
28'asmeasuredfromexistingnaturalgradeatanypoint,
excludingchimneys.

SideElevations
AllCottageunitswithsideelevationsexposedorclearly

Variationinindividualstructures visiblefroma publicroadshallpayspecialattentiontothe
contributetoa variedstreetscape

massingandcompositiontoensureappropriatescaleand

formtofitvisuallyintothelandscapeandwindowsshould

occurinthesevisibleendwalls.Additionallandscape
measuresmay berequiredtoachievethisrequirement

Cottage Homes
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Walls

Foundationand RetainingWalls WallAppurtenances
Foundationwallsformthebaseorgroundingelementof Detailelementsappliedtotheexteriorwallsuchaswall

thestructure.Thesewallsshouldbe a continuationofthe decoration,shutters,bay windows andflowerboxescanadd

buildingwall.Foundationwallsmust stepdown withthe visualinteresttothebuildingfagade.Careshouldbetaken

gradechangesothattheexposedsurfaceislimited.All tonotoverstateoroverlydecorate.Theseelementsshould

exposedconcretemustbe cladorfinishedforappearance be functionaland notsimplyreplicationsofthingsseen

withstoneveneer,boardformed concreteorconcretewithan elsewhere.

exposedaggregate.RetainingWallsshouldappeartobe an

extensionofthefoundationwallsofthestructure.Retaining
*WallDecoration-Painted,reliefortrimmeddetailwork is

Wallmaterialsmay includestackedrockormaterialsto notrecommended.

matchfoundationwallmaterial.No RetainingWallsmay be

placedwithinthesideyardsetbacksunlesstheyareplaced *Window and Door Shutters-They shouldappearoperable

perpendiculartothelotline. andmatchedtosizeopenings.They may be made ofwood

orfiberglassthatresembleswood.Theirdesignshouldbe

simpleand straightforward,withoutunduedecoration.

Paintedshuttersareencouragedon singlewindows and

fullyglazeddoors.Hardwareshallbe corrosion-resistant

ina compatiblecolor.Stylesmay be louvered,raisedorflat

paneledorplankedandawningshuttersarepermitted.

Foundationwalltooexposed
*Bay Windows andFlowerBoxes -Theseshouldbe

designedina simpleand directmanner.

BuildingWalls

Buildingwallsarethosewallsabovethefoundationwalls

thatformthemiddleofthestructure.The treatmentof

thesewallsprovidesan opportunitytovisuallyunifythis

phaseofthedevelopment.The useofdifferentmaterials

isencouragedtogivedistinctiontothevariedformsofthe

building.Materialson buildingwallswillbe limitedtothree

differenttypesforany singlestructureintheCottageHomes

area.

Approvedmaterialsare: Shutterssizedto Shuttersaresimpleand

*Horizontalwood siding
matchopenings straightforward

*Boardandbattenverticalwood siding
*Machine sawn wood shingles
*CompositeBoardsidingorapprovedsimilar
*Stucco(asapprovedby theReview Board)
*Steel(asapprovedby theReview Board)

SimpleBayWindowadds Doesnotappearoperable
interesttohome

Cottage Homes
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Porches

Porches *Allporchesshallbeproperlydetailedwithauthenticporch
A coreidealofthedevelopmentistheuseofcoveredfront edgeconditions,includinga cantilevered"lip"oredge.If

porchestopromotea human scale,senseofentryand theporchsurfaceisleftasnaturalorcoloredconcretethe

emphasizerelationshiptothestreet. faceofthecantileveredlipmustalsoremainasnatural
orcoloredconcrete.Iftheporchsurfaceisfinishedwith

Massingofporchelementsalsocanhelptofurtherground anothermaterial,thenthatmaterialshouldwrapthefaceof
thebuildingby forminga basefromwhichthebuildingmass theporchlip.
cangrow.To thisendporchesshouldbemade toconveya
senseofhuman scaleandarelimitedtoonestoryinheight. AppropriatePorchflooringsurfacesinclude:

IntegrationofthefrontporchisrequiredintheCottage *Wood orCompositeDecking
Homes area *NaturalorApprovedColoredConcrete

*TileorConcretePavers
*Porchesareusuallylocatedatthefrontsetbackline.

*Porcheswilloftenhavedeepeavesrepeatingthesame
raftertreatmentasthemainroof.

*Porchroofformsshallbeconsistentwiththearchitectural

styleofthehome.

*Porchesmustbea minimum oftIP8"abovefinishedgrade
unlessADA accessisrequiredtothehome. Thefrontporch

stepsmustbedesignedasanintegralelementtothedesign
andstyleofthehome andnotjust"stuckon"thefrontofthe Appropriateporchdeailing Auhenticjfooringmaterials
home.

*Porchescanbeusedtowrapthecornerofahouseorfillthe
voidcreatedbyan"L"shapedplan.Wrappedporchesare

stronglyrecommendedforCornerLots.

*Creativityconsistentwiththearchitecturalstyleofthe
houseshallbeusedindesigningcolumns,posts,brackets,

railing,trimandmolding.

*Columns,whereprovided,mustterminateattheporchdeck Po h charmsareconssentwithhome

orextendtowithin4"offinishedgrade.

*Minimum porchdepthis6'witha minimum of60square.
feet.

Porchesareelevated14" obovejimshedgrade

Cottage Homes
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Windows & Doors

Windows

Windows shouldbe predominantlyrectangularinshapeand

verticalinorientation.

Windows areoftensingle,pairedorinstripsof3 ormore.

Octagonal,circles,archedandhexagonshapedwindows will indowspredominantlyrectangularandverticalinproportion

notbe approved.Window headsmustbe level.

Wind ws shouldnotbe placedwithin12"ofanybuilding

Windows may be constructedofthefollowingmaterials:

Windowheadsmustbelevel
*Wood
*Wood cladwithcolorfastvinyloraluminum Trim
*Metalcladwindows mustbe coatedwithan WithintheCottageHome productexpressivetrimis

approvedfinish identifiedasa key architecturalelement.Trim shallbe
*Vinyl proportionedtothesizeoftheopeningwitha minimum

widthofthreeand one-halfinches.Trim shallprojecta

Note:The glassand framesusedinwindows and skylights minimum ofone-halfinchpasttheleadingedgeofthe

cannotbe highlyreflective.The lensesofskylightsmustbe adjacentsiding.Most trimshallbe flat.Any shapesmust

clear,grayorbronze.Allskylightsmustbe low profile.No havea simpleprofile.Sidingmustabuttrim(trimshallnot

bubbletypeskylightswillbe permitted.Skylightlocations be installedon topofsiding).
shouldintegratewellwiththeexteriordesignandnotseem

random.Lightpollutionfromskylightswillnotbe permitted.
"^ * *

The typeand locationofskylightsaresubjecttothereview

ofthecommittee.

WWW
Trimproportionedtosize

Doors
ofopening

Door openingsshouldbe protectedfromweather.Porches,

overhangsand otherarchitecturalfeaturescanshield

openingsandadd interest. .#

Doorways shouldbe rectangularinshape.They should - -- Expressivetrem
be made ofa materialand finishedina mannerthatis

complimentarytotheotherexteriormaterialsbeingused. Trimshouldbesimple,flat

Doorsareencouragedtobe colorfularchitecturalfocal

points.

The useoflimitedglassinentrydoorsinencouraged,ex.V2

lightswithdividedlights.Fullglassdoorsarediscouraged.

COttageHomes
Doorsshouldbecolorful,architecturalfocalpoints
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Garages & Garage Doors

Garages ' *

GaragesarerequiredintheCottageHomes areaofthe

development.Theycanbeattachedordetachedandmust
accommodateatleastonecar.Garagesmustnotdominate
theresidencewhen viewedfromthestreet,especiallyin
areasvisiblefromright-of-ways,common areasandadjacent
home sites.Allgaragesaccessedfromthestreetmusteither

besideentrydesignsorifparalleltothestreet,setbacka
minimum of5'fromthefrontentryelevationofthemain Singlegaragedoorsareperferred

The useofoverhangsandsignificantarchitecturaldetails
areencouragedtovisuallylessentheimpactofthegarage
entrance.

F antloadedgarageissecondarytothehome
GarageDoors

Garagedoorsmustbeprovidedwithdetailingthatistiedto
thehomesoveralldesignthemes.Garagedoorsmustappear
astraditionalswinging,foldingorslidingdoors.Segmented
doorsareonlypermittediftheyareconstructedtoappear
tobeoneofthesetraditionaldoortypesandaresubjectto

DesignReviewBoardapproval.

*Doorsshouldbeverticalpaneledorplankedandmay

incorporateglass.
Notthir-doordommatesvisually Panelea'doorencorporates

glars

*Doorsmay notincludeDiagonal,X-BracingorZ-Braced
PlanksorPanels. Driveways

SharedDrivewaysareallowedandencouragedbuttheir

*Doorsshouldbepaintedorstainedcolorssimilartothe widthatthecurbmustbeminimized.

bodyofthehome tolessentheirvisualimpact. Drivewaysareencouragedtobeconcrete,colored

concrete,stampedcoloredconcrete,unitpaversturfblock

*Singlecargaragedoorsarepreferred.The useofsingle
orotherpermeablepaversorotherpatternandtexture

doorsallowsformorevarietyinthegarageelevation. methodsapprovedbytheDesignReviewBoard.Asphalt
driveswillbepermittedbutmustbemaintainedproperly.

*ThreecargaragesarepermittedintheCottageHomes area

butmustincorporatea tandemgarageora fromandside

*No garagedoorover9'highwillbeapproved.

Cottage Homes
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Roof Appurtenances

Roof Appurtenances *Clerestoriesshouldbe placedwithinthefieldoftheroof

ApprovedDormer Shapes: and cannotextendtotheeavelinesexceptasapprovedby
*Shed Dormers thereviewcommittee.
*GableDormers
*Hip Dormers *SolarPanelsareallowedand encouragedbutmustbe

placedtominimizetheirvisualimpacttotheneighborhood
*Snow Divertersshouldbe usedwhereversufficient whilemaximizingtheireffectiveness.

amountsofsnow may accumulateoveroccupiedareassuch

asentries,patios,porches,drivewaysand decks.Special
Guttersand Downspouts

careshouldbetakenwithmetalroofingasitisproneto Guttersand downspoutsshouldbe metalorcopper,have

releasingsnow whichcancauseinjurytopeopleordamage a factoryfinishedmetallicpatinaorpaintedtomatchthe

toproperty. surfacetowhichtheyareattached.

*Snow MeltSystemsshouldonlybe consideredwhen all Rain StorageDevices

otheralternativeshavebeenexploredfully.Properroof Allrainstoragedevicesmustbe placedunderground.

designisimperativetoeliminatethedependencyofsnow

meltsystemsandtheirenergyconsumption.

*Roof topstairs,mechanicaland electricalareasarerequired
tobe placedwithintheroofstructureand arenotpermitted
tobe placedon theroofunlessshielded.Shieldingsolutions

mustbe approvedby thereviewcommittee.

*Ornamentslikefinials,scrollwork on theridgeorbarge Skylightsarejiattoroofanddonotexteridtoeavelines

and eaveboardsordecorativeturretsarediscouraged.
orroofpeaks

*Skylightsarenottobe highlyreflectiveand mustbe

installedflushagainsttheroof.They shouldnotextendtothe

eaveline.As mentionedelsewhereintheseguidelinesbubble

typeskylightswillnotbe approved.Lightpollutionfrom

skylightswillnotbe permitted.

*Chimneysmustbe enclosedina chase.The chasemay Solarpanelsvisualimpactsareminimized

be cladwithwood siding,stucco,stoneorapprovedmetal.

Chimney capsarerequiredand mustbe constructedof

approvedmaterial.Exposedmetalchimneysand spark
arrestorsarenotpermitted.

*Mechanicalvents6" orbiggermustbe enclosedina mmu

chimney.When chimneysarerequiredtheirsize,shapeand

heightshouldmatchthatofotherchimneyelementson the

roof.Allotherunenclosedexposedventsmustbe coatedto

matchtheroofcolor.

Guttersmatchtrimorareappropriateforthe

CottageHomes
architecturalstyle
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Home Appurtenances

MechanicalEquipment Antennae and SatelliteDishes
Caremustbe givenindesigninga home tothelocationof When possible,satellitedishes,televisionorradioaerialsor

utilityequipmenttoavoidprominentexposureofmechanical antennasshouldbe installedsoastobe screenedfromthe

equipmentandmeterstopublicview.Compressors, road,adjacenthome sitesorpublicareas.No satellitedish

meters,utilityboxesandmiscellaneousequipmentshallbe may be installedthatislargerthan39" indiameter.Removal

groupedand locatedand screenedtominimizetheimpacton oftreestoimprovereceptionisprohibited.The screenwall

neighborsandthecommunity. issubjecttoDesignReview approvalandmustbe an integral

componentofthehousedesign.Insome cases,theenclosure

Utilitymetersaretypicallyrequiredtohaveimpact may notbe approvedduetothelocationon thehome site

protection.The locationand designofthisimpactprotection and itsvisualeffecton theoverallstreetsceneorasviewed
shallbe includedon theconstructionplans.The design fromadjacenthome sites.Umbrellacoversoversatellite
shallsatisfythebuildingdepartmentandutilityprovider dishesareprohibited.

requirements.
Trash Containers

Screenscanbe comprisedofeitherlandscapingor Spaceshallbeprovidedinan adequateand appropriateside

landscapingand wood thatiscompatiblydetailedto orrearyardorinteriorportionofthegaragetoaccomodate
harmonizewiththehomes exterior.Exposedvents,grilles atleastonetrashand one largerecyclingcontainerperunit
and othermechanical,electricalandplumbingcomponents andmustbe concealedfromview fromtheStreetorLocal
shouldbe coordinatedwithbuildingelements.Consider Street.

locatingthedryerexhaustvent,hosebibs,waterproof
outletsetc.belowthefirstfloorbeam. Concealtheseitems AccessoryStructures
totheextentpossibleand coordinatevisibleitemswiththe No accessorystructuresarepermitted.
foundationpiersand screens.

No roofmountedmechanicalequipmentisallowedunless

mountedon a flatroofelementand isnotvisiblefrompublic of
VICW.

Lighting
Frontporchlightsshouldbe a primaryarchitecturalfocus.

Outdoorand indoorlightingwillbe carefullyreviewedto

assurethatneighboringpropertiesareprotectedfromlight
sources.The intentistoproducean enticinglow level

throughoutthecommunitythatcreatesa warm ambience

whilemaintainingviewsofthenightskyand stars.

Exteriorlightingshallbe kepttoa minimum and shallbe

limitedtoporches,courtyards,garageentries,addressesand

tomark paths.
The lightsourcemustconformtoParkCityMunicipalCode

standards.Floodlightingand moonlightingareprohibited.

Lightsshouldcomplementarchitecturalstylebut
remainsimpleinform

Cottage Homes
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Roof Patterns & Materials

RoofingPatterns RoofOverhangs
Roofscapesdramaticallyshapea neighborhoodandtherefore Roof overhangsprotectwallsand openingsfromweather

requirespecialdesignattention.InHistoricNeighborhoods, and contributetothebuildingscharacter.Roofsshould
itisobviousthata varietyofroofforms,massesand slopes overhangwallsa minimum of12"anda max of24".Roof

givegreatdiversitytocommunities.Roof elementsplay overhangslessthan12"requiresreviewcommitteeapproval.
a majorpartinhow theoverallresidencedesignrelatesto
human scaleandtothetopographyofthesite.Roof forms
canalsohelpbringdevelopmentstogethervisuallythrough
theuseofreoccurringunderlyingprinciples.

*Allowableslopedroofpitchesarebetween6:12

*Allowablerooftypesare;gable,hip,
partialhipand flat.

Appropriateroofoverhangs Metalassecondary*Shedroofsand flatroofsmay be usedas roofelement

secondaryforms.
*Roof dormersareencouragedtopunctuatesecond

storyroofmass.

Roof formsshouldremainsimple. Variationinroofformscontributestoamore
visuallyrichneighborhoodAlltwo storyhomes needtoincorporatesinglestoryor

secondaryelementswhichwillhelptheoverallformstosit
Materialswithinthetopographybetter.Generallyroofstructuresand .
Allowedroofingmaterialsare:rooflinesshouldstepwiththetopographyofthesitecreating *Architecturalcompositionshingles,min.40 yeartheappearancethatthehomes mass stepswithand follows *Copper,must be allowedtooxidizeandturntheslopeofthesite.Flatroofsshouldbe incorporatedinto

bronze
theCottageHomes wherefeasibleandutilizedforsnow *Zinc,flatfinish
storage,watercollection,reducedroofimpactsandthe

. *Cor-tensteelcreationof"green"landscapedroofs,roofgardensorpatio *Selfadheringsingleplymembrane roofing,atflat
spaces.

roofs
*SolarShinglesHome designswillincorporatea primaryroofform(roof *Greenroofsareainexcessof250 sq.ft.)withsecondaryelements(roof

arealessthan250 sq.ft.)attachedtotheprimaryform.
The followingmaterialscanbe usedwithapprovedcolor

selection:
The followingroofshapesarenotpermitted: *Aluminum

*Mansard,FakeMansard,GambrelandDomed
*Steel

StandingSeam Metalorcorrugatedroofsshallbe primarily
allowedon accentand porchroofs.

The followingroofingmaterialsarenotallowed:
*Wood Shakes
*Highlyreflectivemetals

Twostoryhomesincorporatesinglestoryelements *Asphaltrolledroofing

Cottage Homes
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Example Gallery

ExteriorColors Key Elements

Withthesmallerhomes on smallerlotsthereisa much higher *VariedWallPlanes& Massing *SimpleForms

densitywithintheCottageHome areathaninotherareasof *ExpressiveTrim *GaragesSecondary
thedevelopment.The useofrichand livelycolorswillhelpto *ExposedStructuralElements *GroupedWindows

addvisualinteresttothisareaaswellashelpcreatea strong *VariedRoof Forms *Use ofSpecialWindows

senseofplace.Earthtonesareallowedbutprimarycolorsare *Emphasison FrontPorches *ArchitectureForward

encouraged.Buildingcolorpalleteswillbe limitedtoa body, *ColorfulExteriors *Not MountainTimber

trimand window color. *VerticalProportionsforWindows
*ClassicForms

Cottage Homes
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Street Patterns

Homesteadsaretypicallyoneandone-halftotwostory
homesonthelargestlotswithintheneighborhoodproviding
foravariedstreetscape.AllHomesteadlotsareaccessed
fromtheStreetcreatinganeedtovarydrivewayalignments
andgarageorientations.Homesteadstreetscapesmust

providefora varietyoflandscapeswhilealsoproviding
adequatesnowstorageopportunities.Emphasisshould (changsuepafterapprovaty

remainon thefrontfacadesandthefrontdoorsandporches
forallHomesteadsmaintainingaconsistencywithinthe

projectacrossallproducttypes.

MinarCoHectorSanct

Homestead Garage
20' 5' 225' 75'5' 15' 10'

Minto ParkingMin,to Min
House Posh

Homesteads

COMMUNITY PATTERNS

Packet Pg. 222



DesignGuideforParkCityHeights

Building Placement

RearYard

L L . ..

FrontYard LocaassionmaHREET

Homesteadshotsconsista argeringlefamilyhomes StreetAeeessedGarages:Garagewidthmustnotexceed

on lotsthatrangeinsizefromfAPto-197widety+leho 50% ofthewidthofthefrontfacadeofthehouse.Front-

200-deep-8,000squarefeetto25,000squarefeet. loadedgaragesatfrontyardshallbesetback25'fromthe

propertylineor10'behindtheHome Facadeatthefront
FrontYardSetback:20'toMainHouse.FrontPorches setback,whicheverisgreater.Sideloadedgaragesmay be
orSingleStoryBaysmay extendtowithin15'ofthe placedatthe25'setback.
SidewalkorStreetROW.

GarageDoors:Two-CarGaragedoorsmay be 18'wide.

SideYardSetback:Totalsidesetbacksshallequal16' IndividualGarageDoorsareencouragedandmay bea
witha minimum setbackforallhomesis6'. maximium of10'wide.

SideStreetSetback(CornerLot):15'forallstructures.

RearYardSetback:25'toMainHouse.

FrontFacade:Wherepossibleitisencouragedtoplace
thePrimaryFacadewithin5'oftherequiredminimum
FrontYardSetback.

Homesteads
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Massing & Composition

BuiltForms FollowContours Repetition

Buildingplacementshouldrespectexistinglandforms. Repetitivemassingisprohibited.Thereshouldbe

Structuresshouldfollowcontoursand fitintoexistingland substantialvariationinindividualbuildingforms.Homes

massing,ratherthanignoreordominatetheseforms. withsimilarheightsmay onlyoccurconsecutivelyalonga

streetthreetimesbeforea changeinmassingisrequired.
Forexample,threeadjacenttwo-storyhomes mustbe

r followedby a one andone-halfstoryorone storyhome.

Also,no more thantwo similarfloorplansmay occur

MS -- consecutivelyalonga street.

The DesignReview Boardshallreviewtheserequirements
on a case-by-casebasisperspecificsiteconditions.

Homerespondstonaturalgrade

ScaleofBuildings
Itisimportantthatthemassingofthebuildingsbe scaled

insucha way thatitrelatestothepeoplelivingthere .I
a

and harmonizeswiththeareaand itsnaturalfeatures.No

unbrokenexpanseofbuildingmass may exceed35'inlength
on allsideelevationsand25'on allfrontandrearelevations.

Notthis-Similartwo-storyhomes
Ifthemaximum lengthisreachedthewalllinemust stepa repeatedtoooften
minimum of4'.

ResidenceSize

ResidencesintheHomesteadswillhavea minimum square

footageof2,000sqftforsinglestorystructures.

The firstfloorareashallnotbe lessthan1,500sq.ft.fortwo

Undesirable VerticalArticulationadded storystructuresandthesecondlevelshallbe no more than

2/3themain floorarea.

The maximum squarefootageforresidencesvaries

throughouttheHomesteads.Refertotherecorded
Horizontal . Desirable

Articulationadded communityplatforindividuallotrequirements.

Note:Allareasnotedaregrosslivingareasand exclude

Thisrequirementisappliedtoensurethatbuildingmass does porches,decks,garagesanduninhabitablebasementsas

notbecome overpowering.Changingtheplainsofwalls, definedby ParkCityMunicipalCode.

changingdirection,and providingsome varietyintheroof

formyieldsdiversityand visualinterest. BuildingHeight

Additivebuildingvolumesgivethehome an appearancethat The intentoftheheightguidelineistopresenta human-scale

itwas builtovertime. roofscape,onethatstepswiththecontoursoftheterrainand

recallsthenaturalsetting.

Allowablebuildingheightsarelimitedby ParkCity

MunicipalCode.Generallybuildingheightscannotexceed

28'asmeasuredfromexistingnaturalgradeatanypoint,

excludingchimneys.
Homesteads

ARCHITECTURAL PATTERNS

Packet Pg. 224



A DesignGuideforParkCityHeights

Walls

Foundationand RetainingWalls

Foundationwallsformthebaseorgroundingelementof
thestructure.Thesewallsshouldgivethebuildingthe

impressionofsolidityand repose.Foundationwallsmust

stepdown withthegradechangesothattheirexposed
surfaceislimited.Allexposedconcretemust be clador

finishedforappearancewitha durablematerialsuchasstone

veneer,boardformedconcrete,orconcretewithan exposed

aggregate.Thesetreatmentswillprotectthelowerwallfrom Variedwallmaterialsprovideinterestand
impactand snow damage. distinctiontowallplanes

Under no circumstancesshouldlowerwallsbe surfacedwith WallAppurtenances

wood,plywood,aluminum siding,steelorplasticsiding,
Detailelementsappliedtotheexteriorwallsuchaswall

asphaltcompositionorbrick.RetainingWallsshouldappear decoration,shutters,baywindows and flowerboxescanadd

tobe an extensionofthefoundationwallsofthestructure. visualinteresttothebuildingfagade.Careshouldbetaken

tonotoverstateoroverlydecorate.Theseelementsshould

be functionaland notsimplyreplicationsofthingsseen

elsewhere.

*WallDecoration-Painted,reliefortrimmeddetailwork is
* * notrecommended.

Stonewallmatcheshome Notthis
*Window and Door Shutters-They shouldappearoperable

BuildingWalls andmatchedtosizeopenings.They may be made ofwood

Buildingwallsarethosewallsabovethefoundationwalls orfiberglassthatresembleswood.Theirdesignshouldbe
thatformthemiddleofthestructure.The treatmentof simpleand straightforward,withoutunduedecoration.
thesewallsprovidesan opportunitytovisuallyunifythis Paintedshuttersareencouragedon singlewindows and

phaseofthedevelopment.The useofdifferentmaterials fullyglazeddoors.Hardwareshallbe corrosion-resistant
isencouragedtogivedistinctiontothevariedformsofthe ina compatiblecolor.Stylesmay be louvered,raisedorflat

building.Materialson buildingwallswillbe limitedtothree paneledorplankedand awningshuttersarepermitted.
differenttypesforany singlestructureintheHomestead

area. *Bay Windows andFlowerBoxes -Theseshouldbe

designedina simpleand directmanner

Approvedmaterialsare:

*Wood shinglesand wood siding
*CompositeBoard sidingorapprovedsimilar
*NaturalStoneVeneer-Rectilinearstoneonly
(No riverrock)
*Stucco(asapprovedby theReview Board)

*

*Steel(asapprovedby theReview Board)
*Exposedaggregateconcrete
*Boardformedconcrete - a ;s as

* Stuccomay onlybe usedasan accentmaterial. Windowbayextends Flowerboxesdetadandcharm
overgaragetominimize
visualmpact

Homesteads
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Porches

Porches *Allporchesshallbeproperlydetailedwithauthenticporch
A coreidealofthedevelopmentistheuseofcovered edgeconditions,includinga cantilevered"lip"oredge.If
frontporchestopromotea human scale,senseofentry theporchsurfaceisleftasnaturalorcoloredconcretethe
andemphasizerelationshiptothestreet.Massingofporch faceofthecantileveredlipmustalsoremainasnatural
elementscanalsohelptofurthergroundthebuildingby orcoloredconcrete.Iftheporchsurfaceisfinishedwith

forminga basefromwhichthebuildingmasscangrow.To anothermaterial,thenthatmaterialshouldwrapthefaceof
thisendporchesshouldbemade toconveya senseofhuman theporchlip.
scaleandarelimitedtoonestoryinheight.Theuseofporch
elementsintheHomesteadareaishighlyencouraged. AppropriatePorchflooringsurfacesinclude:

*Wood orCompositeDecking
*Porchesshallusuallybelocatedatthefrontsetbackline. *NaturalorApprovedColoredConcrete

*TileorConcretePavers
*Porcheswilloftenhavedeepeavesrepeatingthesame *NaturalStone
raftertreatmentasthemainroof.

*Porchroofformsshallbeconsistentwiththearchitectural

styleofthehome.

*Porchesmustbeaminimum of+4P'8"abovefinishedgrade
unlessADA accessisrequiredtothehome. The frontporch
stepsmustbedesignedasanintegralelementtothedesign
andstyleofthehome andnotjust"stuckon"thefrontofthe
home.

Columnsandposts
*Porchescanbeusedtowrapthecornerofahouseorfillthe areanintegralpartof

architecturalstylevoidcreatedbyan"L"shapedplan.Wrappedporchesare

stronglyrecommendedforCornerLots.

*Creativityconsistentwiththearchitecturalstyleofthe
houseshallbeusedindesigningcolumns,posts,brackets, -**-AE="/-

railing,trimandmolding. **-

*Columns,whereprovided,mustterminateattheporchdeck
orextendtowithin4"offinishedgrade. Frontstepsareintegralpart Porchroofbreakruptwo

ofhome storyelement
*Minimum porchdepthis8'withaminimum of80square
feet.

Porchratsedammemumof48" abovejinishedgrade

Homestends
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Windows & Doors

Windows

Windows shouldbe predominantlyrectangularinshapeand

may be square,horizontalorverticalinorientation.

Octagonal,circles,archedandhexagonshapewindows will
notbe approved.

Window headsmustremainlevel. -7

Windows shouldnotbeplacedwithin12"ofany building
corner.

Windows shouldbe utilizedasa featureelementwithina
wallplane.

Windowsarerectangularandwindow
Windows may be constructedofthefollowingmaterials: headsmustremainlevel

*Wood
*Wood cladwithcolorfastvinyloraluminum
*Metalcladwindows mustbe coatedwithan

approvedfinish
*Vinyl

Note: Ifdividedlightwindows areproposedthewindow
mostbe a truedividedlight.Snap ingrids,orgridsbetween

glasspainswillnotbe approved. Windowisafeatureelementwithinthis
wallplane

Note:The glassand framesusedinwindows and skylights
cannotbe highlyreflective.The lensesofskylightsmustbe

clear,grayorbronze.Allskylightsmustbe low profile.No
bubbletypeskylightswillbe permitted.Skylightlocations
shouldintegratewellwiththeexteriordesignandnotseem

random.Lightpollutionfrom skylightswillnotbe permitted.
The typeand locationofskylightsaresubjecttothereview

oftheReview Board.

Doors

Door openingsshouldbe protectedfromweather.Porches,

overhangsand otherarchitecturalfeaturescanshield

openingsand add interest.Door ways shouldbe rectangular
inshape.They shouldbe made ofa materialandfinishedina
mannerthatiscomplimentarytotheotherexteriormaterials

beingused.

Doorsareencouragedtobe architecturalfocalpoints. Doorsshouldbesignificantarchitecturalfeatures
oftheHomesteadhomes

Homestead Homes
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Garages & Garage Doors

Garages

GaragesarerequiredintheHomesteadareaofthe

development.They canbe attachedordetachedand must is

accommodatetwo carsata minimum. Garagesmustnot 1
dominatetheresidencewhen viewedfromthestreet,

especiallyinareasvisiblefromright-of-ways,common

areasandadjacenthome sites.Sideentrygaragesare

preferredwherefeasible.Sideentrygaragesmay be placed
atthefrontsetback.Frontentrygaragesmustbe setbacka

minimum of10'fromthefrontfacadeofthemain structure. Patioovergaragelessensits Doorstaincomplimentsthe
The useofoverhangsand significantarchitecturaldetails visualimpact homesarchitecturalstyle

areencouragedtovisuallylessentheimpactofthegarage
entrance.

Driveways

Drivewayaccessesaretobe a maximum of14 feetwide,
Garage Doors

exceptwheretheyprovidea turnaroundorparkingata*Garagedoorsmustbe providedwithdetailingthatistiedto
garage.Drivewaysandparkingdesignsaretoconsider

thehomes overalldesignthemes.
snow shedand snow storagerequirements.Everyeffort

shallbe made tominimizethepavedareasofdriveways*Doorsshouldbe paneledorplankedand may include
andturnaroundswhilestillconformingtoparking

Diagonalframing,X-bracingand Z-bracingand may
requirements.

incorporateglass.

Only one drivewayentryispermittedperHomesite.All*Doorsshouldbe paintedorstainedcolorssimilartothe
drivewaysaretofollowalignmentsthatminimizegrading,

body ofthehome tolessentheirvisualimpact. tree/shrubremoval,orotherdisruptionoftheHomesite.

*Single-cargaragedoorsarepreferred.The useofsingle
Drivewaysthatcrosschallengingslopesmay requiredoorsallowsformore varietyinthegarageelevation.
specialgradingand/orretainingwalltreatments.

Owners andtheirConsultantsaretodesignsite-specific*Ifmore thana two cargarageisplanned,no more thana
solutionsthatmaintaina balancebetweenminimizingtwo-cargaragedoorortwo single-cargaragedoorscanoccur
sitedisturbanceand creatingdrivewaysthatdo not

on thesame wallplane.Must offsetthirddoorwallplainby
compromisethecommunityaesthetic.

a minimum of24".No more thanthreegaragedoorsmay
occurinthesame elevation.

Drivewayandgaragelayoutsaretominimizethevisibility

*Two-cartandemgaragesareallowed.
ofgaragedoorsand drivewayparkingfromoff-site.

Drivewaysareencouragedtobe naturalstone,unitpavers,*No garagedoorover9'highwillbe approved.
concrete,coloredconcrete,stampedcoloredconcrete,
unitpavers,turfblockorotherpermeablepaversorother

patternandtexturemethodsapprovedby theDesign
Review Board.Asphaltdriveswillbe permittedbutmust

be maintainedproperly.

Notthis-Garagedoorsforthreecarsoccur
onthesamewallplane

Homesteads
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Roof Patterns & Materials

RoofingPatterns RoofOverhangs
Roof elementsplaya majorpartinhow theoverallresidence Roof overhangsprotectwallsand openingsfromweather

designrelatestohuman scaleandtothetopographyofthe and contributetothebuildingscharacter.Roofsshould
site.Roof formscanalsohelpbringdevelopmentstogether overhangwallsa minimum of24".Roof overhangslessthan

visuallythroughtheuseofreoccurringunderlyingprinciples.24" requireDesignReview Board approval.

*Allowableslopedroofpitchesarebetween4:12

and 8:12.
*Allowablerooftypesare;gable,hip,

partialhipand flat.
*Shedroofsand flatroofsmay be usedassecondary
forms. Prominentoverhangscontributetoahome1character
*Roof dormersareencouragedtopunctuatesecond

storyroofmass.

Roof formsshouldremainsimple.
Variationinroofformscontributestoa

Roof formsneedtobe brokendown toaddresshuman scale
morevisuallyrichneighborhood

soasnottobecome boxy.To thatend,alltwo-storyhomes

needtoincorporatesinglestoryorsecondaryelementswhich
willhelptheoverallformstositwithinthetopography

Materials

better.Generallyroofstructuresandrooflinesshouldstep
Allowedroofingmaterialsare:

withthetopographyofthesitecreatingtheappearancethat
*Architecturalcompositionshingles,min.40 year

thehomes mass stepswithand followstheslopeofthesite.
*Copper,must be allowedtooxidizeandturn

Flatroofsshouldbe incorporatedintotheHomesteadswhere bronze

feasibleandutilizedforsnow storage,watercollection,
*Zinc,flatfinish

reducedroofimpactsandthecreationof"green"landscaped
*Cor-tensteel

roofs,roofgardensorpatiospaces.
*Selfadheringsingleplymembrane roofing,atflat

roofs

Home designswillincorporatea primaryroofform(roof
*Greenroofs

areainexcessof250 sq.ft.)withsecondaryelements(roof
*SolarShingles

arealessthan250 sq.ft.)attachedtotheprimaryform.
The followingmaterialscanbe usedwithapprovedcolor

The followingroofshapesarenotpermitted:
selection:

*Mansard,FakeMansard,GambrelandDomed
*Aluminum
*Steel

StandingSeam Metalorcorrugatedroofsshallbe primarily
allowedon accentand porchroofs.

The followingroofingmaterialsarenotallowed:
*Wood Shakes
*Highlyreflectivemetals

Roofdormerpunctuatessecond Simpleroofforms
*Asphaltrolledroofing

storymass

Homesteads
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Roof Appurtenances

Roof Appurtenances *Clerestoriesshouldbe placedwithinthefieldoftheroof

ApprovedDormer Shapes: and cannotextendtotheeavelinesexceptasapprovedby
*ShedDormers thereviewcommittee.
*GableDormers
*Hip Dormers *SolarPanelsareallowedbutmustbe placedtominimize

theirvisualimpacttotheneighborhoodwhilemaximizing
*Snow Divertersshouldbe usedwhereversufficient theireffectiveness.

amountsofsnow may accumulateoveroccupiedareassuch
Guttersand Downspoutsasentries,patios,porches,drivewaysand decks.Special Guttersand downspoutsshouldbe metalorcopper,have

careshouldbe takenwithmetalroofingasitisproneto .
a factoryfimshedmetallicpatinaorpaintedtomatchthe

releasingsnow whichcancauseinjurytopeopleordamage surfacetheyareattachedto.
toproperty.

Rain StorageDevices
*Snow MeltSystemsshouldbe onlyconsideredwhen all Any abovegroundrainstoragedevicesshouldbe
otheralternativeshavebeenexplored.Properroofdesign appropriatelyscreenedfromneighboringpropertiesand
isimperativetoeliminatethedependencyofsnow melt roadways.Alldevicesshouldbe paintedtomatchthe
systemsandtheirenegryconsumption- buildingcolororbe ofsimilarmaterialstolimitthevisual

impacts.Below gradedevicesareencouragedwhere
*Roof topstairs,mechanicaland electricalareasarerequired possible.
tobe placedwithintheroofstructureand arenotpermitted
tobe placedon theroofunlessshielded.Shieldingsolutions
willbe approvedby theReview Board.

*Ornamentslikefinials,scrollwork on theridgeorbarge
and eaveboardsordecorativeturretsarediscouraged. --

*Skylightsarenottobehighlyreflectiveand must be
installedflushagainsttheroof.They shouldnotextendtothe
eaveline.As mentionedelsewhereintheseguidelinesbubble Clumneysenclosedwithstoneandwood

typeskylightswillnotbe approved.Lightpollutionfrom providearchitecturalfeature

skylightswillnotbe permitted.

*Chimneysmustbe enclosedina chase.The chasemay \

be cladwithwood siding,stucco,and stoneorapproved
metal.Chimney capsarerequiredandmustbe constructed
ofapprovedmaterial.Exposedmetalchimneysand spark
arrestorsarenotpermitted. Solarpanelsvisualimpactsareminimized

*Mechanicalvents6" orbiggermustbe enclosedina

chimney.When chimneysarerequiredtheirsize,shapeand

heightshouldmatchthatofotherchimneyelementson the
roof.Allexposedventsmustbe coatedtomatchtheroof
color. i T

Homesteads Guttersmustcomplementehomesstyle
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Home Appurtenances

MechanicalEquipment Antennae and SatelliteDishes
Caremustbe givenindesigninga home tothelocationof When possible,satellitedishes,televisionorradioaerialsor

utilityequipmenttoavoidprominentexposureofmechanical antennasshouldbe installedsoastobe screenedfromthe

equipmentandmeterstopublicview.Compressors, road,adjacenthome sitesorpublicareas.No satellitedish

meters,utilityboxesandmiscellaneousequipmentshallbe may be installedthatislargerthan39" indiameter.Removal

groupedand locatedand screenedtominimizetheimpacton oftreestoimprovereceptionisprohibited.The screenwall

neighborsandthecommunity. issubjecttoDesignReview Boardapprovaland mustbe an

integralcomponentofthehousedesign.Insome cases,the

Utilitymetersaretypicallyrequiredtohaveimpact enclosuremay notbe approvedduetothelocationon the

protection.The locationanddesignofthisimpactprotection home siteand itsvisualeffecton theoverallstreetsceneor
shallbe includedon theconstructionplans.The design asviewedfrontadjacenthome sites.Umbrellacoversover
shallsatisfythebuildingdepartmentand utilityprovider satellitedishesareprohibited.

requirements.
Trash Containers

Screenscanbe comprisedofeitherlandscapingor Spaceshallbe providedinan adequateandappropriateside

landscapingand wood thatiscompatiblydetailedto orrearyardorinteriorportionofthegaragetoaccomodate
harmonizewiththehomes exterior.Exposedvents,grilles atleastonetrashand one largerecyclingcontainerperunit
and othermechanical,electricalandplumbingcomponents and mustbe concealedfromview fromtheStreet.
shouldbe coordinatedwithbuildingelements.Consider

locatingthedryerexhaustvent,hosebibs,waterproof AccessoryStructures
outletsetc.belowthefirstfloorbeam. Concealtheseitems Accessorystructureswillbe permittedperParkCity
totheextentpossibleand coordinatevisibleitemswiththe MunicipalCode. Itisimportantthatthemassingand
foundationpiersand screens. scale,aswellasforms,materials,and otherdetailingbe
No roofmountedmechanicalequipmentisallowedunless coordinatedwiththemain buildings.Designandmaterials
mountedon a flatroofelementand isnotvisiblefrompublic shallbe consistentwiththeguidelinesforthehomes.
view.

Lighting
Frontporchlightsshouldbe a primaryarchitecturalfocus.

Outdoorand indoorlightingwillbe carefullyreviewedto

assurethatneighboringpropertiesareprotectedfromlight
sources.The intentistoproducean enticinglow level

throughoutthecommunitythatcreatesa warm ambience

whilemaintainingviewsofthenightskyand stars.

Exteriorlightingshallbe kepttoa minimum and shallbe

limitedtoporches,courtyards,garageentries,addressesand
tomark paths.
The lightsourcemustconformtoParkCityMunicipalCode

standards.Floodlightingandmoonlightingareprohibited.

Lightsshouldcomplementarchitecturalstylebut
remainsimpleinform

Homesteads
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Example Gallery

ExteriorColors Key Elements
SincethesizesofresidencesintheHomesteadareaare *VariedWallPlanes& Massing *SimpleForms

largerthaninotherareasofthedevelopmenttheuseofearth *ExpressiveTrim *GaragesSecondary
tonecolorsareencouraged.The useofearthtonecolors *ExposedStructuralElements *GroupedWindows
willallowthelargerformstoblendbetterwiththenatural *VariedRoof Forms *CreativeMaterials

landscapeand createsome distinctionbetweenthisareaand *Emphasison FrontPorches *MountainCottage
otherareasofthedevelopment.The useofaccentcolorswill *StoneIntegratingBuildingtoSite *SecondStoryPorches
be allowedand isencouragedatentriesand gatheringpoints. *Not ResortMountainTimber

*MountainContemporary

Homesteads
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Landscape Appurtenances

Paths,Outdoor Stairsand Terraces No fencesareallowedwithintheHomesteadLotsorwithin

Paths,outdoorstairsandterracesaretofollowthenatural thoseCottagelotsplacedamong theHomesteadlotswiththe

topographyand respondtoexistingvegetationpatterns. exceptionofpetenclosuresorpoolfencing.

Retainingwallsandbuildingfoundationsaretobe used

togetherwithpaths,outdoorstairsandterracestotiethe Allfencesshouldbe openpicketorrailfencingtoprovide
architecturetotheland.AllImprovementsaretobe located physicalseparationbutnotcompletevisualseparation.
withintheEnhancedandTransitionalLandscapeZones. Additionalscreeningmay be achievedthroughtheuseof

landscapescreens.

Approvedmaterialsforoutdooruseincludestone,chipped
stone,decomposedgraniteand/orwood.The useofstone Poolfencesshallbe a minimum of6 feetinheightas

thatissimilartoormatchesthatfoundnaturallywithinthe requiredby Code.Pooland spafencesmay require
WasatchMountainregionisencouragedforterraces,stairs, additionaldetailingand landscapetreatments,asspecifiedby

pathsand otherlandscapestructures. theDesignReview Board,tomitigateoff-sitevisibility.

Outdoor Fireplaces Fencesusedaspetenclosuresmay likewiseextendup to6

Outdoorwood burningfirepitsorfireplacesareprohibited. feetinheightprovidedtheyarenotvisiblefromthestreet.

Apparatusthatutilizealternateenergysourcesare Wiremesh,finishedtorecedeintothelandscape,may be

encouraged, addedtowood railfenceatpetenclosures.Petenclosure

sizeand locationshallbe asapprovedby theDesignReview

Lighting Board.

Alloutdoorlandscapelightingshouldbe low voltage

lightingand shouldmeetallnightskyrequirementswithin Fenceandgatedesignsaretoutilizestylesconsistent

ParkCity.Alllightingmustbe controlledwitha timeror withthehomes architecturalvernacular.Materialsmay
motionsensortolimitlightinguseand shallconformto includewood picket,metalpicket,wroughtiron,stoneora

LMC sections15-5-5(i)and 15-3-3(c)andthesedesign combination.No solidcolor(blackispk formetalfences)

guides. orhighlyreflectivefencematerialswillbe allowed.Gates

arepermittedonlyasa componentofan approvedfenceor

Fences,Garden Wallsand Gates walland aretobe locatedwithintheEnhancedLandscape
The useand placementoffencesaretobe minimized.In Zone andnotatdrivewayentries.Vegetationistobe

theParkHome and CottageHome lotsfencesareallowedin plantedinfrontofand behindfencestoblendthem withthe

thefront,sideand rearyards.Frontyardfencesshallbe a surroundingvegetation.
minimum of30" inheightand a maximum of42" inheight.
Sideyardand rearyardfencingmay be a maximum of6 Trellises

feetinheightandmay notstartuntil10feetbehindthefront Trellisesarepermittedand shouldoccurinthelandscapeor

facadeofthehome. asan attachmenttothehome. Trellismaterialshouldmatch

materialsusedon thehome and shouldbe appropriately
,, scaledand locatedtofunctionasa secondaryelement.

Fencesshouldbeopenpicketorrailfences Trelhsesprovidevisualinterest
tothehomeandlandscape
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Landscape Appurtenances

PlayStructures Pools,Spas and Water Features

Playstructures,trampolines,swingsets,slides,orothersuch Allpools,spasandwaterfeaturesaretoadheretothe

devisesareallowedonlywhen theapplicationismade in followingGuidelines:

advancewiththeDesignReview Board.Approvalforsuch

equipmentmay be grantedwhen itisproposedtobe placed Pools,Spasand otherwaterfeaturesaretobe locatedwithin

withinfenced,rearyardareas,isconstructedand finished theEnhancedLandscapeZone only.Thesemustbe visually
withmaterialswhicharecomplementarytothestructure, connectedtotheResidenceand designedasan integralpart
islimitedinheighttoeightfeetorless,and forwhichthe ofthehouse'sexteriordesign.
colorsoftheequipmentareinkeepingwiththeintentof

theseguidelines. The introductionoflandscapedwaterfeatures,suchas

artificialcreeks,isnotallowed.Smalldecorativefountains

Tennis,SportsCourtsand BasketballStandards arepermittedwithincourtyardsand/orotheroutdoorspaces
Due totheextensiveclearingrequiredby tenniscourts,they notvisiblefromoff-site.

willnotbe permitted.

Sportcourtswillbe allowedonlywhen acceptablemeasures Swimming poolswillbe approvedwithintheHomesteads

tominimizetheirimpactsareincludedintheplan.Wall- onlyandon a Lotby Lotbasis.Poolsafetymeasuresareto

mountedorfreestandingbasketballgoalsmay be allowed be takeninaccordancewithlocalgovernmentalregulations.

subjecttotheDesignReview Boardapproval.Supportposts Allpoolheatersorpoolheatsourcesmustbe poweredby
ofa freestandingbasketballgoalshallbe paintedtoblend alternativeenergysourcesoroffsets.

unobtrusivelywithitsvisualbackdropsurrounding,andthe

backboardmustbe clear.No Lightingmay be usedforany AllabovegroundSpasshouldbe locatedtominimizethe

oftheabovementioneduses. visualimpactofthespastructuretoadjacenthomes andto

thestreet.Privacyscreeningmay be required.
AddressMarkers

Addressmarkerdesignsforhomes withinParkCityHeights
shouldmeetParkCitystandards(Title12). ., -3

Sound Barriers *'

No soundwallsorstructuresarepermittedwithinPark

CityHeights.Sound mitigationshallbe providedwith I
~

landscaping,berms,appropriatehome and sitedesign

incorporatingsoundmitigationconstructionpracticesas

approvedby theDesignReview Board.

Spaistuckedunderadeckandscreened
withanevergreenshrubhedge

Spa and waterfeatureequipmentenclosuresaretoappearas

extensionsofthehome and/orlocatedinundergroundvaults

tocontainnoise.Solidnoiseabsorbingcoversforequipment
willbe requiredafterinstallationifitisdiscoveredthatthe

equipmentisaudiblefromadjacentproperties.
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Grading and Retaining

SiteGrading
The objectiveinsitegradingshallbetopreservethe

integrityand formofthenaturallandscapeby responding
sensitivelytoexistingtopographyandmaintainingthe
naturaldrainagepatternsandtoconservethegeneralvisual

characterofgrading/clearingsitesand settings.Allwork
on roads,drivewaysorlotsmustbe doneina mannerthat . ,; .. .*

minimizesdisruptionand alterationofexistingtopography.
0

Grading,clearingandretainingactivitiesshallbe in ' **

accordancewithParkCitystandards.Over-excavationor
WallColor Maumum 3'landscapedshelfexcessiveclearingofcutand fillslopeswillnotbe allowed. betweenwalls

Gradingmustbe limitedtowhatisreasonablynecessary
Site/LotRetainingWallsfortheconstructionofroads,drivewaysandhomes. The

. Proposedretainingwallsshallnotexceed6 feetwheretheymaximum gradientallowedon cutand fillslopesshallnot
arenecessary.A systemof4'to6'walls(i.e.tieredwalls)exceed2:1.However,becausesoilon fillslopesassteepas
withno individualwallexceeding6'may be used.The walls2:1isdifficulttoprotectfromerosion,itisrecommended
shallbe separatedby a minimum 3'landscapedareafromthattheseslopesbe gentleringradientwherevertheterrain
topbackoflowerwalltotoeofupperwall.

permits(3:1isa more workablemaximum gradientfor
successfulrevegetation).Allapprovedcutandfillslopes
shallbe revegetatedby theplacementoftopsoil,plant

Retainingwallslocatedwithinpropertysetbacksmustbe
. setbackfromthepropertylineatleastthedistanceequivalentmatenals,and/ortheapprovedseedmix appropriatefor

. totheheightofthewall,e.g.a 4'wallmustbe locateda
slopestabihzationwithinthetimeframespecifiedby Park

City.When slopesaregreaterthan3:1,soilstabilization
minimum of4'fromthepropertyline.A maximum 4:1

slopeshallalsobe providedfromthebottomofthewalltomatsarerequired.Topsoilwillbe thekeytotherevegetation
thepropertylinetoensurea smoothtransitionbetweenlots.effortandwillrequireenoughthicknesssoastobe effective

intherevegetationsuccess.

Clearingand Grubbing

Clearingandgrubbingofvegetationand soilsshallbe
minimizedfromAprilthruJulytoavoiddisturbanceof

Min.3' i
nestingbirds,unlessa detailedsearchforactivenestsis Landscape ...

o

conductedand submittedtothePlanningCommissionfor
reviewby a certifiedwildlifebiologist.

Roadway RetainingWalls

Where possible,roadcutand filltreatmentsshallminimize
thehorizontallengthby utilizinga retainingwall.Retaining Mn.

Layerwallsaretypicallyplacedat
wallsshallbe naturalrock.No manufacturedmaterials

6'Wall - a. thebottomofatieredwallsystem

willbe allowed.Allstoneshallbe ofa consistentcolor

throughouttheprojectand shouldgenerallybe a beigeor

lighttansandstonesimilartotheSunriseBlendavailablein

Brown'sCanyon. TieredRetainingWallSection
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Grading and Retaining

Driveways Revegetation

Drivewaysshallbe placedalongroadstohelpreducethe Alldisturbedareasmustbe revegetatedwithapproved
visualeffectsofcutsand fills.Each lotmay be accessed plantmaterialorseedmix perParkcitystandardstoreduce

by a singledrivewayonly.Accessdrives,especiallyinthe propagationofnoxiousweeds andminimizeadversestorm

Homesteads,shallbe locatedsoastopreserveandavoid waterimpacts.SeePlantListC fortheapprovedNative

importantnaturalfeatures,suchaslargeorsignificantplant Grassseedmix and applicationrate.

materials,drainageways,and rockouteroppings,soasto

minimizedisruptionoftheexistinglandscape.Retaining NoxiousWeeds

wallsmay be requiredon drivewaystoreducethevisual Noxiousweeds mustbe managed consistentwiththePark

effectand shouldbe incorporatedintothedesignand CityMunicipalCode,Title6,Section6-1-1andtheSummit

constructionoftheroadprovidingaccesstothelot. CountyWeed Management Plan.

Lot Grading Noxiousweeds whichbecome establishedon gradedlandin

Alllotdevelopmentmustgenerallyconformtotheexisting theprojectareashouldbe physicallyremovedorherbicide

landform.Gradingshallbe minimized.The extentof treatedtopreventtheirspreadthroughouttheprojectarea

any sitegradingshallbe approvedby theDesignReview and ontoadjacentlands.

Boardbasedon a determinationnotonlyofitsimpacton

thenaturallandformand existingvegetation,butalsoon

thedeterminationofthevisualimpactsthatmay resultfrom

thegrading.The constructionofcutand fillslopeswillbe

performedtoneatand cleanlinesthatarevisuallyappealing.
Excavationorfillmustbe limitedtofour(4)feetvertically
outsideofthestructurethatisexposedtoview.Walk-out ,
basementsmustmeetthisrequirement.The DesignReview . .
Boardreservestheauthoritytodisapproveofany exposed

""

Dyer'sWoad Thistle
excavationorfilltransitionthatisabruptorunnaturalin

appearance.

Topsoilshouldbe separatedfromotherexcavatedmaterial

and stockpiledon siteforlaterre-use.As much aspossible,
cutand fillgradingquantitiesshouldbalancetominimize

excessiveexcavationorfillrequirements.Everyattempt
mustbe made tominimizecutand fillnecessaryforthe

constructionofa home toreduceheavytrucktraffictothe

home site.The projectdeveloperisprovidingan on-site

excavationstorageareaforany materialstobe re-used.This

storageareawillbe availableata minimum thruPhase1 and

2 ofthedevelopment.No excessfillmay be placedon a lot.

Filllocationswithinthedevelopmentmay be appropriate
forexcessfillplacementand lotownersareencouragedto

coordinatewiththemasterdeveloperforlocationandtiming
ifpossible.Ifno siteisavailablewithintheprojectitisthe

responsibilityofthelotownertolegallydisposeofexcess

fillmaterialoutsideoftheproject.
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General Landscape Guidelines

LandscapeImprovementsshouldincorporate,rehabilitate Wildlife
andenhanceexistingvegetation,utilizeindigenousand/or Due totheproximitytothenaturalopenspacesurrounding
regionalspecies,andminimizeareasofintensiveirrigation, theproposeddevelopmentandthepotentialtoattract

foraginganimals,landscapeplansshouldbe sensitivetothe
New treesand shrubplantingsaretobe a mix ofsizesthat useandprotectionofplantsthatmay be desirabletoanimals.
willblendnaturallyintothesurroundingvegetationnearthe

developmentsedges. Approved PlantList

The DesignReview Boardhasapproveda listofplantsand
The landscapedesignon eachHomesiteistogradually treesdeemed tobe inherentlycompatiblewiththenatural
transitionfromtheHome tothelotedgeorNaturalAreato ParkCityHeightslandscape,includingindigenousandnon
matchadjacentlandscapesand/orenhanceexistingnative indigenousspecies.SuchplantsarelistedinPlantListsA, B

landscapepatterns. andC ofthisDesignGuide.

ThreeLandscapeZoneshavebeencreatedwithinthe Proposedplantmaterialsthatarenoton theApprovedPlant

developmentareas. Listaretobe identifiedon alllandscapesubmissionswith
*EnhancedLandscapeZone a fulldescriptionoftheplantandtheintentofitsproposed
*TransitionalLandscapeZone use.
*NaturalLandscapeZone

Park Home orCottageHome Lot
TRANSITIONAL
LANDSCAPEZONE

LOCALDRIVE

ENHANCEDLANDSCAPE
ZONEAROUND

OMR PATIO

ENHANCED RO SIDEWALK
LANDSCAPEZONE PARKSTRIP Diverselandscapewithminimalirrigationneeds

Homestead Lot

NATURAL
LANDSCAPEZONE

U MGENVE PE
ENHANCED

LANDSCAPEZONE TRANSITIONAL
LANDSCAPEZONE

R.ow L---------- Theuseofturfshouldbeminimizedandplacedformaxi-
mum useorvisualappeal.

ROAD
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Enhanced Landscape Zone

The EnhancedLandscapeZone isthatportionofthe Park Home orCottageHome Lot

buildinglotadjacenttothehome and exteriorlivingspaces -rm

includingfrontporches,patiosandterraces.InthePark
LOCALDRIVE

Home and CottageHome lotstheEnhancedLandscapeZone
-

may extendtotheStreetright-of-way(ROW). PlantlistsA,
B andC containsa listofplantmaterialsthatareappropriate "OE
foruseintheEnhancedLandscapeZone.

Plantmaterialsmay be plantedinmore formalplanting
patternswithintheEnhancedLandscapeZone adjacentto

ENHANCBDROAD SIDEWALK
thehome (generallywithin10'ofthestructure).Planting LANDSCAPBZONE PARKEUP

beyondthisareashouldbegintotransitiontoa more natural
Homestead Lot

andrandom plantingpattern.

NATURAL
New plantingsaretobe usedtoframeimportantview

BUILDINGENVELOPE
sheds,reducethevisualimpactoftheresidence,and screen a
outdoorserviceareasand otherImprovementsfromadjacent LANDSCAPEZONE

IHomesitesand off-siteviews.
I I

Largerscaleplantingmaterialsincludingsmalltreesand _ _ L L

largeshrubsaretobe plantedadjacenttobuildingwallsto

helpsoftenthearchitecturaledgeandtoblendbuildingswith
ROAD

thelandscape. Park StripLandscaping
The intentoftheparkstriplandscapingstandardisthat

Manicuredorgroomed yardsshallonlybe locatedwithinthe thirty-threepercent(33%) ormore oftheparkstripsurface
EnhancedLandscapeZones. be coveredwithvegetationwithinthree(3)yearsofplant-

ingorwhen plantinghasreachedmaturity,whichevercomes
Grassesaretobe usedonlyasspecimenplants. first.Forlotswithtwo (2)ormore streetfrontages,thisstan-

dardshallbe appliedseparatelytoeachadjacentparkstrip
Plantmaterialand irrigationintheROW and/orparkstrip on eachstreetfrontage.
shallbe installedandmaintainedby theLotOwner and is

subjecttoanyrequirementsofParkCityMunicipalCode. Itshallbethepropertyowner'sresponsibilitytoensurethat

erosiondoesnotdepositsoilorothermaterialon sidewalks

orinthestreet.Materialssuchasbark,shreddedplantmate-

rial,and compost,may be usedaswaterconservingmulch

forplantsandmay alsobe usedastheonlymaterialinpor-
tionsofa parkstrip.

Gravel,rocks,andboulders,may be usedon portionsofthe

..s parkstrip.Largediameterrocksand bouldersshallbe kepta

minimum ofeighteeninches(18")away fromexistingstreet

trees.Organicmulch orgravelshallbe usednearexisting
streettrees.No annualsareallowedwithintheparkstrip

landscape.
Enhancedlandscapingaroundporches
shouldbeemphasized
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Transitional Landscape Zone

The TransitionalLandscapeZone isthatportionofa Park Home orCottageHome Lot

homesitethatfallsoutsideoftheEnhancedLandscapeZone NE
butisdisturbedduringconstructionandwithinwhichan

LOCALDRIVE

Owner must enhance/revegetatethelandscape.Allareasof -----

thehomesitewhichweredisturbedby constructionactivity
mustbe restoredandrevegetated,andmustbe appropriately
tended,untilthenew landscapeandnaturalvegetationis

reestablished.The TransitionalLandscapeZone isthat

areathattransitionsfromtheEnhancedLandscapeZone

toan adjacenthomesiteortoa NaturalLandscapeZone.
-- ROAD SIDEWALK

PlantlistsB and C containa listofplantmaterialsthatare -APBZONE gap

appropriateforuseintheTransitionalLandscapeZone.
Homestead Lot

InordertoblendImprovementswiththesite,plantmaterials NATURALLANDSCAPEZONE
aretobe plantedinnaturalgroupingstomimic thenatural - --

BUILDINGENVELOPE
plantingpatternsfoundon and aroundthesite.

MSCEMANZO

The lineofinterfacebetweenthisTransitionalZone and the

naturallandscapeoradjacenthome shalloccuralonga soft

edgedirregularcreatinga smooth,naturaltransition. _ _ __ L L

New plantingsaretobe usedtoframeimportantview
ROAD

sheds,reducethevisualimpactoftheresidence,and screen

outdoorserviceareasand otherImprovementsfromadjacent Park StripLandscapingHomesitesand off-siteviews.
The intentoftheparkstriplandscapingstandardisthatthirty
threepercent(33%) ormore oftheparkstripsurfacebe

No manicuredorgroomed yardsshallbe locatedwithinthe
coveredwithvegetationwithinthree(3)yearsofplantingor

TransitionalLandscapeZone.
when plantinghasreachedmaturity,whichevercomes first.

Forlotswithtwo (2)ormore streetfrontages,thisstandard
Plantmaterialand irrigationintheROW shallbe installed

shallbe appliedseparatelytoeachadjacentparkstripon
and maintainedby theLotOwner.

eachstreetfrontage.

Only DripIrrigationisallowedintheTransitionalZone.
Itshallbethepropertyowner'sresponsibilitytoensurethat

erosiondoesnotdepositsoilorothermaterialon sidewalks

orinthestreet.Materialssuchasbark,shreddedplantmate-

rial,andcompost,may be usedaswaterconservingmulch

forplantsand may alsobe usedastheonlymaterialinpor-
tionsofa parkstrip.

Gravel,rocks,and boulders,may be usedon portionsofthe

parkstrip.Largediameterrocksandbouldersshallbe kepta

minimum ofeighteeninches(18")away fromexistingstreet

trees.Organicmulch orgravelshallbe usednearexisting
streettrees.No annualsareallowedwithintheparkstrip

Landscapmgshouldtransitionfromenhancedplantingsto landscape.
adjacenthomesornativeareas
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Natural Landscape Zone

The NaturalLandscapeZone isthatportionofthelotthat Park Home or CottageHome Lot

liesoutsideofthehomes disturbedareaofconstruction,
LOCALDRIVEandmustremainasnaturalarea,orrevegetatedareatothe

standardsoutlinedinthissection.

MCED LANDSCAPE
Most CottageandParkHome lotswillnotcontainnatural ZONBAROUND

landscapezones.Onlythoselotsadjacenttoexistingnatural
OUfDOORPATIO

openspacemay havenaturallandscapezoneswithinthelot

area.

The NaturalLandscapeZone istobe plantedonlywiththose zoa ROAD
P

S EWAIX

plantmaterialsidentifiedwithinPlantListC.
Homestead Lot

Landscapetransitionstoexistingopenspacesshouldbe NTURALLANDBCAFBZONE
carefullyplantedsoastobestcreatea seamlessrevegetated --

I . BUILDFGBNVELOPE
landscape.Inaddition,thedensityandmix ofany added MED

plantmaterialintheNaturalLandscapeZone willbe "ts
I

requiredtoapproximatethedensityandmix foundinthe
Igeneralarea.

ILOW
Excludingtrees,permanentirrigationoftheNaturalArea on

homesiteswithexistingvegetationisnotpermitted,since
ROAD

theindigenousvegetationdoesnotrequireadditionalwater.

PermanentirrigationoftheNaturalAreacanleadtodisease

and deathofthenativeplants,and aidinthespreadof

undesirableplantspeciesorweeds.

TemporaryirrigationofallrevegetationintheNaturalAreas

isallowed.Permanentirrigationfornewlyplantedtreesis

permitted.

Plantmaterialand irrigationintheROW shallbe installed

andmaintainedby theLotOwner.
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Plant List A

Trees Saginasubulata.-IrishMoss

Celtisreticulata-WesternHackberry Salviaspp.-Sage
Malus spp.- Crabapple Tradescantiaspp.-SpiderWart

Pinuscontorta-LodgepolePine Pulsatillavulgaris-PasqueFlower

Prunuspadus-Mayday Tree Rudbeckiaspp.-Black-eyedSusan

Pyruscallervana- FloweringPear Saginasubulata.-IrishMoss

Robiniapseudoacacia-BlackLocust Salviaspp.-Sage
Tradescantiaspp.-SpiderWart

Shrubs

Cornusalba-VariegatedDogwood Grasses

Cornussericeaflaviramea-YellowtwigDogwood Aristadapurpurea-PurpleThreeawn

Cotoneasteracutifolius'-PekingCotoneaster Boutelouacurtipendula-SideOatsGrama

Euonymus alatus'compacta'-BurningBush Elymus cinerus-GreatBasinWildRye
Pinusmugo -Mugo Pine Loliumspp.-Ryegrass
Pinusmugo -Big Tuna Mugo Pine Miscanthusspp.-Maidengrass
Prunusbesseyi-WesternSand Cherry Panicumspp.-Switchgrass
Prunustomentosa-NankingCherry Phalarisspp.-Ribbongrass

Syringavulgaris-Lilac Poa alpina-AlpineBluegrass
Poa secunda-SandbergBluegrass

Perennials Schizachyriumspp.-LittleBluestem

Alcearosea-Hollyhock
Alchemillaspp.-Lady'sMantle Groundcover

Armeriamaritima-SeaThriftorSeaPink Aegopodium podagraria-Bishop'sWeed

Artemisiaspp.-Silermound Ajugaspp.-Bugleweed
Astilbespp.- Astilbe Arctostaphylosuva-ursi-Kinnikinnick

Centaureadealbata- BachelorButton Fragrariasp.-Strawberry
Cerastiumtomentosum-Snow inSummer Galliumodoratum-SweetWoodruff

Chrysanthemumspp.-Daisy Hypericumcalycinum-St.John'sWort

Coreopsis-Coreopsis Juniperushorizontalis-WiltoniJuniper

Delphinium-Larkspur Juniperussabina-CalgaryCarpet& Buffalo

Dianthus-Dianthus Lamium spp.-Nettle

Dicentraspectabilis-BleedingHeart Lysimachianummularia-CreepingJenny
Doronicumspp.-Leopard'sBane Phlox-subulata-CreepingPhlox

Hemerocallis-Daylilly Potentillavernanana-SpringCinquefoil
Heuchera-CoralBells Saponariasp.-Soapwort
Irismissouriensis-WesternBlueFlag Thymus spp.-Thyme
Irissiberica-SiberianIris Veronicaspp.-Veronica

Lavendulaspp.-Lavender Vincaminor-Vinca

Liatrisspp.-Gayfeather

Lysimachiapunctata-Loosestrife Vines

Monarda didyma-Bee balm Clematissp.-Clematis

Nepetamussini-Catmint Lonicerax brownii'DropmoreScarlet'-Dropmore Scarlet

Papaverorientale-OrientalPoppy Honeysuckle
Prunella-Prunella Parthenocissusquinquefolia-VirginiaCreeper
Pulsatillavulgaris-PasqueFlower

Rudbeckiaspp.-Black-eyedSusan
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Plant List B

Trees

Abiesconcolor-WhiteFir Perennials
Acerx freemanii-Autumn BlazeMaple Achilleamillefolium-WesternYarrow
Acerginnala-Amur Maple Aconitumcolumbianum-Monkshood
Acerplatanoides-Norway Maple Agastacherupestris-Hyssop
Acertruncatum-NorwegianSunsetMaple Alceasp.-Hollyhock
Acertruncatum-CrimsonSunsetMaple Antennariarosea-PussyToes
Alnusincana-ThinleafAlder Aquilegiacaerulea-Columbine
Amelanchierx grandiflora-Autumn BrillianceServiceberry Arctostaphylosuva-ursi-Kinnikinnick

Crataeguscrus-galli'Inermis'-ThornlessCockspurHawthorn Campanulaspp.-Bellflower

Crataeguscrus-galli'Inermis'-CrusaderHawthorn Fragariaspp.-Strawberry
Piceapungens-ColoradoGreenSpruce Gaillardiaspp.-Gaillardia
Pinusflexilis-LimberPine Hostasp.-Hosta
Pinusmugo -Tannenbaum Mugo Pine Linum spp.-Flax
Pinusnigra-AustrianPine Lupinusspp.-Lupine
Pinussilvestris-ScotchPine Papavernudicaule-IcelandPoppy
Populusx acuminata-LanceleafCottonwood Sedum spp.-Sedum

Populusangustifolia- NarrowleafCottonwood Solidagosphacelata-Goldenrod

Populustremuloides'Erecta'-SwedishAspen Viguireamultiflora(Heliomerismultiflora)-Showy
Tiliasp.-Linden Goldeneye

Shrubs Bulbs-As appropriateforRegion
Caraganaarborescens-SiberianPea Shrub

Cornussericea-Redtwig& Alleman'sCompact Dogwood
Cornussericea-BaileyiDogwood

Fallugiaparadoxa-Apache Plume

Loniceratatarica-TatarianHoneysuckle
Mahoniarepens-CreepingOregonGrape
Paxistimamyrsinites-MountainLoverorOregonBoxwood

Physocarpusmalvaceus- Ninebark

Potentillafruiticosa- ShrubbyCinquefoil
Ribesalpinum-AlpineCurrant

Ribesaureum-GoldenCurrant

Rosa Woodsii-Wood'sRose

Salixspp.-Willow

Sorbariasorbifolia-AshleafSpirea

Spiraeasp-Spiraea
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Plant List C

Trees Grasses
Abieslasiocarpa- SubalpineFir Achnatherumhymenoides-IndianRicegrass
Acerglabrum-Rocky MountainMaple Bromus marginatus-MountainBrome

Juniperusscopulorum-RockyMountainJuniper Elymus lanceolatusspp.-StreambankWheatgrass
Pinusaristata-BristleconePine Festucalongifolia-Hard Fescue
Prunusvirginiana- Chokecherry Festucaovina-SheepFescue

Populustremuloides-QuakingAspen Festucarubra-Red Fescue

Pseudotsugamenziesii-DouglasFir Festucarubracommutata-Chewing Fescue

Quercusgambelii-Gambel Oak Pascopyrumsmithii-WesternWheatgrass

Pseudoroegneriaspicata-BluebunchWheatgrass
Shrubs Poa bulbosa-BulbousBluegrass
Amelanchieralnifolia-SaskatoonServiceberry Sitanionelymoides-BottlebrushSquirreltail
Artemisiatridentata-Big Sage Stipaviridula-NeedleGrass

Atriplexcanescens-FourWing Saltbrush

Cercocarpusledifolius-CurleafMountainMahogany NativeGrass Seed Mix -GraniteSeed (801)-768-4422
Chrysothamnusnauseosus-RubberRabbitbrush 20.0% SlenderWheatgrass
GutierreziaSarothrae-Snakeweed (Elymustrachycaulusssp.trachycaulus)
Purshiatridentata-AntelopeBitterbrush 26.25% WesternWheatgrass
Rhus glabra-Smooth Sumac (Pascopyrumsmithii)
Rhus trilobata-ThreeLeaf/OakbrushSumac 22.5% BluebunchWheatgrass
Sambucus canadensis-Adams Elderberry (Pseudoroegneriaspicatassp.spicata)
Sambucus canadensisaurea-GoldenElderberry 5.0% SheepFescue

Shepherdiaargentia-BuffaloBerry (Fustucaovina)

Symphoricarposoccidentalis-WesternSnowberry 3.75% SandbergBluegrass

(Poasandbergii)
Perennials 22.5% IndianRicegrass
Alliumacuminatum-TapertiporWildOnion (Achnatherumhymenoides)
Asterspp.-Aster

Balsamothizasagittata-ArrowleafBalsamroot SeedingRate
Calochortusnuttallii-SegoLily Broadcast-30 plspoundsperacre

Castillejachromosa-IndianPaintbrush

Erigeronspp.-Fleabane Seedingshallbe appliedby broadcastandrakedintothetop
Eriogonumumbellatum-SulferFlower 1/4"ofthetoplayerofsoil.Hydro-mulchshallbe sprayed
Geraniumspp.-Geranium overthepreparedseededareas.Hydro-mulchshallconsist
Helianthus-Sunflower offertilizerattherateofsix(6)poundsperonethousand
Oenotheraspp.-EveningPrimrose (1000)squarefeetand "fibermulch"attherateoffourteen
Penstemonspp.-Penstemon hundredpounds(1400)peracreofarea

Sphaeralceaspp.-Globemallow

Viciaamericana-AmericanVetch Seedingshalloccuronlyduringthefollowingseasons:

Wyethiaamplexicaulis-Mule'sEar Spring-SpringthawtoMay 1st

Fall-September15thuntilconsistentgroundfreeze.
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Building Sustainability

ParkCityHeightshasbeenconceivedand plannedusing To createa more sustainablecommunityand environment

sustainablesitedesignconceptsandgreenbuilding thefollowingstandardsapply:

principles.The main objectivesare:(1)Createa standard

wherehomes aredurable,healthy,comfortable,affordable Each home mustmeettheLEED forHomes SilverRating
andenergy-efficient;and (2)Protect,conserveand ensure butownersarestronglyencouragedtoachievea higher
thelong-termavailabilityofwater,one ofthecommunity's LEED forHomes ratingwhen physicallyand economically
mostpreciousand scarcenaturalresources. viableestablishingParkCityHeightsastheleadingexample

inParkCity'ssustainabilitygoalsand objectives.
The LeadershipinEnergyandEnvironmentalDesign

(LEEDm) GreenBuildingRatingSystemrepresentsthe AND

U.S.GreenBuildingCouncil'sefforttoprovidea national

standardforgreenbuilding.By usingestablishedand Each home mustachievea combined10pointswithinthe

innovativepractices,standardsandtechnologies,LEED SustainableSitesLandscapingandtheWaterEfficiency

providescommon designguidelinesand a third-party sectionsofLEED forHomes Checklist.
certificationtool.

PointsachievedinthisLandscapingandWaterEfficiency
Sustainablebuildingisa wholesystemsapproachtothe sectionwillcounttowardstheoverallscore.

design,construction,and operationofthehome andthe

community.By incorporatingthebuildingstandardsofthe A ThirdPartyInspectionisrequiredtoensurethatthehome

U.S.GreenBuildingCouncil,ParkCityHeightswillensure meetstheLEED forHomes Silverrating.An industry
thatenergyandresourcesareusedefficiently. standardthirdpartyinspectorshallbe selectedby thePark

CityChiefBuildingofficialpriortopermitissuance.
Residentialbuildingqualityisa veryimportantand

integralpartofa sustainablecommunitybecauseitdirectly
contributestothelong-termsatisfactionofthepeoplewho

livethere.ParkCity'ssemi-aridclimatemakes certainthat ter
Sep

effectiveand sustainablewatermanagement isa constant

priority.Reducingwaterconsumptioniscriticaltowater

conservation.

s EPA

Inadditiontotherequirementsabove,thereareother

fundamentalelementsthatmay be appliedtoachievehigher
levelsofsustainabilityand shouldbe incorporatedinto

eachhome. Thesesustainabilityelementsincludedesign

practicesthatapplytothreespecificcategorieswithinthe

development:

LEED *BuildingSustainabilityFOR HOMES *Community Sustainability
*LandscapeSustainability

SUSTAINABILITY

Packet Pg. 244



DesignGuideforParkCityHeights

Building Sustainability

Home Size Geothermal
AllhomeswithinParkCityHeightsshouldstrivetobe GroundSourceHeatPumps orGeoexchangesystemsmay
"modest"inscaleandreflecthistoricaldevelopmentpatterns beallowedwherefeasiblebutinnoway may itinterfere
ofOldTown. LEED forHomes requirementsprovide withadjacentproperties.SolarHeatinganda Ground
incentivesforsmaller,moreefficientlydesignedhomesand SourceHeatPump may becombinedtoforma geosolar
may bethesinglemostimportantcomponentofattaininga systemforevengreaterefficiency.Any abovegrade
home'sLEED rating.The sizeofa home isdirectlyrelated equipmentmustbeincorporatedintothelandscapingand
totheshortandlongtermmaterialandenergyconsumption beofsimilarcolor.
andshouldbecarefullyanalyzedearlyinthisprocess.

Wind

BuildingMaterials Windenergysystemsmay beallowedbutmustconformto

Encouragetheuseofsustainableconstructionmaterialsand theParkCityMunicipalCorporationLandManagement

products,includingrecycledcontent,salvaged,andFSC- Code.
certifiedmaterials.Promotesustainabilitythroughbuilding
practicesthatreduceenergyconsumption,aswellasthrough ConstructionWasteMitigation& Recycling
thecontinuedeview ofviablealternativeenergysources. Buildersarerequiredtoreduce,reuseandrecycle

constructionwastetoincludewood,drywall,metals,
Alternative(Renewable)EnergySources concrete,dirtandcardboard.A projectconstruction
Alternativeenergyshouldbeusedwherephysicallyviable recyclingcenterwillbeestablishedon Pereels4cel-

andeconomicallyfeasible.As financingoptionsfor site.Separaterecyclingbinswillbeprovidedfor

alternativeenergysystemscontinuetoevolveitmay be differentmaterialsanditwillbetheresponsibilityofeach

necessarytoamendtheParkCityHeightsDesignGuides contractortoensurethatjobsitematerialisrecycledto

toaccommodatealternativemethodsforemployingthese thegreatestextentpossible.Buildersaretoincorporate

systemsintotheParkCityHeightsdevelopment,e.g. strategiessuchas"efficientframing"techniquesand
creationofa solargarden.Whileenergyconservationis "optimumvalueengineering"thatreducestheamountof

anintegralcomponentofsustainability,alternativeenergy wood usedintheframingprocesswithoutcompromising
sourcesmay providea moreeffectivesolutiontoreducing structuralintegrity.Framingwithengineeredlumber

theimpactandconsumptionoffossilfuelenergy. ratherthandimensionallumberisencouraged.Engineered
lumbermakesgooduseofsmalltreesandwood chips,

Solar wheredimensionallumbercomesfrombigtreesand
The useofsolarequipment(e.g.panels,shingles& cells) representmorerawmaterialthanalternativessuchasroof

isstronglyencouragedandcanbeusedasa SolarElectric trusses,J-joists(floortrusses),laminatedveneerlumber
orSolarWaterHeatSystem.SolarElectricSystems,also (LVL),andstructuralinsulatedpanels(SIPs).
known asphotovoltaic(PV)systems,usesolarpanelsto

convertsunlightintoelectricity.FederalandStateincentive

programsareoftenavailable,dependingonthesystemtype ,**
andsize.Systemscanberoof-mounted,wall-mountedor L
site-mountedsubjecttocompliancewithrequiredhealthand

safetystandardsandprovidedthattheSolarElectricSystem
isnotinstalledina mannerthatwillinterferewiththesolar

accessofanadjacentpropertyowner."Buildingintegmted"

photovoltaic(PV)systemsarealsoincreasinglyavailable.

PV andsolarthermalsystemsrequiredirectsolaraccessfor

extendedperiodsthus,carefulplanningisrequiredtoensure

installationsareproperlyorientedandam notcompromised
n

i re
byshadingfromadjacentbuildingsorvegetation.

SUSTAINABILITY
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Building Sustainability

In-Home Recycling Non Air-ConditionedHomes
Itisrequiredtoprovidean in-homerecyclingcenterin Provideasan environmentallysensitiveoptiontobuyers
eachdwellingunitwherematerialsareseparatedand free toreduceenergyconsumption.Thiscanbe augmentedby
fromcontamination.Encouragetheuseofavailablestreet installingceilingfanswhichimproveinteriorcomfortby
siderecyclingserviceormaterialscanbe takentothePark circulatingcoldandwarm air.Ceilingfanscanbe adjusted
Cityrecyclingcenter. toeitherdraw warm airupward duringsummer monthsor

pushitdownward duringthewinter.

"'
Heated Driveways
HeatedDrivewaysmay be allowed,butonlyifit

receivesitspower fromanAlternativeEnergySourceas

specificallyapprovedby theDesignReview Board.

ENERGY STAR@ Lighting
Inadditiontoeachhome meetingtherequiredLEED for Developand designstrategiestoprovidenaturallighting
Homes SilverRating,allhomes willbe builttoENERGY ineachhome. Itisencouragedtoinstallhigh-efficiency
STAR@ Standardsfortheyearinwhichthebuilding lightingsystemswithadvancedlightingcontrols.Include

permitisissued.Allappliancesinstalledshouldbe motionsensorstiedtodimmablelightingcontrolsand
ENERGY STAR approved. providetasklightingwhichreducesgeneraloverheadlight

levels.

Allhomes arerequiredtoinstallcompactfluorescent

lamps(CFLs),halogens,orlightemittingdiodes(LEDs),
orotherapprovedbulbsorlightsourceattimeof

ENERGY STAR construction.Theselightbulbsand sourceslastlonger
Skylights and uselessenergythantraditionalincandescentbulbs.

Skylightsarean effectiveway tolightandheata home Most statesareincorporatingnew lawsthateffectively
passively.Low-E glassortripleglazedacrylicunits phaseoutthetraditionallightbulb.The Departmentof
saveenergyandmoney whilekeepingthehome more Energyhassetefficiencystandardlevelsforalllightbulbs,
comfortable.Skylightsmust be integratedwiththedesign andtoday'sstandardincandescentscannotmeetthose
ofthehome. Skylightsshouldbe designedasan integral levels.The traditionalincandescentlightbulbswillnotbe

partoftheroof.Only flatskylightswithclearorbronze allowed.

glazingwillbe allowed,whilebubbleordome skylights
withfrostedorcoloredglazingarenot.

Lightpollutionfromskylightswillnotbe permitted.
Alllightsourcesshallbe shieldedand bothoutdoorand
indoorlightingwillbe carefullyreviewedtoassurethat

neighboringpropertiesareprotectedfromdirectlight
sources.

Fireplaces
Allfireplacesmustbe non wood burningand complywith

ParkCityMunicipalregulations.Apparatusthatutilize

alternate/renewableenergysourcesareencouraged.

SUSTAINABILITY
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Community Sustainability

Transportation SolarOrientation

Encouragealternativemodes oftransportationthrough Where possible,thelongeraxisofthehome shouldbe
siteplanningand buildingorientationthatemphasize orientedeast/west.By orientingthehome inthatdirection,
connectionstosidewalks,bikepathsandtrailnetworks. thelongerdimensionofthehome facessunnysouth.The

Homes shouldbe placedandbuiltincorporatingeasy optimum positionformaximum solarbenefitsistruesouth
connectionsforpedestrianand bikeaccesstotrails, butyou canvarytheorientationwithin15-20degreesof
sidewalksand streets.Theseoptionsmake iteasierfor thatdirectionwithminimaleffect.Thisplacementcreates

peopletochoosealternativemodes oftransportationthat optimum conditionsfortheuseofpassiveand activesolar

contributetoa more sustainableenvironmentthatishealthier strategiesreducingenergycostssubstantially.
andmore enjoyableforeveryone.

Encouragesiteand buildingdesignthatimprovesenergy
Open Space efficiencyby incorporatingnaturalcoolingandpassive

Encouragedesignthatemphasizesthenaturalconnectionto solarheating.Thismay includeextendedeaves,window

openspaceand parks.Providemaximum continuityofopen overhangs,awningsandtreeplacementfornaturalcooling,
spaceandpreserveimportantnaturalvistasthatreinforcea and buildingand window orientationtotakeadvantageof

senseofplaceand relationshiptothenaturalenvironment. passivesolarheating.
Integrateviewsand accessintothegreenwaynetworkfrom

homes. Promotethedevelopmentofsiteplansthatcreate '1
attractive,comfortableoutdoorspaces.

Topography

Integratenaturalsitefeaturessuchastopography,views

andvegetationintositedesign.Buildingplacementshould \
followcontoursratherthanbeingplacedatrightanglesto
theprevailingslope.On slopingsites,staggeringplacement
ofhomes alongoppositesidesofthestreet,ratherthan

ProperHomeOrientationcansubstantially
sitinghomes directlyoppositeoneanother,canprovide reduceEnergyConsumption
betterpreservationofviews.Use topographytocreate

continuousgreenspaceconnectivitybetweenhomes. Retain StormwaterManagement
themaximum possibleamountofnaturalvegetation.Avoid Perviouspavementisdesignedto
excessivegradingand cuttingofhillsides. allowpercolationorinfiltration

ofstormwaterthroughthesurface
Water Conservation intothesoilbelowwherethewater
Incorporatetheinstallationoflow flowtoiletsandflow isnaturallyfilteredand pollutants
reducerson faucetsand showerheads.Flow reducers areremoved.Designthatuses ,
cancutwaterusageoffaucetsby asmuch as40% with alternativestoreduceimpervious
littlenoticeableeffect.ParkCityHeightshasdefinedthe

pavementisa positivesteptoward
minimum Low Flow as:

improvingthequalityofourwater
Toilets- 1.5gallonsperflush resourceand ishighlyencouraged.
KitchenFaucets- 2.0gallonsperminute

However,perviouspavementis
BathroomFaucets- 1.8gallonsperminute

easilycompromisedby plowing
ShowerHeads- 2.4gallonsperminute thatdislodgespaversand sanding

whichdisruptsthepavements
filtrationprocessand shouldbe

reviewedcarefully. Permeablepavementoptions
shouldbeexplored

SUSTAINABILITY
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Community Sustainability

FireProtection

RoofingMaterials& FireSprinklers

RoofingMaterialsmustbe non-combustibleandhavea

Class"A" FireRating.No wood shakeroofingmaterialwill

be permitted.

Allbuildingsover750 squarefeetmustbe constructed

withanAutomaticFireExtinguishingSysteminstalledas

requiredand approvedby ParkCity.

Fires

No personshallbuild,igniteormaintainany outdoorfireof

any kindforanypurposewiththeexceptionofa permanent
barbecue,portablebarbecueorgrillandtheyarelocateda

minimum ofthirty(30)feetfromanycombustiblematerial

ornonfire-resistantvegetation.

DefensibleSpace
On allHomesteadlotsandthoselotsthataredirectly

adjacenttoexistingshrubortreevegetativegrowth
ownersshouldplacean emphasison utilizingfire-resistant

vegetationorgrowthwithintheplannedlandscapeadjacent
toallbuildingsand structurestominimizethepotentialof

transmittingfirefromthenativegrowthtoany structure.

(generally30'minimum). Deadwood shallbe regularly
removedfromtrees.

SUSTAINABILITY
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Landscape. Sustainability

Hydrozoning Irrigation

Groupingplantsthathavesimilarwaterrequirements. AlllandscapeareaswithintheEnhancedandTransitional

Hydrozoningisa key componentofa water-efficient LandscapeZones shallbe irrigated.Allirrigationprovided

irrigationsystemand landscape.Plantspecieswith shallbe dripirrigationwiththeexceptionofturfareas.All

similarneedsshouldbe selectedand groupedwithineach driptubingshallbe concealedbelowplantbed mulch and

hydrozone.Itisalsoeffectivetocreatemicroclimatezones mustremaincoveredatalltimes.
sothatplantswithhigherwaterneedsareclosesttothe

houseand plantswithlowerwaterneedsareon theperimeter Allirrigationsystemsshallbe controlledby an automatic

ofthegardenorlandscape. controllerwhichincludesa rainsensor.Rainsensors
Each hydrozonewillcontainplantsthatwillbe irrigated shouldbe utilizedtodetectthepresenceofrainfalland
on thesame schedule,usingthesame irrigationmethod. disabletheirrigationcontrollerfromoperatingduring
Generally,eachhydrozoneisservedby onevalveorcontrol periodsofwet weather.RainSensorsshouldbe adjusted
zone(althoughmore thanonevalvemay be requiredto tosuittherequirementsofthelandscapeand soil
servicean areaduetoflowand waterpressure).By using conditionsforeachhome.

controllerswithmultipleruntimesthatareabletosupport
low-volumesystems(cycleand soak)and by dividing Rain Harvesting
thelandscapeintohydrozones,eachareawillreceivethe Watertanksusedforstoringharvestedrainfromroofs
amountofwateritneedswithoutpuddlingorrunofF. areencouraged(seeRoofAppurtenances/RainStorage
The resultofhydrozoningisimprovedplanthealthand less Devicesforapprovals).Rainwatertanksareinstalledto

wateruse. make useofrainwater(rain,hail,sleetorsnow)forlater

useespeciallyforlandscapewatering,thusreducingone's
* 4, relianceofculinarywaterforirrigation.

Shade Trees/HeatGain

Deciduoustreesplacedon thesouthand eastorwestcan

shadeyourhome inthesummer beforedroppingtheir

leavesinthewintertoletthesunlightintoyourhome.

. Treescanbringtheambienttemperaturedown asmuch as

fivedegreeson a hotday.Thisreducesheatgain,allowing
forcoolerventilation.Deciduoustreesandvinesin

Turfnotadominatecomponentofthelandscape frontofsouthfacingwallsandwindows willfurthercool

homes.

Turf

Turf,when used,mustnotbe a dominantcomponentof

thelandscape.IndividualhomesitesintheParkHome

andCottageHome lotsshallnotcontainturfareasgreater *"

than20% ofthetotallotarea.Individualhomesitesinthe

Homesteadlotsshallnotcontainturfareasgreaterthan10%

ofthehomes totallotarea.Allturfareamustbe located

withintheEnhancedLandscapeZone.

Properlyplacedtreescanreduceenergyconsumption
throughouttheyear

SUSTAINABILITY
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Disclaimers

1.Any CommercialorCommunity structuresproposedwithintheprojectboundariesarerequired
tofollowtheseDesignGuidesand shouldfollowallGuidesrequiredforParkHomes.

2. UnlessaddressedintheseGuidesalladditionalrequirementsmustfollowtheprojectsCodes,
CovenantsandRestrictions(C.C.& R'S)asadoptedand/ortheParkCityMunicipalCodes.

3. Illustrationsand PhotosareincludedthroughouttheGuidelinestohelpconveythethoughts
and conceptsdescribedinthedocument'stext.Theseimagesareintendedtoexpressgeneral
designconceptsand arenotmeanttoimposespecificplansordesignsolutions.

OVERVIEW
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Planning Commission  
Staff Report 
 
Subject: Park City Heights MPD  
Author: Kirsten Whetstone, MS, AICP 
Date: November 6, 2013 
Project #: PL-13- 02009 
Type of Item:  Amendments to approved MPD and extension 
 
 
Summary Recommendations 
Staff recommends the Planning Commission discuss the applicant’s proposed 
amendments to the approved Park City Heights MPD and preliminary subdivision plat, 
conduct a public hearing and consider approving the proposed MPD amendments and 
the extension of approval, based on the revised (marked in blue or red below)  Park City 
Heights MPD findings of fact, conclusions of law, and conditions of approval as stated 
below, or as amended at the meeting.  
 
Topic 
Applicant:  Ivory Development LLC, owner 
Applicant’s representative: Spencer White 
Location: Richardson Flat Road, east of SR 248 and west of US 40 
Zoning: Community Transition (CT)  
Adjacent Land Uses: Open Space, Rail Trail, US 40, Quinn’s Water Treatment 

Plant, and vacant land 
 

 Disclosure: The City retains a security interest as the holder of a Trust Deed in 
conjunction with a prior transaction regarding the property.  However, the City is not an 
“applicant” and does have any current ownership in the property. 
 
Proposal 
This is a request for amendments to the approved Park City Heights Master Planned 
Development as well as for corresponding amendments to the overall preliminary plat 
approved at the time of the Park City Heights Master Planned Development (MPD), in 
order to address soil mitigation issues. Please see the October 9, 2013 Staff Report for 
more detailed description of the changes (Exhibit A) as well as Exhibits.  
 
On October 9, 2013, the Planning Commission discussed proposed amendments to the 
Park City Heights MPD and preliminary overall subdivision plat (see Minutes in this 
packet). Staff has amended the findings of fact, conclusions of law, and conditions of 
approval based on Planning Commission discussion at the meeting.  
 
Discussion  
Staff requests discussion of the following items: 
1. Design Guideline changes to accommodate the new dwelling type- the Small Lot 
Park Homes concept (see Exhibits B and C of this report) for an updated detailed lot 
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layout). 
 
2. Specifics of the street and lot layout regarding location of lots and streets, retaining 
walls, grading, and drainage issues. If these amendments are approved, the applicant 
will return to the Commission with a more detailed subdivision plat for phase one. 
 
3. Whether the proposed MPD amendments are consistent with the Park City Heights  
Development Agreement findings of fact, conclusions of law, and conditions of 
approval (see redlines at the end of this report). 
 
Items discussed at the October 9th meeting include: 
1. Amended site plan and relocation of lots and streets. 
 
2. Use of Parcels I and J for deed restricted “Small Lot Park Homes” and introduction 
of this fourth type of housing unit instead as future neighborhood support/daycare uses.  
 
3. Relocation of Community Gardens or replacement of Community Gardens with a 
future site for neighborhood support commercial. Relocation of the Gardens to the Park 
area would decrease the size of the Park. 
 
4. Increase size of club house to accommodate a neighborhood support day care 
center or support commercial (address maximum size of club house and support 
commercial/day care uses in conditions). Increasing the size of the club house would 
decrease the size of the Park. 
 
5. Decrease size of Neighborhood Park on the west side of entry road. Increase 
overall size of dedicated Park area by including an area of open space on the east side 
of the entry road as dedicated Park land. Total park area increases, however it is not 
one contiguous area. 
 
6. Plat notes regarding Green Construction requirements to allow requirements to 
evolve with the Green Building industry and regulations, use language from the 
Annexation Agreement, as was proposed by the development. 
 
7. Easement for secondary access to adjacent property to the south, as requested 
by the Fire District, should be allowed only if that property is annexed into Park City. 
This access would provide two points of access to Richardson Flats Road for the 
adjacent property. 
 
8. Design of soil repository and disclosure of soil history to prospective buyers. 
 
Analysis 
The applicants provided a summary of the proposed changes both in graphic form and 
by reviewing and annotating the approved Findings of Fact, Conclusions of Law, and 
Conditions of Approval as found in the Park City Heights Development Agreement 
(Exhibits E and F of October 9th packet).  
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Staff has reviewed the proposed and existing subdivision plats and MPD concept plans, 
as well as the approved MPD findings of fact, conclusions of law, and conditions of 
approval, and finds that the overall concept and density approved with the Park City 
Heights MPD is not significantly changed when viewed in the broader scope of the 
overall MPD.  
 
Key elements of the MPD, such as location of development and open space, general 
street pattern, location of the Public Park, trail system and connection to the Rail Trail, 
clubhouse and community gardens, remain essentially as approved in concept, though 
revised slightly in location. The affordable housing elements of the MPD continue as 
proposed, and enhanced by the designation of all 79 affordable units on a specific 
platted lot.  There is no change to density proposed. An added community benefit is the 
clean- up of historic mine soils left behind others. 
 
Approved MPD, Development Agreement, and extension of approval 
The MPD expires on October 26, 2013 (2 years from the date of ratification) and 
therefore Staff recommends amending the conditions to allow a one year extension to 
October 26, 2014. Additionally, if the Planning Commission approves the MPD 
amendments the applicant will need to revised the Development Agreement (by 
inserting revised conditions and amended dates) and have the Planning Commission 
ratify those changes so it can be recorded as an amended Development Agreement. 
Approval of the MPD amendments and revised site plan allows the applicant to prepare 
the Final Subdivision plat and adjust the utilities for Phase One. 
 
In summary, these amendments do not change the overall density of 239 units on the 
239 acre property. The overall concept of a mix of housing type’s remains, with 
affordable/attainable units integrated into the overall development, although primarily 
within the lower area of mixed housing types and neighborhood amenities. The key 
elements of the MPD remain, though modified in location. The Design Guidelines 
continue to apply for all housing types, with additional language added for the new 
concept housing type, known as the “small lot Park Homes”.  
 
Notice 
The property was posted and notice of the public hearing was mailed to property 
owners within 300 feet of the property, according to requirements of the Land 
Management Code (LMC). Legal notice of the hearing was published in the Park 
Record according to requirements of the LMC.  
 
Public Input 
Staff received verbal public input regarding the two upper lots adjacent to the Royal 
Oaks subdivision requesting that there be language specifically prohibiting further 
subdivision of those lots and allowing only one single family house per lot.  Staff has 
received numerous calls regarding the timeframe for completion of the affordable units 
and when they would be available for purchase and occupancy. Staff also received a 
call with questions regarding the soil remediation work and whether the actual work to 
remediate the soil would create hazardous dust in the area. Staff recommends 
conditions of approval that both the remediation plan and the plan to do the work be 
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reviewed and approved by appropriate State agencies to ensure that public health and 
safety is not compromised.    
 
Future Process 
Approval of the MPD amendments by the Planning Commission is considered final 
action. Appeals of final action by the Planning Commission are heard by the City 
Council according to LMC Section 15-1-18.  
 
Summary Recommendations 
Staff recommends the Planning Commission discuss the applicant’s proposed 
amendments to the approved Park City Heights MPD and preliminary subdivision plat, 
conduct a public hearing and consider approving the proposed MPD amendments and 
the extension of approval, based on the revised (marked in blue or red below)  Park City 
Heights MPD findings of fact, conclusions of law, and conditions of approval as stated 
below. (Generally, the light blue is the proposed changes from the October 9th staff 
report, and the dark blue and red are new proposed changes based on comments from 
the October 9th meeting.) 
 
Findings of Fact  
1. The Park City Heights MPD includes the following: 
  
 a. 160 market rate units distributed in a mix of: cottage units on smaller lots (lots 

are approximately 6,000 to 8,600 sf in size); single-family detached units on 
approximately 8,000 sf to 27,000 sf lots; and single family detached on two upper 
lots which are approximately 44,000 and 48,000 sf each. The approximate 
distribution of types of product is identified in the Design Guidelines.  

 
 b. 28 deed restricted townhouse units (44.78 affordable unit equivalents or AUE). 

These 28 units meet the required IHC affordable units under their affordable 
housing obligation and are configured as seven four-plexes.  

 
 c. 16 deed restricted units (32 AUE). These 16 units meet the affordable housing 

required by the CT zone (LMC 15-2.23-4(A) (8)) and the Affordable Housing 
Resolution 17-99. These units are configured as a mix of single-family detached, 
cottage homes, and townhouse units.  These units will be configured as Single 
Family Detached Cottage Homes and dispersed throughout the cottage homes 
area. 

 
 d. 35 additional non-required deed restricted affordable units in a mix of unit 

types. These units will be configured as small lot Single Family Detached Park 
Homes. 

 
 e. All units (including all deed restricted units) will be constructed to LEED for 

Homes Silver rating, National Association of Home Builders National Green 
Building Standards Silver Certification (or other equivalent Green Building 
certification approved by the Planning Director) OR reach LEED for Homes Silver 
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Rating (minimum 60 points). Green Building Certification or LEED rating criteria 
to be used shall be those applicable at the time of the building permit submittal.  

 as stated in the Annexation Agreement. In addition to meeting Green Building or 
LEED for Homes checklists and in order to achieve water conservation goals, 
each house must either: 1) achieve at a minimum, the Silver performance Level 
points within Chapter 8, Water Efficiency, of the National Association of Home 
Builders National Green Building Standards; OR 2) achieve a minimum 
combined 10 points within the 1) Sustainable Sites (SS2) Landscaping and 2) 
Water Efficiency (WE) categories of the LEED for Homes Checklist. Points 
achieved in these resource conservation categories will count towards the overall 
score. with each unit also achieving a minimum combined 10 points for water 
efficiency/conservation. Third party inspection will be provided. An industry 
standard Third Party inspector shall be mutually agreed upon by the Chief 
Building Official and the applicant prior to building permit issuance.  

 
 f. A total of 171.5 acres of open space (not including open space within individual 

lots) is provided. This is approximately 72% of the entire 239 acres. This total 
includes the 24 acre parcel located adjacent to Highway 248 that is deeded to 
the City for open space. 

 
 g. An additional 5 acres of deeded open space is provided on Round Valley Drive 

adjacent to US 40 south of the Park City Medical Center. This open space is not 
included in the 72% figure. This is in exchange for transferring the 28 IHC deed 
restricted townhouse units to the PC Heights neighborhood. This parcel is deed 
restricted per requirements of the Burbidge/IHC Annexation and Development 
Agreements. 

 
h. A dedicated 5.703.55 acres (155,000 ) of public neighborhood parklandsCity 
Park  with fields, tot lot and playground equipment, shade structure, paths, 
natural areas, and other amenities to be designed and constructed by the 
developer and maintained by the City. This parkland is included in the open 
space calculations. Bathrooms are proposed in the club house with exterior 
access for the public park users. Community gardens may be developed by the 
HOA in close proximity to the parkland within open space areas adjacent to the 
small lot Park Homes or the Park Homes.  
 
i. intentionally left blank 
A 15,000 sf (approx.) community gardens area within the PC Heights 
neighborhood. This area is included in the open space calculations. 
 
j. 3 to 4 miles of soft surface trails within and around the property and an 
additional mile or so of hard surfaced sidewalks and paths along the Project’s 
streets.  

 
k. Trail connections to the Rail Trail and Quinn’s trail, including trail on the north 
side of Richardson Flat Road from the 248 underpass to the Rail Trail and trail on 
the south side of the Road from the project to the Rail Trail. Trail connections to 
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the south property line for future connections to the Jordanelle area. Trail 
easements on north side of Richardson Flat Road from Rail Trail to the east 
property line. Trail connections to the Park City and Snyderville Basin back 
country trails system. Trails are further described in Finding #11.  

 
l. A Transit bus shelters along Richardson Flat road including “dial-a-ride signs” 
(City bus service is expected to be extended to Park City Heights and the Park 
and Ride).  

 
m. Bike racks at the club house and Public Park.  

  
n. Cross walk across Richardson Flat road at the rail trail.  
 
o. A 3,000 sf community center/club house area to be constructed by the 
developer, with future expansion to 5,000 sf, to accommodate future 
neighborhood support uses, such as a daycare center, café, or other support 
commercial/offices. with dedicated future ancillary support uses or possible 
daycare center parcels (Parcels I and J as shown on the preliminary plat). 
Exterior access bathrooms will be available for park users. Construction of a 
daycare facility would be by the owner of the daycare facility and not by the Park 
City Heights development.  

 
p. Water infrastructure improvements that enhance the City’s overall water 
system and provide redundancy as required by the Water Agreement executed 
as part of the Annexation Agreement. Water shares were dedicated to the City as 
part of a pre-annexation agreement.  
 
q. Transportation improvements to the Richardson Flat/248 intersection including 
lane improvements and installation of a traffic signal to provide intersection safety 
(controlled left turn) and putting the Park and Ride facility and Park City Heights 
on the City bus route. These transportation improvements meet the requirements 
in the Annexation Agreement.  
 
r. Following Wildlife recommendations as identified in the Biological Resources 
Overview prepared by Logan, Simpson Design, Inc. amended March 17, 2011.  
 
s. Design Guidelines approved as part of this MPD apply to all lots, with the 
exception of the 2 upper lots proposed to be subject to the CCRs for the Oaks at 
Deer Valley, or equivalent. 
 
t. No sound barrier walls or structures along US 40 within or related to the MPD.  
 

2. The Park City Heights MPD is subject to the Park City Heights Annexation 
Agreement approved by the City Council on May 27, 2010. The Annexation Agreement 
sets forth terms and conditions of annexation, zoning, affordable housing, land use, 
density, transportation and traffic, phasing, trails, fire prevention, road and road design, 
utilities and water, fiscal impact analysis, snow removal, fees, and sustainable 
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development requirements for the 239 acre Park City Heights MPD. The MPD as 
conditioned is in compliance with the requirements of the Annexation Agreement.  
 
3. The Park City Heights Annexation Agreement includes a Water Agreement as an 
integral component. The Water Agreement sets forth terms and conditions related to 
water facilities, restrictions regarding water, and phasing of development as it relates to 
completion of water infrastructure. The MPD as conditioned is in compliance with the 
Water Agreement.  
 
4. On June 17, 2010, the applicants submitted a pre-MPD application based on the 
annexation approval and agreement. The Planning Commission reviewed the pre-MPD 
application at two (2) meetings (July 14 and August 11, 2010) and found the application 
to be in initial compliance with applicable elements of the Park City General Plan.  
 
5. On June 30, 2010, the applicants submitted a complete MPD application. 
 
6. The property was posted and notice was mailed to property owners within 300 feet. 
Legal notice was also published in the Park Record as required by the Land 
Management Code. 
 
7. Public hearings on the MPD were held on October 13th, November 10th, and 
December 8th, 2010 and on February 9th, February 23rd, March 9th and March 23rd, 
2011 and on April 27, 2011.  
 
8. The property is located within the Community Transition (CT) zone. The MPD is in 
compliance with all applicable requirements of the CT zone, including density, uses, 
building setbacks, building height, parking, open space, affordable housing, and 
sustainable development requirements.  
 
9. Access to the site is from Richardson Flat Road, a public road previously known as 
Old Dump Road. No access is proposed to the currently unimproved US 40 frontage 
road (UDOT) along the east property line. No roads are provided through the Park City 
Heights MPD to the Oaks, Royal Oaks, or any other neighborhood within the 
Deer Valley MPD, consistent with the Annexation Agreement. A new access easement 
has been requested by the Fire District to provide a possible future link for the Parcel to 
the south to be determined at the time of the Final plat for Phase 2. Only if the parcel is 
annexed will the easement be granted.  This will enable the Parcel to the south to have 
two (2) ingress/egress points from Richardson Flat Road, in the event the parcel is 
aAnnexed to Park City in the future. 
 
10. Utilities are available in the area, however extension of utilities or utility upgrades to 
the development site are required. A final utility plan will be submitted with the final 
subdivision plats to be reviewed by the Interdepartmental and Utility Service providers 
Development Review Team. City Staff will provide utility coordination meetings to 
ensure that utilities are provided in the most efficient, logical manner and that comply 
with best practices, including consideration of aesthetics in the location of above ground 
utility boxes. Location of utility boxes shall be shown on the final utility plans. The MPD 
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phasing plan shall be consistent with conditions of the Annexation Agreement related to 
provision of public services and facilities.  
 
11. The MPD includes 1) a paved connector trail on the south side of and separated 
from Richardson Flat Road, from the project to the Rail Trail, 2) a paved connector trail 
on the north side of and separated from Richardson Flat Road, from the SR 248 
underpass to the Rail Trail, 3) a trail connection from trails within the project to the 
south property boundary line, 4) a trail easement along the north side of and separated 
from Richardson Flat Road from the Rail Trail to the east property boundary line, and 5) 
several miles of paved and soft surfaced trails throughout the development. All trails will 
be constructed by the developer consistent with the Park City Trails Master Plan.  
 
12. The MPD includes a dedicated neighborhood public park to be constructed by the 
developer according to the City’s parks plan, and as further directed by the City Council. 
Bathrooms are provided at the clubhouse with exterior access for the park users.  
 
13. Parking within the MPD is proposed at two spaces per unit within private garages. 
Additional surface parking is provided for guests, the community gardens/park area, and 
the neighborhood clubhouse/meeting area. The streets have been designed to allow for 
parking on one-side per the City Engineer. Final street design will be determined at the 
time of the final plat and additional off-street guest parking areas will be incorporated 
into the design. 
 
14. The proposed MPD density of 1 unit per acre complies with the density allowed by 
the CT zone. (239 units on 239 acres) The net density is 0.82 units per acre (195 units 
on 239 acres), excluding the 44 required deed restricted housing units. The density is 
consistent with the Annexation Agreement. If the additional 35 deed restricted 
affordable units are included in this analysis the net density is 0.67 units per acre (160 
units on 239 acres).  
 
15. The LMC requires a Sensitive Lands Analysis for all Master Planned Development 
applications. The MPD application included a Sensitive Lands Analysis.  
 
16. A portion of property is located within the designated SR 248 Entry Corridor. This 
area is identified in the MPD as open space and all required entry corridor setbacks of 
200’ are complied with.  
 
17. The property contains SLO designated steep slopes, ridgelines and wetland areas. 
These areas are identified in the MPD as open space areas and all required wetland 
and stream setbacks are complied with.  
 
18. A wildlife study was conducted and a report (December 2010) was prepared by 
Logan Simpson Design, Inc. A revised report was prepared on March 17, 2011. The 
wildlife study addresses requirements of the Land Management Code and provides 
recommendation for mitigation of impacts on wildlife. An updated report was submitted 
by Logan Simpson Design, Inc on July 7, 2011. The purpose of the updated report was 
to provide additional recommendations on mitigating impacts of the development on the 
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wildlife in the area; to validate the observations of the earlier biological reports; to further 
study and identify wildlife movement corridors, evidence of species of high public 
interest such as Elk, Moose, Deer, and other small mammals; locations of dens or 
nesting sites; and to identify any areas of high native species diversity.  
 
19. The site plan complies with the minimum MPD required 25’ setback around the 
perimeter of the property. Setbacks range from 25’ to 690’ (greater to the south property 
line).  
 
20. The locations of the proposed units are consistent with the MPD site planning and 
Sensitive Lands Overlay criteria. 
 
21. The property is visible from the designated LMC Vantage point along State Road 
248 and a visual analysis was conducted by the applicant from this Vantage point. 
Additional visual analysis was provided from the intersection of Richardson Flat Road 
and SR 248. Units along the western perimeter are most visible along the minor ridge 
from SR 248. Any units that are over the 28’ height limit as measured in the zone will be 
required to obtain an Administrative Conditional Use Permit. 
 
22. Structures containing more than four units and future non-residential structures on 
Parcels I and J will be more visible due to the location along Richardson Flat Road and 
the potential massing. Additional review through the conditional use process is 
warranted for these parcels and uses.  
 
23. Design Guidelines for the Park City Heights MPD address site planning, setbacks, 
house sizes, architecture and design, sustainability and best practices, landscaping and 
water conservation, and other requirements of the Annexation Agreement. 
 
24. A comprehensive traffic study and analysis of the Property and surrounding 
properties, including existing and future traffic and circulation conditions was performed 
by the Applicant’s traffic consultant, Hales Engineering, dated June 7, 2007, on file at 
the Park City Planning Department. An updated traffic volume and trip generation report 
was provided by Hales Engineering on September 27, 2010. An additional traffic update 
was provided in 2008 by InterPlan Co at the request of the City Transportation 
Department. The Hales Engineering study was utilized during the annexation process in 
the determination of density and requirements for traffic and transportation related 
impact mitigations. The City’s Transportation Department is preparingprepared  a Short 
Range Transit Development Plan to studying demand for transit, routes, efficiency of 
the transit system, etc. to be completed in ?July of 2011. This Transit Plan will 
addresses the timeline for bus service in the Quinn’s Junction area. The City’s 
Transportation Master Plan update will include the projected traffic from Park City 
Heights MPD in the recommendations for transportation improvements within the City.  
 
25. Construction traffic is required to be addressed in the Construction Mitigation Plan.  
 
26. A Geotechnical Study for the Park City Heights Development was provided by 
Gordon, Spilker Huber Geotechnical Consultants, Inc. (June 9, 2006). Expansive clay 
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soils were encountered across the site in the upper two and one-half to nine and one-
half feet. Shallow bedrock was found within portions of the site. Special construction 
methods, removal of these unsuitable soils, and other mitigations are spelled out in the 
Study.  Further soils investigation work was conducted and a Site Characterization 
Report was prepared by IHI Environmental (May 6, 2013)  to identify and locate historic 
mine soils and to draft a remediation plan to submit to the State Department of 
Environmental Quality as part of the Voluntary Cleanup Program. 
 
27. A Fire Protection Report (March 2011) identifies potential Wildland urban interface 
areas within the MPD. Prior to issuance of building permits the Building Department will 
review individual building fire protection plans for compliance with recommendations of 
the Fire Protection Report and applicable building and fire codes. The fire protection 
component of the plan shall ensure that Park City’s ISO rating is not negatively affected 
by development of the site.  
 
28. Affordable housing obligations of the MPD are consistent with the affordable 
housing described by the Park City Heights Annexation Agreement, Housing Resolution 
17-99 and as required by the CT zone. The MPD provides up to an additional 35 deed 
restricted housing units over the 28 deed restricted townhouse units (44.78 affordable 
unit equivalents (AUE) required by the IHC MPD and the 16 deed restricted units (32 
AUE) required by the CT zone for the 160 market rate units). These affordable units are 
configured as a mix of single-family detached, duplexes, cottage units, and attached 
townhouse units. The additional 35 non-required deed restricted affordable units are 
proposed to be a mix of unit typesconfigured as the small lot Park homes as part of this 
MPD consistent with the needs described in Housing Market Assessment for Park City, 
dated September 2010. All units are proposed as for sale units. As part of the mix of 
unit types, rental housing will be considered consistent with the needs described in the 
September 2010 Housing Market Assessment. Defining the configuration of units to be 
as follows: 
a. 35 Deed restricted units will be configured as Ssmall Lot lot Single Family Detached 
Park Homes. 
b. 28 Deed restricted townhouse units will be configured as attached Four-plex Park 
Homes.  
c. 16 Deed restricted units will be configured as Single Family Detached Cottage 
Homes dispersed throughout the development. 
 
29. No building height exceptions have been requested and all buildings will comply 
with the height limitations of the CT zone.  
 
30. Lots have been positioned to minimize visual impacts on adjacent structures. 
Potential problems on neighboring properties caused by shadows, loss of solar access, 
and loss of air circulation, have been mitigated to the extent possible as further 
described in the Park City Heights Design Guidelines. 
 
31. Utilities must be extended to the site to sustain the anticipated uses. Thirty (30’) foot 
wide non-exclusive utility easements are generally necessary for long term maintenance 
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and shall be dedicated on the final subdivision plats. Off-site improvements are 
necessary to serve the site with utilities.  
 
32. Off-site trail and intersection improvements may create traffic delays and potential 
detours, short term access and private driveway blockage, increased transit time, 
parking inconveniences, and other impacts on the adjacent neighborhoods and to the 
community in general. Construction Mitigation Plans are required and shall be required 
to include mitigation for these issues. 
 
33. A Construction Mitigation Plan (CMP) is necessary to identify impacts and propose 
reasonable mitigation of these impacts on the site, neighborhood, and community due 
to construction of this project. The CMP shall include information about specific 
construction phasing, traffic, parking, service and delivery, stock-piling of materials and 
staging of work, work hours, noise control, temporary lighting, trash management and 
recycling, mud and dust control, construction signs, temporary road and/or trail 
closures, limits of disturbance fencing, protection of existing vegetation, erosion control 
and storm water management.  
 
34. Final road designs will be provided to the Planning Commission for review with the 
final subdivision plats. To minimize visual impacts and to minimize disturbance of 
existing vegetation due to large areas of cut and fill slopes, low retaining structures (in 
steps of 4’ to 6’) are recommended. These low retaining structures may be stepped to 
minimize their height. Design of these retaining structures is included in the PC Heights 
Design Guidelines to ensure consistency of design, materials, and colors throughout the 
development.  
 
35. A storm water run-off and drainage plan is necessary to ensure compliance with 
Park City’s Storm Water Management policies and plans and storm water Best 
Management Practices for storm water during construction and post construction with 
special considerations to protect the wetlands delineated on and adjacent to the site.  
 
36. A financial guarantee for all landscaping and public improvements is necessary to 
ensure completion of these improvements and to protect the public from liability and 
physical harm if these improvements are not completed by the developer or owner in a 
timely manner. This financial guarantee is required prior to building permit issuance.  
 
37. Parcels I and J were are identified on the original preliminary subdivision plat as 
potential future support commercial and/or child care center or similar uses pad sites. 
These parcels are currently used as a temporary, dirt parking lot. Construction of a 
daycare center is not the responsibility of the applicant/developer of Park City Heights. 
The required repository does not leave sufficient room for these parcels as support 
commercial and/or child care center as well as the proposed 35 attainable small lot Park 
Homes and they have been deleted as future support commercial and/or daycare center 
development sites. These parcels are the location of the Small Lot Park Homes. 
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38. A master sign plan is required for Planning Department review and approval and all 
individual signs, including subdivision identification signs, require a sign permit prior to 
installation.  
 
39. Sound mitigation may be desired by owners of units along US 40. Conditions of 
approval prohibit sound barrier walls within the MPD. However, other sound mitigation 
measures may be accomplished with landscaping, berming, smart housing design and 
insulation, and sound barriers constructed as part of the dwelling units.   
 
40. Section 15-6-4 (G) of the LMC states that once the Planning Commission has 
approved an MPD, the approval shall be put in the form of a Development Agreement.  
 
41. The applicant stipulates to the conditions of approval.  
 
42. The discussion in the Analysis sections of this report and the Analysis sections of 
the March 23, 2011 Planning Commission Staff Report (Exhibit A) are incorporated 
herein.  
 
43. The applicants have met with Rocky Mountain Power and have increased the Rocky 
Mountain Power line setbacks as required by this Utility.  
 
44. The site plan for the proposed MPD has been designed to minimize the visual 
impacts of the development from the SR 248 Entry Corridor and has preserved, through 
open space, the natural views of the mountains, hillsides and natural vegetation 
consistent with Park City’s “resort character”.  
 
45. The 171.5 acres of open space adjacent the development, the trail connections and 
improvements, and proposed neighborhood public park, as conditioned, will provide 
additional recreational opportunities to the Park City community and its visitors, which 
strengthens and enhances the resort character of Park City.  
 
46. The opportunities for mixed affordable housing types, including rental units, within 
the development will strengthen the resort economy by providing attainable housing 
options in a sustainable and energy efficient community for workers in Park City’s 
tourism/resort based industries.  
 
47. Surrounding uses include open space, Highway 248, US 40, the Rail Trail, the 
Municipal Water Treatment Plant, Quinn’s recreation complex (fields and ice rink), and 
the IHC medical center and offices.  
 
48. The MPD provides direct connection to and critical improvements of the Rail Trail 
and provides alternative transportation opportunities for recreation and commuting, such 
as biking, walking, in-line skating, and cross country skiing to Park City’s business 
district at Prospector Square (within 2 miles) and to the IHC medical complex.  
 
49. The MPD provides for remediation of historic mine soils for the good of the greater 
Park City community. 
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Conclusions of Law 
1. The amended MPD, as conditioned, complies with all requirements outlined in the 
applicable sections of the Land Management Code, specifically Chapter 6- Master 
Planned Developments Section 15-6-5 as stated in Exhibit A, March 23, 2011 Planning 
Commission Staff Report. 
 
2. The amended MPD, as conditioned, is compatible with surrounding structures in use, 
scale, mass, and circulation. 
 
3. The amended MPD, as conditioned, is consistent with the Park City General Plan. 
 
4. The amended MPD, as conditioned, is consistent with the Park City Heights 
Annexation Agreement in terms of uses, density, housing types, site plan, affordable 
housing, open space, trail connections, road and intersection improvements, 
interconnectivity within the neighborhood, and provided neighborhood amenities. 
 
5. The amended MPD, as conditioned, strengthens and enhances the resort character 
of Park City by providing a residential neighborhood of mixed housing types and prices 
connected by trails to parks, schools, recreation facilities, employment centers, medical 
facilities, and commercial areas and that is buffered by larger interconnected areas of 
open space that preserve entry corridor views of the resort areas and provide wildlife 
movement corridors. 
 
6. The amended MPD, as conditioned, is Compatible in use, scale and mass with 
adjacent properties, and promotes neighborhood Compatibility. 
 
7. The amended MPD provides amenities to the community so that there is no net loss 
of community amenities in that trail improvements, parkland, affordable housing, 
potential for neighborhood support daycare/commercial are provided, and remediation 
of historic mine soils on the site will be undertaken at a benefit to the community at 
large. 
 
8. The amended MPD is consistent with the employee Affordable Housing requirements 
as adopted by the City Council at the time the Application was filed. Additional 
affordable house, above that required is provided within the neighborhood. 
 
9. The amended MPD has been designed to place Development on the most 
Developable Land and preserves significant features and vegetation to the extent 
possible. Seventy percent of the property remains in open space, with much of the 
undeveloped land containing significant vegetation and characterized by steeper slopes, 
visible hillsides, and sensitive ridgeline areas. 
 
10. The amended MPD promotes the Use of non-vehicular forms of transportation 
through the pedestrian friendly site design and by providing trail connections, sidewalks, 
access to the Rail Trail, and easy access to parks and open space areas. 
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11. The MPD and MPD amendments have has been noticed and public hearings held in 
accordance with the LMC. 
 
 
Conditions of Approval 
1. All standard project conditions shall apply (Attached).  
 
2. A final subdivision plat for each phase, or sub phase, of development shall be 
submitted for review by the Planning Commission and City Council and shall be 
recorded prior to issuance of building permits for individual units within that plat. The 
plats shall be consistent with the LMC, preliminary plat and the PC Heights site plan and 
documents reviewed and approved by the Planning Commission during the MPD 
approval. Final street design, including final cut and fill calculations and limit of 
disturbance areas, shall be submitted with all final subdivision plats to be reviewed and 
approved by the Planning Commission during final subdivision review. Off-street guest 
parking areas shall be identified on the final plats.  
 
3. A limit of disturbance area (LOD), maximum building footprint and/or house size 
limitation and a setback requirement table for the lots shall be included on the final plats 
consistent with the Park City Heights Design Guidelines.  
 
4. A note shall be added to the final plats stating that a landscape plan shall be 
submitted for City review and approval for each lot, prior to building permit issuance for 
that lot.  
 
5. A note shall be added to the final plats stating that all units (including all deed 

restricted units)  shall be constructed to, National Association of Home Builders 
National Green Building Standards Silver Certification (or other equivalent Green 
Building certification approved by the Planning Director) OR reach LEED for 
Homes Silver Rating (minimum 60 points). Green Building Certification or LEED 
rating criteria to be used shall be those applicable at the time of the building 
permit submittal.  

 
 In addition to meeting Green Building or LEED for Homes checklists and in order 

to achieve water conservation goals, each house must either: 1) achieve at a 
minimum, the Silver performance Level points within Chapter 8, Water Efficiency, 
of the National Association of Home Builders National Green Building Standards; 
OR 2) achieve a minimum combined 10 points within the 1) Sustainable Sites 
(SS2) Landscaping and 2) Water Efficiency (WE) categories of the LEED for 
Homes Checklist. Points achieved in these resource conservation categories will 
count towards the overall score.   

 
 Third party inspection will be provided. An industry standard Third Party inspector 

shall be mutually agreed upon by the Chief Building Official and the applicant 
prior to building permit issuance.  
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shall be constructed to LEED for Homes Silver rating, as stated in the Annexation 
Agreement, with each unit also achieving a minimum combined 10 points for water 
efficiency/conservation. Third party inspection will be provided to confirm compliance 
with the standards. An industry standard Third Party inspector shall be mutually agreed 
upon by the Chief Building Official and the applicant prior to building permit issuance. 
 
6. A final landscaping and irrigation plan for common areas shall be submitted with the 
final plats for each phase. Entry and perimeter landscaping shall be completed within 
six (6) months of issuance of the first building permit, weather and ground conditions 
permitting. Other Project landscaping, shall be completed within nine (9) months of 
issuance of 50% of building permits or within six (6) months of any individual Certificate 
of Occupancy. Landscaping materials and irrigation shall comply with the requirements 
of the Annexation Agreement, including the Water Agreement, and the Park City 
Heights Design Guidelines.  
 
7. All exterior building materials, colors and final design details must comply with the 
approved Park City Heights Design Guidelines and shall be approved by staff prior to 
building permit issuance.  
 
8. All exterior lighting, including any street and/or path lighting shall designed to limit the 
trespass of light into the night sky as much as possible and shall conform to the LMC 
Sections 15-5-5-(I) and 15-3-3(c) and the Park City Heights Design Guidelines.  
 
9. All exterior lighting, with the exception of bollard lighting at the park shall be privately 
maintained.  
 
10. A Construction Mitigation Plan (CMP) shall be submitted and approved by the City 
for compliance with the Municipal Code, as a condition precedent to issuance of any 
grading or building permits. The CMP shall address construction phasing, staging, 
storage of materials, circulation and traffic, parking, service and delivery, re-vegetation 
of disturbed areas, temporary signs and construction lighting, hours of operation, dust 
and mud control, storm water management, and other items as may be required by the 
Building Department. The immediate neighborhood and community at large shall be 
provided notice at least 24 hours in advance of construction work impacting private 
driveways, street closures, and interruption of utility service. The CMP shall include a 
site and landscape plan for the sales office building (either within the clubhouse or 
within a finished unit) to address landscaping, lighting, and parking for the sales office. 
Construction Mitigation Plans shall provide mitigation measures for traffic delays and 
potential detours, short term access and private driveway blockage, increased transit 
time, parking inconveniences, and other impacts on the adjacent neighborhoods and to 
the community in general.  
 
11. The CMP shall address disposal and treatment of all excavated materials. The 
capping of exposed soils within the City’s Soils Ordinance Boundary is subject to all 
applicable regulations and requirements of the Park City Soils Ordinance Title 11, 
Chapter 15- Park City Landscaping and Maintenance of Soil Cover. A detailed Limit of 
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Disturbance (LOD) plan shall be submitted as part of the CMP. The Limits of 
Disturbance for the entire site shall minimized to the greatest extent possible, using best 
construction practices, and shall include the use of additional low retaining walls and 
steeper slopes to prevent un-necessary disturbance of native vegetation. 
 
12. A construction recycling area and an excavation materials storage area shall be 
provided within the development to reduce the number of construction trips to and from 
the development. This condition applies at a minimum to the first two phases of 
development and may be waived for subsequent phases of development upon request 
by the applicant and upon review by the Planning, Building, and Engineering 
Departments.  
 
13. A storm water run-off and drainage plan shall be submitted with the building plans 
and approved prior to issuance of any building permits. The plan shall follow Park City’s 
Storm Water Management Plan and the project shall implement storm water Best 
Management Practices. Post development drainage shall not exceed pre-development 
drainage conditions and special consideration shall be made to protect the wetlands 
delineated on and adjacent to the site. 
 
14. Maintenance of sidewalks (including, without limitation, snow removal), trails, 
lighting, and landscaping within the rights-of-way and common areas, with the exception 
of the Public Park and public trails, shall be provided by the HOA, unless otherwise 
agreed upon by the City Council. Language regarding ownership and maintenance of 
the open space and common areas shall be included on the final subdivision plats.  
 
15. A financial guarantee, in a form and amount acceptable to the City and in 
conformance with the LMC Subdivision Regulations, for the value of all public 
improvements, pedestrian amenities and trails, sidewalks, bus stop amenities, 
landscaping (including landscaping to re-vegetate and re-landscape areas disturbed by 
construction related to the MPD) to be completed according to the final approved plans 
shall be provided to the City prior to building permit issuance for new construction within 
each phase of construction. All public improvements shall be completed according to 
City standards and accepted by the City Council prior to release of this guarantee.  
 
16. Final utility plans, consistent with preliminary utility plans reviewed by the Planning 
Commission during the MPD review, shall be submitted with the final subdivision plats. 
Utility plans shall be reviewed by the Interdepartmental staff members and the utility 
service providers as the Development Review Team. Utilities for the MPD shall be place 
underground.  
 
17. The City Engineer shall review and approve all associated utility and public 
improvements plans (including streets and sidewalks, grading, drainage, trails, public 
necessity signs, street signs and lighting, and other required items) for compliance with 
the LMC and City standards as a condition precedent to final subdivision plat 
recordation. This shall include phasing plans for street construction to ensure adequate 
fire turn-around that minimize disturbance of native vegetation. Due to expansive soils 
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in the area, grading and drainage plans shall include a comprehensive lot drainage plan 
for the entire phase of each final subdivision plat.  
 
18. Above ground utility boxes must be shown on the final utility plans. The location of 
these boxes shall comply with best practices for the location of above ground utility 
boxes. These boxes shall be located in the most efficient, logical, and aesthetic 
locations, preferably underground. If located above ground the boxes shall be screened 
to minimize visual impacts and locations shall be approved by the City Engineer.  
 
19. The Snyderville Basin Water Reclamation District’s review and approval of the utility 
plans and final subdivision plats, for conformance with the District’s standards for 
review, is a condition precedent to plat recordation and building permit issuance.  
 
20. All construction, including grading and trails, within the Park City Soils Ordinance 
area shall comply with restrictions and requirements of the Park City Soils Ordinance 
(Municipal Code Title 11, Chapter 15).  
 
21. Trail improvements necessary to connect the Rail Trail to the Hwy 248 tunnel trail 
on the north side of Richardson Flat Road, as well as the trail connection from the Rail 
Trail to the public park on the south side of Richardson Flat Road, will likely impact the 
wetlands in this area. Precedent to issuance of a building permit for these trails a 
wetlands impacts and enhancements plan shall be reviewed by the Planning Staff. All 
required wetlands permits shall be obtained from the required agencies.  
 
22. Mitigation for the disturbance of any wetland areas shall be identified on the trail 
construction plan and shall include enhancements of wetlands as an amenity feature for 
users of the trail system.  
 
23. Enhancements to wetland areas and other disturbed areas within the MPD could 
include but are not limited to educational signs, such as identification of plants and 
animals, ecological processes, wetlands ecology, and insights into seasonal changes to 
the landscape; plantings that encourage and/or provide food sources for wildlife; 
additional on-site water sources; clean up of degraded areas; and new nesting 
habitat/bird and small mammal boxes.  
 
24. Lots 89 and 90 of the amended preliminary subdivision plat have beenshall be 
shifted to match the trail phasing plan to locate the trail connection on the open space.  
 
25. All construction, including streets, utilities, and structures shall comply with 
recommendations of the June 9, 2006, Geotechnical Study for the Park City Heights 
Development provided by Gordon, Spilker Huber Geotechnical Consultants, Inc. Special 
construction methods, removal of unsuitable soils, and other mitigation measures are 
recommended in the Study. Additional soils studies and geotechnical reports may be 
required by the Building Department prior to issuance of building permits for streets, 
utility installation, and structures.  
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26. A detailed review against the Uniform Building and Fire Codes in use at the time of 
building permit submittal is a condition precedent to issuance of full building permit.  
 
27. Fire protection and emergency access plans shall be submitted prior to the issuance 
of any building permits and shall be consistent with applicable building and fire codes 
and shall take into consideration the recommendations of the Fire Protection Report 
(March 2011). The fire protection plans shall include any required fire sprinkler systems 
and landscaping restrictions within the Wildland interface zones. The plans shall ensure 
that Park City’s ISO rating is not negatively affected by the development.  
 
28. A limit of disturbance area shall be identified during the building permit review and 
construction fencing will be required to mitigate construction impacts. Silt fencing is 
required during construction in areas where run-off and construction may impact 
adjacent wetlands, water ways, and undisturbed areas as determined by the Building 
Department.  
 
29. Trail easements for all proposed trails in the MPD shall be platted on the final 
recorded subdivision plats. All trails shall be constructed consistent with the Park City 
Trails Master Plan and the Snyderville Basin Trails Master Plan. Connections to 
undeveloped property to the south providing future connections to the Wasatch 
County shall be consistent with the Wasatch County Trails Plan.  
 
30. Construction of the public park, trails within the first phase, trail connections to the 
Rail Trail on both the north and south sides of Richardson Flat road, as described in the 
findings, and other neighborhood amenities associated with the first phase, shall 
commence upon issuance of the 40th building permit for Phase I (as described in the 
Annexation Agreement) and shall be complete within 9 months from commencement of 
construction, unless otherwise directed by City Council. In subsequent phases, trails, 
amenities, and other improvements shall be completed prior to issuance of 50% of the 
certificates of occupancy for the units within that phase, or as otherwise stated in the 
Development Agreement.  
 
31. The neighborhood public park shall be developed in accordance with standards set 
forth and required by the City Council, Recreation Advisory Board and city standards. A 
minimum area of 100 by 80 yards shall be initially free from fixed improvements until 
final field design is approved or further conditioned at subdivision approval. The park will 
include bathrooms in the club house with exterior access for park users. 
 
32. An Affordable Housing Plan, consistent with the Park City Heights Annexation 
Agreement and as required by LMC Section 15-6-5 (J), shall be reviewed by the 
Planning Commission and a recommendation shall be forwarded to the Park City 
Housing Authority. The Park City Housing Authority shall approve the final Park City 
Heights Affordable Housing Plan prior to issuance of any building permits for units 
within the MPD.  
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33. As a condition precedent to receiving a certificate of occupancy for any market rate 
unit the City shall be provided with proof of compliance with the approved Affordable 
Housing Plan.  
 
34. A master sign plan for the neighborhood shall be submitted, reviewed for 
compliance with the Park City Sign Code, and approved by the City, as a condition 
precedent to issuance of any individual sign permits.  
 
35. No sound barrier walls or structures along Hwy 40 are permitted within the MPD. To 
the extent sound mitigation measures are utilized within the MPD, such measures shall 
be limited to landscaping and berms, energy efficient housing design and insulation, 
and sound mitigation constructed as part of the design of the dwelling units and shall be 
reviewed by the Planning Department for compliance with the Design Guidelines.  
 
36. Approval of this Master Planned Development is subject to LMC Chapter 6- Master 
Planned Developments and shall expire two  years from the date of execution of the 
Development Agreement on October 26, 2014, unless Construction, as defined by the 
Uniform Building Code, has commenced on the project.  
 
37. Pursuant to Section 15-6-4 (G) of the LMC, once the Planning Commission has 
approved an MPD, the approval shall be put in the form of a Development Agreement. 
The Development Agreement must be ratified by the Planning Commission within 6 
months of this approval. The Development Agreement shall be signed by the Mayor on 
behalf of the City Council and recorded with the Summit County Recorder.  
 
38. The Park City Soils Boundary shall be identified on the final plats (if applicable).  
 
39. Timing of completion of all required items and public benefits shall be further 
described and stated in the Development Agreement.  
 
40. No through roads may be provided through the Park City Heights MPD to the Deer 
Valley MPD subdivisions.  
 
41. A re-vegetation plan for all disturbed areas (existing and newly disturbed) that are 
not landscaped with finished landscaping Parcels I and J and the open space parcel at 
the northeast corner of the development area of Phase I shall be submitted with the final 
road and utility plans for each phase. Re-vegetation of all disturbed areas within Phase 
One, that are not planned to be landscaped with finished landscaping, such as road and 
utility installation, soil remediation, other existing disturbed areas,  of these parcels shall 
be completed prior to issuance of the 28th certificate of occupancy for the Park City 
Heights MPD. If this area is used as a construction staging, construction recycling area, 
and excavated materials storage area, a new construction staging area will need to be 
approved by the Planning Department for the remainder of Phase I and for subsequent 
phases and shall be re-vegetated in a like manner with the issuance of certificates of 
occupancy for the final units in the respective phase.  
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42. Noxious weeds shall be managed per the Summit County noxious weeds 
ordinances during construction and in perpetuity by including regulations in the CMP, 
Design Guidelines, and CCRs.  
 
43. One additional site visit is was required by certified biologists during May or June 
2011 to: a) validate the observations of the preliminary biological report and, b) to 
further study and identify wildlife movement corridors, evidence of species of high public 
interest (Elk, Moose, Deer, and other small mammals), locations of den or nesting sites, 
and any areas of high native species diversity. The report, provided to the Planning 
Department by Logan Simpson Design Inc. on July 7, 2011, included additional 
recommendations on mitigating impacts of the development on wildlife and wildlife 
corridors. The report shall was be provided to the Planning Department on July 7, 2011.  
prior to issuance of any grading or building permits.  
 
44. Clearing and grubbing of vegetation and soils shall be minimized from April through 
July to avoid disturbance of nesting birds, unless a detailed search for active nests is 
conducted and submitted to the Planning Director for review by a certified wildlife 
biologist and any active nests are protected during construction.   
 
45. As a condition precedent to building permit issuance for any structure containing 
more than 4 units, and for any non-residential structure proposed to be constructed on 
Parcels I and J of the preliminary subdivision plat, a conditional use permit shall be 
approved by the Planning Commission. Condition of approval stricken with the 
amendment as Parcels I and J are eliminated.Left blank intentionally. 
 
46. Due to the visual exposure of these lots on the minor ridge, as a condition precedent 
to building permit issuance for construction of a house on the western perimeter lots, 
namely Lots 23, 24, 30, 31, 66, 67, 76 and 77 of the preliminary subdivision plat 
prepared by Ensign and dated 1/17/11, a conditional use permit shall be obtained if 
proposed building heights are greater than 28 feet. Lots 23, 24, 30, 31, 66 and 67 have 
been moved down the hill farther away from the minor ridge as much as possible and 
the concern for visual exposure is lessened with the revised plan. Lots 76 and 77 
remain the same.  
 
47. The applicants shall approach the adjacent property owner to the west to explore a 
mutually agreeable plan for incorporating the parcel into the Park City MPD and 
transferring density to the Park City Heights neighborhood in exchange for open space 
designation of this highly sensitive and visible parcel of land and the potential to 
relocate the upper western cul-de-sac to a less visible location.  
 
48. All work within the Rail Trail ROW requires review by and permits issued by the 
Utah State Parks/Mountain Trails Foundation, in addition to the City. The Rail Trail shall 
remain open to pedestrians during construction to the extent possible.  
 
49. High energy use amenities, such as snow melt systems, heated driveways, exterior 
heated pools and fireplaces, shall require energy off-sets and/or require the power to be 
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from alternative energy sources, as described in the Park City Heights Design 
Guidelines.  
 
50. All conditions, requirements, and stipulations of the Park City Heights Annexation 
Agreement and Water Agreement continue to apply to this MPD.  
 
51. The final MPD phasing plan shall be consistent with conditions of the Water 
Agreement as to provision of public services and facilities.  
 
52. All transportation mitigation requirements, as stated in the Annexation Agreement, 
continue to apply to this MPD.  
 
53. The Applicant must meet all applicable bonding requirements.  
 
54. Bus shelters on both the north and south sides of Richardson Flat Road shall be 
constructed within 60 days of issuance of the 40th certificate of occupancy. The shelter 
design and location shall be approved by the City Planning, Engineering, Building, and 
Transportation Departments and shall include a sign with the phone number of the Park 
City Bus service dial-a-ride. Information regarding the dial-a-ride service shall be posted 
within the shelters.  
 
55. Sheet c4.0 (LOD Erosion Control Plan) shall be amended as follows: Note 1 shall 
read that the LOD for roadways is not to extend beyond 3’ from the cut/fill limits as 
shown on the plan. Note 2: A 4 to 6 foot engineered wall shall be used in areas outside 
the limits of future home and driveway construction and where proposed cut/fill is in 
excess of 10’ vertical as measured from the top back of curb to cut/fill catch point. Note 
3: Proposed retaining walls shall not exceed 6 feet where they are necessary. A system 
of 4’ to 6’ walls with no individual wall exceeding 6’, (i.e. tiered walls) may be used. The 
walls shall be separated by a 3’ landscaped area from top back of lower wall to toe of 
upper wall. Note 4: Exceptions to these standards may be granted by the Planning 
Commission at the time of final subdivision plat review as necessary to minimize overall 
total disturbance.  
 
56. House size limitations for all lots within the MPD shall be identified in the Design 
Guidelines subject to further appropriate reduction if found necessary during the final 
subdivision plat process, taking into consideration the size of the lots, visibility of the lots 
from the LMC Vantage Points, solar access of adjacent lots, onsite snow storage, and 
ability to achieve LEED for Homes Silver rating to meet the applicable standards of LMC 
15-7.3-3.  
 
Nothing herein shall preclude the applicant from proposing alternative methods of 
mitigation. Specifically, and without limitation, the Design Guidelines shall provide that 
house sizes of the Homestead lots shall be no greater than the following: (as delineated 
below by lot numbers per the preliminary plat prepared by Ensign and dated 1/17/11) 
 
Lots 58 thru 66- 4000 square feet 
Lots 130 thru 154- 4000 square feet 
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Lots 163 thru 164- 4000 square feet 
Lots 70 thru 72- 5000 square feet 
Lots 105 thru 129- 5000 square feet 
Lots 155 thru 156- 5000 square feet 
Lots 77 thru 98- 6000 square feet 
  
The Design Guidelines shall reflect a preference for smaller homes consistent with (a) 
“best practices” in sustainable design and development to address the materials and 
energy impacts of larger homes and (b) the historic pattern of residential development in 
Old Town. 
 
 57. The Park City Heights Design Guidelines were shall be approved by the Planning 
Commission prior to the submittal ratification of the Development Agreement to by the 
Planning Commission and shall be used to review all before any activity andor permits 
can be pulledfor compliance with the MPD. for the MPD. No pre-development work, 
including grading, clearing, etc. can occur prior to approval of the Design Guidelines by 
the Planning Commission.  
 
58. The Park City Heights Design Guidelines are an integral component of the Park City 
Heights MPD and substantive amendments to the Design Guidelines require Planning 
Commission approval. Minor amendments shall be reviewed by the Planning Director 
for consideration and approval.  
 
59. Adequate snow storage easements, as determined in consultation with the Park City 
Public Works, will be granted to accommodate for the on-site storage of snow. Snow 
storage shall not block internal pedestrian sidewalks and circulation trails. Removal of 
snow from the Park City Heights MPD is discouraged with the final decision to haul 
snow from this area to be made by the City’s Public Works Director. The soil repository 
shall not be utilized for snow storage. Stormwater detention areas to the west of the 
designed repository shall be allowed to be utilized for snow storage as well as 
stormwater. 
 
60. To further encourage non-vehicular transportation, trail maps will be posted in the 
clubhouse for the benefit of future residents. There will also be a ride-share board 
located within the clubhouse that residents may utilize in order to plan carpooling which 
will further limit trips from the development. The dial-a-ride phone number shall be 
posted at the ride-share board. The HOA shall post information and consider a bike-
share program.  
 
61. The Park City Heights Design Guidelines and CCRs shall include information 
related to the history of the site and Quinn’s Junction region. 
 
62. All transportation mitigation elements, as required by the Park City Heights 
Annexation Agreement (July 2, 2010) continue to apply to this MPD. The Applicants, as 
required by the Annexation Agreement, shall complete, with the first Phase (first 90 
UEs) of the MPD (as described in the Annexation Agreement), the SR248/Richardson 
Flat intersection improvements with all required deceleration and acceleration lanes; 
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and shall include the required infrastructure (fiber optic, control boxes, computer links, 
etc.) to synchronize this traffic signal with the UDOT coordinated signal system on SR 
248, within the Park City limits at the time of this MPD. At the time the traffic signal is 
installed, the Applicants shall request in writing that UDOT fully synchronize signals 
along SR 248, with supporting data as applicable. Required improvements to 
Richardson Flat Road, including 5’ wide bike lanes, as stated in the Annexation 
Agreement, shall be complete with the first Phase (first 90 UEs) of the MPD. The cost 
sharing methodology between the Applicants and any assigns, for these mitigation 
elements, shall be detailed in the Park City Heights Development Agreement. The 
Applicant shall provide an annual assessment of traffic counts and bus needs generated 
by the MPD for five (5) consecutive years following issuance of the first certificate of 
occupancy. The applicants shall participate with the City to conduct an annual 
assessment, which shall include peak period counts of both summer and winter traffic in 
the vicinity of the SR 248/Richardson Flat Road intersection, and submit such to UDOT. 
This information shall be coordinated with best available UDOT data and analysis. This 
assessment shall be incorporated into ongoing Park City Transportation Master Plan 
and the Park City Transit planning efforts with UDOT. This information shall be 
presented annually to the Planning Commission in conjunction with an update of the 
City Transportation Master Plan.  
 
63. A new access easement shall be provided on the Phase 2 Final plat to provide 
possible future access for the Parcel to the south with the exact location to be 
determined at the time of the Final Phase 2 plat with use to be restricted to properties 
that are within the Park City Municipal Boundary.  
 
64. Prior to commencing any work to remediate metals impacted soils, a copy of the 
Utah Department of Environmental Quality approved remediation plan, prepared as part 
of the Utah Voluntary Clean-Up Program (VCP), shall be provided to the City.    
 
65. The results and report of the soils investigation work prepared by IHI Environmental 
May 6, 2013) that identifies and locates historic mine soils, and the remediation plan 
submitted to and approved by the State Department of Environmental Quality as part of 
the Voluntary Cleanup Program, shall be provided to the Building Department prior to 
issuance of any building permits for development of streets, utilities, lots, trails, parks, 
and all construction that requires disturbance of soil.  
 
66. All required disclosure requirements shall be provided to prospective buyers and 
information regarding the soil repository shall be provided to home buyers and shall be 
posted on a community notice board in the clubhouse. 
 
Exhibits 
Exhibit A- October 9, 2013 Staff report and Exhibits (not attached- please see the 
packet from the October 9th meeting)  
Exhibit B- Revised preliminary plat (10/15/13)  
Exhibit C- Revised MPD Concept site plan (July 2013) 
Exhibit D- Spring Animal and Plant Survey for Park City Heights July 7, 2011 
Exhibit E- Design Guideline amendments 
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Appendix D  

Park City Heights 

Spring Animal and Plant Survey 

This appendix to the Biological Resources Overview for Park City Heights provides a report on a 
spring 2011 animal and plant survey of the Park City Heights property. The purpose of the 
survey was to obtain information to meet a condition for permitting set forth by the Park City 
Planning Commission. That condition (43) reads: 

One additional site visit is required by certified biologists during May or June 2011 to: a) 
validate the observations of the preliminary biological report and, b) to further study and 
identify wildlife movement corridors, evidence of species of high public interest (Elk, 
Moose, Deer, and other small mammals), location of den or nesting sites, and any area 
of high natural species diversity. The report shall include additional recommendations on 
mitigating impacts of the development on wildlife and wildlife corridors. The report shall 
be provided to the Planning Department and reviewed by the Planning Commission prior 
to issuance of any grading or building permits. 
 

Survey date and conditions 

A biological reconnaissance survey of the Park City Heights property was conducted on May 31 

and June 1-2, 2011, herein referred to as the spring survey. The spring survey was done by 
Logan Simpson Design (LSD) biologists Bruce Palmer and Gary Reese. Weather conditions 
during the survey were good to ideal for surveying, depending on the day and time. The only 
time it was less than ideal was when winds on the afternoon of June 1st limited the sightings of 
birds. However, repeat surveys were made of areas with excellent visibility and high bird 
diversity, thus the winds at that time did not compromise the overall survey. Temperatures 
during the day reached the low 60s degrees Fahrenheit, with mornings and evenings in the 40s 
and 50s. There was no precipitation during the period of the survey and no snow present within 
the property area. 

 
Validation of preliminary biological report observations 

The biological survey reviewed by the Planning Commission at their March 9, 2011 meeting was 
conducted between December 2010 and March 2010, herein referred to as winter survey. That 
survey characterized winter conditions and species observed on the Park City Heights property. 
The Planning Commission desired an additional survey timed in May to June to validate the 
winter survey observations and add any additional plant and animal species which were 
observed in the spring. 

The spring survey supports the observations previously made, with only a few minor 
modifications, as discussed below. The plant and animal species observed during the spring 
survey are given in the final section titled: Plant and animal species observed. 

Modification 1: The Mountain Big Sagebrush Shrubland habitat has an exotic grass dominating 
the understory. This degraded, semi-natural condition is consistent with winter characterization 
of the sagebrush habitat as co-dominated by an exotic grass, except that the grass first 
observed growing under eight inches of snow wasn’t the annual cheatgrass (Bromus tectorum), 
but rather the perennial Kentucky bluegrass (Poa pratensis). 
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Modification 2: A conspicuous mammal of the Silver Creek Riparian Habitat was muskrat, rather 
than beaver as was previously stated to be resident (and frequently cited as present by locals). 
For clarity, the Silver Creek Riparian Habitat discussed in this appendix includes the Quaking 
Aspen Shrubland and Sparsely Vegetated Wet Meadow habitats, which were separately 
discussed in the winter survey. 

No other modifications to the preliminary (winter) survey are needed. 
 
Study and identify wildlife movement corridors 

The convergence of numerous roads in the Park City Heights project area limits the movements 
of large mammals regardless of the proposed development. US 40 embankment south of the 
junction with State Route (SR) 248 is a major barrier to wildlife movements. The US 40 
underpasses at Silver Creek and Richardson Flat Road can facilitate some movement of deer to 
the east side of US 40. The roadway design was not optimized to facilitate movements, but it 
does allow potential escape routes for animals trapped in the area. In general, existing 
infrastructure around the Richardson Flat Road and SR 248 entry to Park City are significant 
barriers to large mammal movement throughout the area. 

Gambel Oak Shrubland is the preferred habitat used by mule deer and elk. The local mule deer 
population appears to utilize this habitat were it is primarily located on the upper mountain 
slopes. Generally, only incidental deer use occurs where the oak vegetation transitions to 
sagebrush dominated bottoms. The proposed development will remove a small percentage of 
the Gamble Oak Shrubland habitat at the transition to the sagebrush flats. Oak shrubland on the 
slopes remains as open space. Deer typically water at Silver Creek, traveling up and down the 
northwest slopes of the mountain where there is shrub cover. The proposed development will 
not affect deer access to Silver Creek.  

Portions of SR 248 has an eight-foot tall fence keeping large animals from entering the highway 
Based on UDOT roadkill wildlife data, low deer mortality has been reported for SR 248 east of 
the narrows, further indicating that the area around where Richardson Flats Road intersects SR 
248 is not used by mule deer as a movement corridor. 

The presence of elk only on the Park City Heights property would only be considered incidental. 
The only observed sign of prior use was on upper slopes of the adjacent mountain. Elk in urban 
areas present hazards to people, pets, and vehicles, and should not be encouraged in the 
immediate Park City area. Presently there is little elk movement through the Park City Heights 
property and little would be expected due to existing barriers to their movement. These barriers 
include the same hindrances to movement previously discussed for mule deer. 
 
Search for evidence of species of high public interest 

Planning Commission guidance specifically cited elk, moose, deer, and other small mammals as 
species of high public interest. No elk or moose were observed on the Park City Heights 
property during the spring survey, although elk scat was observed in the Gambel Oak 
Shrubland on steep slopes outside of the development area. Deer were seen daily in Gambel 
Oak Shrubland on the highest elevations of the mountain surround the Park City Heights 
property, but no deer were observed within the development zone. 

Small mammals which were observed or their signs detected are included in the section titled: 
Plant and animal species observed.  The species discussed include: red fox, pocket gopher, 
and yellow-bellied marmot. Uinta ground squirrels occurred outside the project area in the Silver 
Creek Riparian Habitat. 
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Locate dens, nesting sites, and any area of high natural species diversity 

An active den, presumably used by red fox, was observed in Mountain Sagebrush habitat within 
the proposed development area. Fox den sites are opportunistically selected, and potential den 
site locations are not considered to be habitat limited. The den was on level ground close to the 
base of the US 40 embankment; foxes with young were also observed moving among the 
residences bordering open space. A Brewer’s sparrow nest without eggs was also observed in 
sagebrush near the US 40 embankment. Brewer’s sparrow nesting can be expected later in 
June within the Mountain Sagebrush habitat type, which is the preferred nesting habitat for this 
species. Most of the habitat that would be removed as a result of the planned development is 
low habitat value sagebrush that has been degraded by off-road vehicle use, the persistent 
presence of traffic in the vicinity (US 40 and Richardson Flat Road), and the presence of 
invasive weeds. A large raptor nest was observed in a tall Douglas fir located on steep slopes 
outside of the development area. A red-tailed hawk circled overhead and might have been 
nesting there, although the inside of the nest could not be observed to determine if eggs or 
young were present.  
 
Additional recommendations on mitigating impacts of the development on wildlife and 
wildlife corridors 

The spring survey provides no additional evidence that additional mitigations are needed 
beyond those suggested in the previous report, which included: 

• Do not hinder access of wildlife to Silver Creek; 

• Do not encourage the presence of large wildlife within developed areas: 

• Allow for open space on the mountain slopes to provide for passage of wildlife around 
the development; 

• Avoid/mitigate impacts to wetlands; 

• Control the spread of noxious and invasive weeds from spreading into natural areas; 

• Minimize clearing and grubbing from April through July to avoid disturbance to nesting 
birds; 

• Bluebird boxes could be erected along the oak shrubland interface with development to 
augment nesting habitat; 

• Signs encouraging the appreciation of nature may be placed in association with the rail 
trail; 

• Unauthorized motorized travel into open space habitats would be restricted; and  

• No impacts to Silver Creek habitats would occur.   

 
Plant and animal species observed 

This section expands upon on intent of condition 43(a), which was to validate the observations 
of the preliminary biological report.  

The Mountain Big Sagebrush Shrubland habitat at the base of the mountain classifies as an 
Artemisia tridentata ssp. vaseyana/Poa pratensis Semi-natural Shrubland Association where it 
occurs on silty clay soils. On rocky soils it classifies as an Artemisia tridentata ssp. vaseyana - 
Symphoricarpos oreophilus /Poa pratensis Semi-natural Shrubland Association. Lambstongue 
ragwort (Senecio integerrimus) was abundant where there were openings in the sagebrush 
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canopy, especially near the US 40 embankment where natural drainage is impaired and the 
soils are wet in the spring. Close to Gambel oak shrublands, the ragwort was replaced by 
elkweed (Swertia radiata). 

Other native plants observed in sagebrush were: bastard toadflax (Comandra umbellata), 
bitterbrush (Purshia tridentata), rromegrass (Bromus sp.), geranium (Geranium viscosissimum), 
glandular cinquefoil (Potentilla glandulosa), goldenbush (Ericameria sp.), gray thistle (Cirsium 
undulatum), lupine (Lupinus sp.), mountain snowberry (Symphoricarpos oreophilus), onion 
(Allium sp.), Oregon grape (Mahonia repens), phlox (Phlox sp.), spring-beauty (Claytonia 
lanceolata), sulphur buckwheat (Eriogonum umbellatum var. umbellatum), timothy (Phleum 
pratense), Utah Juniper (Juniperus osteosperma), western yarrow (Achillea millifolium), and 
locally in disturbed areas wolly mullein (Verbascum thapsus). Non-native plants observed in 
sagebrush included: common chickweed (Stellaria media), dandelion (Taraxacum officinale), 
and meadow salsify (Tragopogon pratensis). 

The following birds were observed in the sagebrush habitat: American Robin, black-billed 
magpie, Brewer’s sparrow, green-tailed towhee, violet-green swallow, and western meadowlark. 
Red fox was the only mammal observed, although there were signs of use by mule deer and 
pocket gopher tunnels were abundant. 

The Gambel Oak Shrubland occupied the northeast slopes of the mountain and is classifies as 
a Quercus gambelii Shrubland Alliance. Associated native plants include elkweed (Swertia 
radiata), lambstongue ragwort (Senecio integerrimus), and soapberry (Shepherdia canadensis). 
The exotic western yarrow (Achillea millifolium) is common. 

The following birds were observed in the Gambel Oak Shrubland: black-billed magpie, Brewer’s 
sparrow, green-tailed towhee, northern harrier, red-tailed hawk, American robin, rock wren, 
scrub jay, turkey vulture, woodpecker (downy or hairy), yellow-rumped (Audubon’s) warbler. A 
pair of Swainson’s hawks was observed on two consecutive days in both the Gambel Oak 
Shrubland and along the US 40 fence line. 

Mammals utilizing Gambel Oak Shrubland include: mule deer, red fox, and yellow-bellied 
marmot. Elk utilize the habitat based on finding scat piles, although none were observed during 
the survey. Pocket gopher presence was confirmed by their tunneling.  

Mountain Big Sagebrush – Saskatoon Serviceberry Shrubland classifies as an Artemisia 
tridentata ssp. vaseyana -Amelanchier alnifolia Shrubland. Native plants include: elkweed 
(Swertia radiata), Indian paintbrush (Castilleja sp.), lambstongue ragwort (Senecio 
integerrimus),  locoweed (Astragalus sp.), mountain-mahogany (Cercocarpus ledifolius), Oregon 
grape (Mahonia repens), pricklypear (Opuntia polycantha), spring-beauty (Claytonia lanceolata), 
spring-parsley (Cympoterus sp. or Lomatium sp.), and yellow-bell (Fritillaria pudica). The exotic 
bur buttercup (Ceratocephalus testiculatus) is locally abundant where the soil has been 
disturbed. 

The following birds were observed in Mountain Big Sagebrush – Saskatoon Serviceberry 
Shrubland: green-tailed towhee, northern harrier, American robin, rock wren, and turkey vulture. 
Mammals utilizing this habitat include pocket gopher and mule deer. 

The Douglas-fir Woodland classifies as a Pseudotsuga menziesii/Quercus gambelii/Arnica 
cordifolia Woodland Association where dense and a Pseudotsuga menziesii/Quercus gambelii/ 
Arnica cordifolia Sparse Woodland Association where more open. Heartleaf arnica (Arnica 
cordifolia) was the dominant herb, along with commonly seen false Solomon’s-seal (Smilacina 
racemosa) and lion’s beard (Clematis hirsutissima). Kentucky bluegrass was a common exotic 
plant. 
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Birds observed in the Douglas-fir Woodland included: yellow-rumped (Audubon’s) warbler, 
chipping sparrow, falcon species, hooded oriole, mountain chickadee, olive-sided flycatcher, 
orange-crowned warbler, red-breasted nuthatch, violet-green swallow, and western tanager. 

While outside the project area, the Silver Creek Riparian Habitat was also surveyed. For 
purposes of this survey, it includes the Quaking Aspen Shrubland and Sparsely Vegetated Wet 
Meadow habitats discussed in the original report. In the wetland and wetland edge habitats was 
a diverse mix of birds, including: American goldfinch, American robin, bank swallow, barn 
swallow, belted kingfisher, cinnamon teal, cliff swallow, killdeer, mallard, redwing blackbird, 
song sparrow, spotted sandpiper, violet-green swallow, yellow warbler, yellow-headed blackbird, 
and yellow-rumped (Audubon’s) warbler. Black-billed magpies and cliff swallows were observed 
in the agricultural field northeast of Silver Creek. A colony of Uinta ground squirrels occupies a 
horse pasture along Richardson Flat Road, on the northeastern side of Silver Creek. The Silver 
Creek riparian area provides the greatest species diversity in the overall project vicinity. 
However, no aspect of the proposed development will impact this habitat. 
 
Conclusions 

The observations and conclusions expressed in the winter survey LSD completed of the Park 
City Heights property remain valid following LSD’s spring survey of the same area. There would 
be no significant impacts to wildlife species from the proposed development, nor are any 
mitigation actions necessary beyond those already recommended in the winter survey. 

There is an existing problem in the greater Park City area with respect to the movement of large 
mammals. The infrastructure associated with development of the area restricts the movements 
of resident mule deer, as well as any incidental elk or moose which enter the area. The Park 
City Heights project would not exacerbate the barriers to safe movement of wildlife which 
already exist throughout the area. Nor would it significantly reduce quality and quantity of mule 
deer habitat. By adding acreage of protected open space it would actually increase acreage 
dedicated to the perpetuation of wildlife habitat. 
 
Signatures 
 
Prepared By:     ______________________________  Date: _ June 21,2011  
   Gary A. Reese, Senior Biologist 
   Logan Simpson Design Inc. 
 
 
 
Approved By:  ________________________ _  Date:  July 7, 2011  
   Bruce Palmer, Senior Biologist 
   Logan Simpson Design Inc. 
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Planning Commission Meeting 
November 6, 2013 
Page 7 
 
 
15. The findings in the Analysis section of this report are incorporated herein.  

Conclusions of Law – 1105 Iron Horse 

1. The application satisfies all Conditional Use Permit review criteria for a Light Industrial 
Manufacturer as established by the LMC’s Conditional Use Review process [Section 15-1-10(E) 
(1-15)];  

2. The use as conditioned will be compatible with surrounding structures in use, scale, mass, 
and circulation.  

3. The Applicant complies with all requirements of this LMC;  

4. The Use is consistent with the Park City General Plan, as conditioned; and  

5. The effects of any differences in use or scale have been mitigated through careful planning.  

Conditions of Approval – 1105 Iron Horse 

1. A hazardous materials management plan must be approved by the Building Department, the 
Fire Marshall, and the Snyderville Basin Water Reclamation District prior to the issuance of a 
business license. If a hazardous materials management plan is not approved within 3 months of 
the Planning Commission approval of a conditional use permit, the conditional use permit will 
become void.  

2. All standard conditions of project approval shall apply to this project.  

3. All signs associated with the brewery must comply with the City’s Sign Code and be issued a 
sign permit by the Planning Department.  

4. No outdoor storage of goods or mechanical equipment is allowed onsite.  

5. All County, State, and Federal Permits required for the use must be obtained by the owner 
prior to start of operations (brewing).  

6. A review of the CUP will be conducted the Planning Staff within 18-months of issuance of 
occupancy for the brewery. The Staff will update the Planning Commission on any complaints 
received.  

 

2. Park City Heights Subdivision – Amendment to Master Planned Development and a 
one-year extension of the Master Planned Development Approval     (Application PL-
13-02010) 

Planner Whetstone stated that the Planning Commission reviewed this item during  a Work Session, 
and again at their regular meeting on October 9th.  At that time the Commissioners discussed the 
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amendment and suggested changes to the Findings of Fact, Conclusions of Law and Conditions of 
Approval of the original Park City Heights MPD.   

Planner Whetstone noted that the second page of the Staff report outlined eight items that were 
discussed at the October 9th meeting.  Due to time constraints, The Planning Commission continued 
the item to allow time to discuss the design guidelines.  

The Staff had done an analysis of the changes and redlined the findings of fact, conclusions of law 
and conditions of approval to include the suggested changes from the October 9th meeting, as well 
as changes that the Staff made based on additional information from the applicant.   

Planner Whetstone noted that the requested extension was included in the plat amendment and it 
would automatically be approved if the Planning Commission approves the amendments to the 
preliminary subdivision plat.   

Planner Whetstone informed the Commissioners that if they needed to make additional changes, 
she could type it into a Word document for their review during the discussion. 

The Staff recommended that the Planning Commission conduct a public hearing and consider 
approving the amendments and the extension of the Park City Heights MPD, according to the 
findings of fact, conclusions of law and conditions of approval as stated and amended in the Staff 
report.                    

Chair Worel referred to page 249 of the Staff report, Item (i) and the wording, “intentionally left 
blank.”   Planner Whetstone replied that the crossed out language in red was left with that phrase so 
they could see the language that was being removed.  If the amendments are approved, Item (i) 
would be removed and the space would be left blank.  That lets everyone know that (i) was not 
included in the amendment, but (j) stayed the same.   

Chris Gamvroulas with Ivory Development introduced Planning Consultant, Spencer White; 
Environmental Consultant, Amy Findley; Project Manager, Brad Mackey; and Ben Hathaway, legal 
counsel.  Mr. Gamvroulas stated that the objective this evening was to show the changes that were 
made to the plan following the meeting on October 9th, and to respond to some of the items outlined 
in the Staff report.  He requested approval this evening so they could move forward with the 
preliminary plat in December in order to meet the timeline of closing homes in 2014.           

Spencer White reviewed the changes to the master plan based on comments and concerns 
expressed on October 9th.  He noted that due to the size of the repository they had proposed to 
eliminate two commercial parcels that had the potential for a daycare center or some other 
commercial function for the development, and replaced it with small lot single-family detached Park 
homes.  Mr. White indicated the location of the community gardens in the last plan.  Based on 
comments at the last meeting, the community gardens were removed from that location.  There will 
be places around the clubhouse that could accommodate smaller community gardens.   The original 
approval called for 15,000 square feet of community gardens and that area could now be used for a 
commercial function.        
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Mr. White stated that another issue was the repository and how the trails would function around the 
repository.  The concern related to snow storage and the detention basins.  Mr. White pointed out 
that the detention basins create a buffer between the homes, the streets, the trails, and the 
repository.  They were also proposing a two rail fence that would run along the edge of the trail as a 
visual barrier between the manicured landscape and what will be a natural seeded landscape on the 
repository.   

Mr. Gamvroulas noted that it would be a grass seed mix over the top of the repository, but it will not 
be manicured.  He stated that a two rail fence still allows permeability on to the repository site, but 
provides a visual queue that something is on the other side.   

Mr. White commented on the eight discussion items from the last meeting that were outlined in the 
Staff report.  One was the reluctance to increase the size of the clubhouse for a daycare facility, or 
the ability to add on to the clubhouse.  He stated that they would rather build one clubhouse of the 
proposed size, and have the ability on a separate parcel to do a daycare or any other type of 
commercial use in that area.  That was a change from the last plan to the current plan.   

Commissioner Wintzer wanted to know why that was preferred over building a full size clubhouse.  
Mr. Gamvroulas replied that a 3,000 square foot clubhouse would be sufficient to provide for this 
community.  There was no guarantee that there would be a demand for a daycare.  To build a 5,000 
square foot clubhouse was cost prohibited.  If there is a demand for some type of support 
commercial or a daycare, they could construct a building in a different location for that use.  
Commissioner Wintzer asked if the developer would pay for the daycare or support commercial 
when there is a demand.  Mr. Gamvroulas answered yes.   

Mr. White stated that the original language in the findings of fact addressed the conditional use 
permit process and other things, and that would remain the same.   

Chair Worel opened the public hearing. 

There were no comments. 

Chair Worel closed the public hearing. 

Commissioner Hontz referred to page 267 of the Staff report and Conditions 63, 64, 65, 66. She 
appreciated the language regarding the easement.  She suggested revising the language to read, 
“An easement to the parcel to the south shall be provided at the request of Park City Municipal if all 
property provided accesses within the Park City Municipal boundary.”   

Assistant City Attorney McLean offered a legal recommendation that also pertained to Finding #9.  
She had looked through the Code to see if there was anything to link this to annexation of the 
Gilmore property.  The Code talked about construction of dead-end roads in 15-7.3-10.  Ms. McLean 
suggested that Planning Commission request that the  applicant offer for dedication an easement 
for emergency access only.  The City Engineer will analyze the offered easement of dedication to 
determine whether it is warranted per the County and City master streets plans.  Under the Code the 
City Engineer can make a recommendation.  It will be offered up for dedication and the City Council 
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will have the ability to review it and determine whether it is warranted to accept that dedication based 
on the streets master plans.  She pointed out that the Fire District asked for it from the standpoint of 
emergency access; but not for street connectivity.   

Commissioner Hontz stated that she would support taking out the entire requirement.  She assumed 
they would want the adjacent property owner to meet the standard and the City would want to 
understand what they were trying to do.  She did not think they should make it easier at this time to 
provide the emergency access, since they might not necessarily deem what they were doing as 
annexable into the City.  Commissioner Hontz understood that they were trying to be good 
neighbors, but the Fire District is not the Planning Commission and they do not have to include their 
recommendation. 

Assistant City Attorney McLean stated that the Planning Commission could leave the easement 
between the parties as another alternative.  Ms. McLean was unsure whether the property was 
within the annexation declaration area.   

The Commissioners agreed to eliminate the last part of Finding of Fact #9 that was written in light 
blue in the Staff report, and to eliminate Condition of Approval #63 entirely.   

Commissioner Hontz referred to Condition #64 and asked if the Voluntary Cleanup Program would 
become a public document if it is submitted to the City.  Assistant City Attorney McLean replied that 
she was not familiar with the Voluntary Cleanup Program.   

Amy Findley stated that it is a public document.  All documents pertaining to the site are currently 
public documents.  The Voluntary Cleanup Program is publicly accessible.  

Commissioner Hontz referred to Condition #66, and she assumed that the VCP was different than 
the actual report.  Ms. Findlay explained that the VCP is the Voluntary Cleanup Program run by the 
State.  It is a document that documents the work that is required by the Voluntary Cleanup Program. 
 The report documents exactly what is on the property and the lateral/vertical extent of any soil and 
ground water impacts.   

Commissioner Hontz turned to page 15 and 16 of the report.  She believed this was the type of 
information a citizen would be looking for if they were a prospective buyer.  She was certain it met 
State standards and Federal guidelines; however, the information in the conclusion is exactly what 
the impacted soils contained in the summary.  She expected to see the exact wording of what was 
found in the soils, instead of the words “impacted soils” or “concentrations”.   Commissioner Hontz 
did not think the information provided was clear, but she would read it and know there was an issue. 
 Commissioner Hontz stated that her concern was making sure that someone who takes the time to 
understand the situation can actually understand the information.  She did not believe the report was 
clear enough for the average person to understand.  

Assistant City Attorney McLean stated that the Voluntary Cleanup Program is a well-established 
program.  It is State mandated and they are very thorough.  They make sure that what is proposed 
meets safe standards and they follow through on what is proposed.  Ms. McLean noted that the 
document was prepared for the State for a specific purpose, and she did not believe the Planning 
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Commission could mandate what should go into the report and/or what could be disclosed.  The 
State has certain requirements on what needs to be disclosed for soils and Ms. McLean did not 
think it was appropriate to pick on one project.  If they want those types of changes and disclosures, 
she would recommend that the Planning Commission apply it throughout the City and make all 
areas with remediated soils and/or heavy soils have such disclosures.   

Commissioner Hontz respected Ms. McLean’s comments; however, she personally has extensive 
background in environmental studies and development.  Commissioner Hontz noted that the report 
clearly states what was found on the site.  She was simply asking that it be stated again in the 
conclusion in a concise format.   

Commissioner Hontz remarked that throughout the Country multiple projects have been built in 
areas that have needed to be cleaned up.  However, she does not like how the government treats 
the public after it is cleaned up by saying that everything is fine and the public does need to know 
anything more.  Commissioner Hontz stated that there is an application before the Planning 
Commission under which they were allowed to address this issue.  She did not believe she was 
asking for anything beyond the standard of what would be expected of any developer.  
Commissioner Hontz stated that she was not asking for an unrealistic disclosure.  She wanted 
disclosure of what exactly happened in the cleanup in a format that the average person could 
understand.   

Ms. Findley remarked that all the information was contained in the report, and Section 4 talks about 
the results.  She explained that it was a complex investigation and they had collected over 1200 soil 
samples in four distinct investigation areas, as well as ground water samples.  Ms. Findley stated 
that it was not something that could be summarized clearly in a paragraph in the conclusion; 
however, the result section details where all the samples were collect and the concentrations.  All 
the tables clearly define the extent of impacts in each area and the site was gridded.  

Commissioner Hontz stated that she had read the entire report, and she disagreed with Ms. Findley 
about not being able to summarize a conclusion.  Planner Whetstone clarified that the entire report 
was 700 pages with appendices and figures.  She had only provided the Planning Commission with 
the text.   

Mr. Gamvroulas noted that this report had been accepted by the EPA and the EQ.  He understood 
Commissioner Hontz’s concern in terms of what a lay person should be able to read and 
understand.  Mr. Gamvroulas stated that the purpose of the Site Characterization  is not what it will 
be in the future, but what it is and how it is found today.  The Remedial Action Plan is the other 
report of what happens.  A final report is the Certificate of Completion, at which time the site 
characterization is no longer valid because it is the past.  

Commissioner Hontz stated that for Condition #66, she wanted a condition of approval that supports 
informing the public in a way that is not overly inflammatory or restrictive. 

Mr. Hathaway stated that if they were dividing up and selling the property as is, there would be 
obvious concerns.  However, that is not the case.  The property for sale would be remediated, clean 
property and posted with a certificate of completion.  It would be cleaned up according to EQ 
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standards, and by Utah Statute, no one acquiring the property would ever be responsible for what 
occurred in the past, once the certificate of completion is issued.  He was not aware of any 
requirement that would require a seller of remediated property to disclose anything.  However, Ivory 
Development has a practice of disclosing everything about all pieces of property and they make 
available to all prospective purchasers, all information related to ground water, soils, master plan 
issues, etc.  Ivory has a library of for each of their projects and this would be included in that library 
and available to any prospective buyer who requests to see it.  Mr. Hathaway stated that in addition, 
they have drafted language that would be included in the contract itself.  It is a statement that would 
go to the prospective purchasing public.  Mr. Hathaway passed around copies of the drafted 
statement.  

Commissioner Hontz understood from Mr. Hathaway’s comments that there was no required 
disclosure.  Mr. Hathaway replied that case law in Utah requires disclosure of anything material to 
the buyer.  It is left up to the developer to decide what is material to  the buyer because it is not 
specifically defined.    

Commissioner Hontz suggested that they eliminate Condition #66 on page 267 regarding all 
required disclosure requirements.  Planner Whetstone noted that Condition #66 was written for the 
soil repository.  The Staff understood that the concern was with the repository and that people knew 
what was there.  The requirement was not for the lots because those would be cleaned and issued a 
certificate.  Commissioner Hontz did not believe there was a required disclosure for the repository 
either.   

Director Hontz suggested revising Condition #66 to incorporate the statement Mr. Hathaway 
submitted into the condition and say, “similar to this language.”  She thought the draft statement did 
a good job of indicating that something was there and it is now clean.  She still had concerns with 
the last part of Condition #66 because this was not the type of information she would want to see in 
community noticing.  She preferred to indicate a place where people could go to look up all the 
information that is available.    

Mr. Hathaway clarified that in the contract packet that goes to all prospective purchases is a property 
condition that is unique for each subdivision.  He assumed that Condition #66 as it relates to the cap 
would be included on one of those conditions.  It is part of the neighborhood and part of the master 
plan and it would be disclosed.  Mr. Hathaway stated that the language they have been discussing 
would also be included in those disclosures, along with all the other disclosures that would be made. 
 He emphasized that it would be contained in a contract that the buyer receives and reviews before 
they can make an offer to purchase the home.  It also invites them to the library to look deeper into 
the issues.  

Ms. Findley remarked that all documents pertaining to the site characterization and the cleanup 
action would be available online on the State of Utah website.   

Commissioner Hontz suggested revising Condition #66 to say, “….a disclosure, similar to the 
handout, shall be provided to prospective buyers and home buyers regarding the soils repository 
and site conditions.”   She preferred to eliminate or reword the last part of the condition regarding 
community noticing at the clubhouse.  
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Assistant City Attorney McLean advised the Planning Commission that this was a Master Planned 
Development amendment.  She understood Commissioner Hontz’s concern about transparency, but 
she was unable to find a provision in the Code that would support Condition #66 because it is not an 
issue that the Code addresses.  Commissioner Hontz noted that the Counsel representing the 
applicant stipulates that they intend to provide the information regardless.  Ms. McLean stated that 
the applicant could choose to stipulate to a certain condition.  However, she understood that the 
information was provided as part of the sales packet, but it is not typically posted in clubhouses.  Ms. 
McLean stated that if the Planning Commission puts conditions of approval on the applicant, they 
need to make sure it can be supported by Code.   

Commissioner Hontz asked if the applicant was willing to stipulate to Condition #66 as amended.  
Mr. Gamvroulas replied that it would depend on the language.  He stated that generally speaking 
they would agree to stipulate to some type of language indicating that the applicant would provide 
disclosure either through the sales process or through covenants of the remediated site and the 
existence of a repository within the boundary of the MPD.  

Commissioner Hontz was comfortable with the wording Mr. Gamvroulas suggested, but adding, 
“more historical and environmental contamination.”  Mr. Gamvroulas stated that the applicant would 
disclose that it was contaminated and cleaned up, but they would not add a page showing every 
place where it was contaminated, because it is no longer contaminated.  They would disclose within 
the sales contracts and/or the covenants of the community.  He noted that this was not a negative 
for Ivory Development because they would be able to issue a certificate to the buyer letting them 
know that the area is clean.  However, he did not want the Planning Commission to wordsmith his 
sales contracts because it is a private contract with another private person or entity.  

Commissioner Hontz clarified that she was only trying to use the language that was drafted that hit 
on the key words to address her concerns.  Mr. Gamvroulas stated that the language would be in a 
sales contract with a personal buyer, and he believed it was a relationship between Ivory 
Development and the buyer.  He pointed out that disclosure ends with the buyer because when that 
person sells to someone else, at that point Ivory Development had no control over whether or not 
the seller discloses it to a future buyer.  Anything meaningful or long lasting should be in the 
Covenants because that is a lasting document that affects everyone within the development.   

Mr. Gamvroulas was not opposed to a condition that generically requires them to disclose within the 
Covenants the existence of the repository, that the area went through the VCP, and that they have 
received a certificate of completion.  Ms. Findley stated that the area the repository lays on will be 
reported on the Covenants as a requirement of the Voluntary Cleanup Process.    

Planner Whetstone drafted language for Condition #66 to read, “That the applicant stipulate to a 
condition that a disclosure regarding the Voluntary Cleanup Program, shall be included in the 
CC&Rs concerning the remediated site and the soil repository.” The sentence regarding noticing in 
the clubhouse was removed.  

Mr. Hathaway suggested “…regarding the developer’s participation in the Voluntary Cleanup 
Program and received a Certificate of Completion shall be included in the CC&Rs.”  He deleted the 
remaining language, “concerning the remediated site and the soil repository.”  The Commissioners 
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and Mr. Gamvroulas were comfortable with Condition #66 as amended.   

Mr. White referred to page 250 of the Staff report, Finding of Fact #1(o).  He was unsure how the 
Planning Commission felt about the proposed commercial site, but if that was approved, the 
underlined language in red would not be necessary.  Finding 1(o) was changed to read, “A 3,000 sf 
community center/club house shall be constructed by the developer.  Exterior bathrooms will be 
available for park users.”   Mr. White suggested that they move the last sentence of #1(o) regarding 
the daycare and add it as #1(u).  The Commissioners concurred.  The language was revised and 
expanded to read, “Construction of support commercial such as a daycare facility, café, or other 
support commercial/offices would be the responsibility of the owner/developer of said property.”  

Mr. White referred to page 253 of the Staff Report, Finding #26 regarding the geotechnical study.  
He noted that there were two different soil studies in the same paragraph and that needed to be 
clarified and changed.  Mr. White was comfortable with the first sentence as written; however, the 
redlined language beginning with “Further soils investigation work was conducted…” was a different 
type of soils study and should be moved to Finding #49, which talks about the historic mine soils.  
Mr. White suggested adding language to Finding 26 to say, “A new and an additional Geotech report 
was prepared on December 20th, 2011 and provided to Staff.” 

Mr. White explained that one study was the Geotechnical Soils report to build structures on the site. 
 The second study was the Site Characterization Report related to the contaminated soils.  It was 
important to keep the two studies separate.  Commissioner Hontz preferred to address the Site 
Characterization report as a separate Finding #50.   

Mr. White referred to Finding #37 on page 255 of the Staff report and noted that the language 
references Parcels I and J, which no longer exist.  Mr. Gamvroulas stated that when they do the new 
preliminary plat, it would replace the current preliminary plat and parcels I and J would not be 
reflected.  He thought the entire Finding could be removed.  Mr. White agreed, since the same 
issues were addressed in the revisions to Finding 1(o) and 1(u).  

Planner Whetstone questioned whether someone looking back might wonder why Parcels I and J 
were not shown.  Commissioner Wintzer thought they should wait to address the issue when they 
review the new preliminary plat.  He did not believe it was necessary to have the history in these 
Findings of Fact.    

The Commissioners were comfortable deleting the language in Finding #37 and replacing it with 
“Intentionally deleted.”   

Chair Worel asked if the extension was part of these amendments or if it was a separate issue.  
Assistant City Attorney McLean remarked that it was within the MPD and addressed in Condition 
#36 with the extended date.          

MOTION:  Commissioner Thomas moved to APPROVE the proposed Amendments to the Park City 
Heights MPD and the Extension of the approval based on the Findings of Fact, Conclusions of Law 
and Conditions of Approval contained in the Staff report, with the edits and revisions that were made 
this evening.   Commissioner Wintzer seconded the motion. 
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VOTE:  The motion passed unanimously. 

It was noted that Condition #36 had October 26, 2014 as the expiration date of the extension and 
that needed to be changed to reflect one year from the date of approval, which would be November 
6, 2014.  Assistant City Attorney McLean recommended that the Planning Commission make an 
amended motion to change the date in Condition #36 to reflect the correct date. 

MOTION:  Commissioner Thomas amended his previous motion to include changing the expiration 
date in Condition #36 regarding the extension, from October 26, 2014 to November 6, 2014.  
Commissioner Wintzer seconded the motion.   

VOTE:  The motion passed unanimously.  

Chair Worel called for discussion or comments on the Design Guidelines.  Mr. White referred to a 
previous comment by Commissioner Hontz regarding the small lot single family detached homes 
and privacy issues with the yards.  Mr. White stated that they looked at those and made minor 
adjustments to the site plan.  More depth was added to the lot lines and because of that, the 
applicant was proposing a small change to the fences in the small lot single-family detached Park 
Homes only.  Mr. White noted that previously the design guidelines did not allow for privacy fences.  
It only allowed for open or rail fencing to provide physical separation, but not visual separation.  Mr. 
White stated that the rear yard setback was approximately 15 feet.  The homes would be tight 
together and they believe a six foot privacy fence makes sense in that location only.  Mr. White 
proposed adding language to that affect under Fences, Gardens, Walls and Gates.   

Commissioner Hontz asked about the width of the lot.  Mr. Spencer replied that the widths vary.  The 
widest is 54’, the middle lot is 42’ and the end lot is 46’.  The lots themselves are 67’ deep.   

The Commissioners accepted the proposed change.   

 Findings of Fact  
1. The Park City Heights MPD includes the following: 
  
 a. 160 market rate units distributed in a mix of: cottage units on smaller lots (lots are 
approximately 6,000 to 8,600 sf in size); single-family detached units on approximately 8,000 sf 
to 27,000 sf lots; and single family detached on two upper lots which are approximately 44,000 
and 48,000 sf each. The approximate distribution of types of product is identified in the Design 
Guidelines.  
 
 b. 28 deed restricted townhouse units (44.78 affordable unit equivalents or AUE). These 
28 units meet the required IHC affordable units under their affordable housing obligation and are 
configured as seven four-plexes.  
 
 c. 16 deed restricted units (32 AUE). These 16 units meet the affordable housing 
required by the CT zone (LMC 15-2.23-4(A) (8)) and the Affordable Housing Resolution 17-99. 
These units are configured as a mix of single-family detached, cottage homes, and townhouse 
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units.  These units will be configured as Single Family Detached Cottage Homes and dispersed 
throughout the cottage homes area. 
 
 d. 35 additional non-required deed restricted affordable units in a mix of unit types. 
These units will be configured as small lot Single Family Detached Park Homes. 
 
 e. All units (including all deed restricted units) will be constructed to, National Association 
of Home Builders National Green Building Standards Silver Certification (or other equivalent 
Green Building certification approved by the Planning Director) OR reach LEED for Homes 
Silver Rating (minimum 60 points). Green Building Certification or LEED rating criteria to be 
used shall be those applicable at the time of the building permit submittal.  
 
In addition to meeting Green Building or LEED for Homes checklists and in order to achieve 
water conservation goals, each house must either: 1) achieve at a minimum, the Silver 
performance Level points within Chapter 8, Water Efficiency, of the National Association of 
Home Builders National Green Building Standards; OR 2) achieve a minimum combined 10 
points within the 1) Sustainable Sites (SS2) Landscaping and 2) Water Efficiency (WE) 
categories of the LEED for Homes Checklist. Points achieved in these resource conservation 
categories will count towards the overall score.  Third party inspection will be provided. An 
industry standard Third Party inspector shall be mutually agreed upon by the Chief Building 
Official and the applicant prior to building permit issuance.  
 
 f. A total of 171.5 acres of open space (not including open space within individual lots) is 
provided. This is approximately 72% of the entire 239 acres. This total includes the 24 acre 
parcel located adjacent to Highway 248 that is deeded to the City for open space. 
 
 g. An additional 5 acres of deeded open space is provided on Round Valley Drive 
adjacent to US 40 south of the Park City Medical Center. This open space is not included in the 
72% figure. This is in exchange for transferring the 28 IHC deed restricted townhouse units to 
the PC Heights neighborhood. This parcel is deed restricted per requirements of the 
Burbidge/IHC Annexation and Development Agreements. 
 
h. A dedicated 5.70 acres () of public neighborhood parklands with fields, tot lot and playground 
equipment, shade structure, paths, natural areas, and other amenities to be designed and 
constructed by the developer and maintained by the City. This parkland is included in the open 
space calculations. Bathrooms are proposed in the club house with exterior access for the public 
park users. Community gardens may be developed by the HOA in close proximity to the 
parkland within open space areas adjacent to the small lot Park Homes or the Park Homes.  
 
i. intentionally left blank 
 
j. 3 to 4 miles of soft surface trails within and around the property and an additional mile or so of 
hard surfaced sidewalks and paths along the Project’s streets.  
 
k. Trail connections to the Rail Trail and Quinn’s trail, including trail on the north side of 
Richardson Flat Road from the 248 underpass to the Rail Trail and trail on the south side of the 
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Road from the project to the Rail Trail. Trail connections to the south property line for future 
connections to the Jordanelle area. Trail easements on north side of Richardson Flat Road from 
Rail Trail to the east property line. Trail connections to the Park City and Snyderville Basin back 
country trails system. Trails are further described in Finding #11.  
 
l. A Transit bus shelter along Richardson Flat road including “dial-a-ride signs” (City bus service 
is expected to be extended to Park City Heights and the Park and Ride).  
 
m. Bike racks at the club house and Public Park.  
  
n. Cross walk across Richardson Flat road at the rail trail.  
 
o. A 3,000 sf community center/club house shall be constructed by the developer; Exterior 
access bathrooms will be available for park users.  
 
p. Water infrastructure improvements that enhance the City’s overall water system and provide 
redundancy as required by the Water Agreement executed as part of the Annexation 
Agreement. Water shares were dedicated to the City as part of a pre-annexation agreement.  
 
q. Transportation improvements to the Richardson Flat/248 intersection including lane 
improvements and installation of a traffic signal to provide intersection safety (controlled left turn) 
and putting the Park and Ride facility and Park City Heights on the City bus route. These 
transportation improvements meet the requirements in the Annexation Agreement.  
 
r. Following Wildlife recommendations as identified in the Biological Resources Overview 
prepared by Logan, Simpson Design, Inc. amended March 17, 2011.  
 
s. Design Guidelines approved as part of this MPD apply to all lots, with the exception of the 2 
upper lots proposed to be subject to the CCRs for the Oaks at Deer Valley, or equivalent. 
 
t. No sound barrier walls or structures along US 40 within or related to the MPD.  
 
u. Construction of support commercial such as a daycare facility, café, or other support 
commercial/offices would be the responsibility of the owner/developer of said property. 
 
2. The Park City Heights MPD is subject to the Park City Heights Annexation Agreement 
approved by the City Council on May 27, 2010. The Annexation Agreement sets forth terms and 
conditions of annexation, zoning, affordable housing, land use, density, transportation and 
traffic, phasing, trails, fire prevention, road and road design, utilities and water, fiscal impact 
analysis, snow removal, fees, and sustainable development requirements for the 239 acre Park 
City Heights MPD. The MPD as conditioned is in compliance with the requirements of the 
Annexation Agreement.  
 
3. The Park City Heights Annexation Agreement includes a Water Agreement as an integral 
component. The Water Agreement sets forth terms and conditions related to water facilities, 
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restrictions regarding water, and phasing of development as it relates to completion of water 
infrastructure. The MPD as conditioned is in compliance with the Water Agreement.  
 
4. On June 17, 2010, the applicants submitted a pre-MPD application based on the annexation 
approval and agreement. The Planning Commission reviewed the pre-MPD application at two 
(2) meetings (July 14 and August 11, 2010) and found the application to be in initial compliance 
with applicable elements of the Park City General Plan.  
 
5. On June 30, 2010, the applicants submitted a complete MPD application. 
 
6. The property was posted and notice was mailed to property owners within 300 feet. Legal 
notice was also published in the Park Record as required by the Land Management Code. 
 
7. Public hearings on the MPD were held on October 13th, November 10th, and December 8th, 
2010 and on February 9th, February 23rd, March 9th and March 23rd, 2011 and on April 27, 
2011.  
 
8. The property is located within the Community Transition (CT) zone. The MPD is in compliance 
with all applicable requirements of the CT zone, including density, uses, building setbacks, 
building height, parking, open space, affordable housing, and sustainable development 
requirements.  
 
9. Access to the site is from Richardson Flat Road, a public road previously known as Old Dump 
Road. No access is proposed to the currently unimproved US 40 frontage road (UDOT) along 
the east property line. No roads are provided through the Park City Heights MPD to the Oaks, 
Royal Oaks, or any other neighborhood within the Deer Valley MPD, consistent with the 
Annexation Agreement.  
 
10. Utilities are available in the area, however extension of utilities or utility upgrades to the 
development site are required. A final utility plan will be submitted with the final subdivision plats 
to be reviewed by the Interdepartmental and Utility Service providers Development Review 
Team. City Staff will provide utility coordination meetings to ensure that utilities are provided in 
the most efficient, logical manner and that comply with best practices, including consideration of 
aesthetics in the location of above ground utility boxes. Location of utility boxes shall be shown 
on the final utility plans. The MPD phasing plan shall be consistent with conditions of the 
Annexation Agreement related to provision of public services and facilities.  
 
11. The MPD includes 1) a paved connector trail on the south side of and separated from 
Richardson Flat Road, from the project to the Rail Trail, 2) a paved connector trail on the north 
side of and separated from Richardson Flat Road, from the SR 248 underpass to the Rail Trail, 
3) a trail connection from trails within the project to the south property boundary line, 4) a trail 
easement along the north side of and separated from Richardson Flat Road from the Rail Trail 
to the east property boundary line, and 5) several miles of paved and soft surfaced trails 
throughout the development. All trails will be constructed by the developer consistent with the 
Park City Trails Master Plan.  
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12. The MPD includes a dedicated neighborhood public park to be constructed by the developer 
according to the City’s parks plan, and as further directed by the City Council. Bathrooms are 
provided at the clubhouse with exterior access for the park users.  
 
13. Parking within the MPD is proposed at two spaces per unit within private garages. Additional 
surface parking is provided for guests, the community gardens/park areas, and the 
neighborhood clubhouse/meeting area. The streets have been designed to allow for parking on 
one-side per the City Engineer. Final street design will be determined at the time of the final plat 
and additional off-street guest parking areas will be incorporated into the design. 
 
14. The proposed MPD density of 1 unit per acre complies with the density allowed by the CT 
zone. (239 units on 239 acres) The net density is 0.82 units per acre (195 units on 239 acres), 
excluding the 44 required deed restricted housing units. The density is consistent with the 
Annexation Agreement. If the additional 35 deed restricted affordable units are excluded in this 
analysis the net density is 0.67 units per acre (160 units on 239 acres).  
 
15. The LMC requires a Sensitive Lands Analysis for all Master Planned Development 
applications. The MPD application included a Sensitive Lands Analysis.  
 
16. A portion of property is located within the designated SR 248 Entry Corridor. This area is 
identified in the MPD as open space and all required entry corridor setbacks of 200’ are 
complied with.  
 
17. The property contains SLO designated steep slopes, ridgelines and wetland areas. These 
areas are identified in the MPD as open space areas and all required wetland and stream 
setbacks are complied with.  
 
18. A wildlife study was conducted and a report (December 2010) was prepared by Logan 
Simpson Design, Inc. A revised report was prepared on March 17, 2011. The wildlife study 
addresses requirements of the Land Management Code and provides recommendation for 
mitigation of impacts on wildlife. An updated report was submitted by Logan Simpson Design, 
Inc. on July 7, 2011. The purpose of the updated report was to provide additional 
recommendations on mitigating impacts of the development on the wildlife in the area; to 
validate the observations of the earlier biological reports; to further study and identify wildlife 
movement corridors, evidence of species of high public interest such as Elk, Moose, Deer, and 
other small mammals; locations of dens or nesting sites; and to identify any areas of high native 
species diversity.  
 
19. The site plan complies with the minimum MPD required 25’ setback around the perimeter of 
the property. Setbacks range from 25’ to 690’ (greater to the south property line).  
 
20. The locations of the proposed units are consistent with the MPD site planning and Sensitive 
Lands Overlay criteria. 
 
21. The property is visible from the designated LMC Vantage point along State Road 248 and a 
visual analysis was conducted by the applicant from this Vantage point. Additional visual 
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analysis was provided from the intersection of Richardson Flat Road and SR 248. Units along 
the western perimeter are most visible along the minor ridge from SR 248. Any units along this 
perimeter that are over the 28’ height limit as measured in the zone will be required to obtain an 
Administrative Conditional Use Permit. 
 
22. Intentionally left blank. 
 
23. Design Guidelines for the Park City Heights MPD address site planning, setbacks, house 
sizes, architecture and design, sustainability and best practices, landscaping and water 
conservation, and other requirements of the Annexation Agreement. 
 
24. A comprehensive traffic study and analysis of the Property and surrounding properties, 
including existing and future traffic and circulation conditions was performed by the Applicant’s 
traffic consultant, Hales Engineering, dated June 7, 2007, on file at the Park City Planning 
Department. An updated traffic volume and trip generation report was provided by Hales 
Engineering on September 27, 2010. An additional traffic update was provided in 2008 by 
InterPlan Co at the request of the City Transportation Department. The Hales Engineering study 
was utilized during the annexation process in the determination of density and requirements for 
traffic and transportation related impact mitigations. The City’s Transportation Department 
prepared a Short Range Transit Development Plan to study demand for transit, routes, efficiency 
of the transit system, etc. This Transit Plan addresses the timeline for bus service in the Quinn’s 
Junction area. The City’s Transportation Master Plan update will include the projected traffic 
from Park City Heights MPD in the recommendations for transportation improvements within the 
City.  
 
25. Construction traffic is required to be addressed in the Construction Mitigation Plan.  
 
26. A Geotechnical Study for the Park City Heights Development was provided by Gordon, 
Spilker Huber Geotechnical Consultants, Inc. (June 9, 2006). Expansive clay soils were 
encountered across the site in the upper two and one-half to nine and one-half feet. Shallow 
bedrock was found within portions of the site. Special construction methods, removal of these 
unsuitable soils, and other mitigations are spelled out in the Study. An additional geotechnical 
report was prepared by AGEC dated December 20, 2011 and submitted to the City. 
  
27. A Fire Protection Report (March 2011) identifies potential Wildland urban interface areas 
within the MPD. Prior to issuance of building permits the Building Department will review 
individual building fire protection plans for compliance with recommendations of the Fire 
Protection Report and applicable building and fire codes. The fire protection component of the 
plan shall ensure that Park City’s ISO rating is not negatively affected by development of the 
site.  
 
28. Affordable housing obligations of the MPD are consistent with the affordable housing 
described by the Park City Heights Annexation Agreement, Housing Resolution 17-99 and as 
required by the CT zone. The MPD provides up to an additional 35 deed restricted housing units 
over the 28 deed restricted townhouse units (44.78 affordable unit equivalents (AUE) required by 
the IHC MPD and the 16 deed restricted units (32 AUE) required by the CT zone for the 160 
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market rate units). These affordable units are configured as a mix of single-family detached, 
cottage units, and attached townhouse units. The additional 35 non-required deed restricted 
affordable units are proposed to be configured as the small lot Park homes as part of this MPD 
consistent with the needs described in Housing Market Assessment for Park City, dated 
September 2010. All units are proposed as for sale units. Defining the configuration of units to 
be as follows: 
 
a. 35 Deed restricted units will be configured as Small Lot Single Family Detached Park Homes. 
b. 28 Deed restricted townhouse units will be configured as attached Four-plex Park Homes.  
c. 16 Deed restricted units will be configured as Single Family Detached Cottage Homes 
dispersed throughout the development. 
 
29. No building height exceptions have been requested and all buildings will comply with the 
height limitations of the CT zone.  
 
30. Lots have been positioned to minimize visual impacts on adjacent structures. Potential 
problems on neighboring properties caused by shadows, loss of solar access, and loss of air 
circulation, have been mitigated to the extent possible as further described in the Park City 
Heights Design Guidelines. 
 
31. Utilities must be extended to the site to sustain the anticipated uses. Thirty (30’) foot wide 
non-exclusive utility easements are generally necessary for long term maintenance and shall be 
dedicated on the final subdivision plats. Off-site improvements are necessary to serve the site 
with utilities.  
 
32. Off-site trail and intersection improvements may create traffic delays and potential detours, 
short term access and private driveway blockage, increased transit time, parking 
inconveniences, and other impacts on the adjacent neighborhoods and to the community in 
general. Construction Mitigation Plans are required and shall be required to include mitigation for 
these issues. 
 
33. A Construction Mitigation Plan (CMP) is necessary to identify impacts and propose 
reasonable mitigation of these impacts on the site, neighborhood, and community due to 
construction of this project. The CMP shall include information about specific construction 
phasing, traffic, parking, service and delivery, stock-piling of materials and staging of work, work 
hours, noise control, temporary lighting, trash management and recycling, mud and dust control, 
construction signs, temporary road and/or trail closures, limits of disturbance fencing, protection 
of existing vegetation, erosion control and storm water management.  
 
34. Final road designs will be provided to the Planning Commission for review with the final 
subdivision plats. To minimize visual impacts and to minimize disturbance of existing vegetation 
due to large areas of cut and fill slopes, low retaining structures (in steps of 4’ to 6’) are 
recommended. These low retaining structures may be stepped to minimize their height. Design 
of these retaining structures is included in the PC Heights Design Guidelines to ensure 
consistency of design, materials, and colors throughout the development.  
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35. A storm water run-off and drainage plan is necessary to ensure compliance with Park City’s 
Storm Water Management policies and plans and storm water Best Management Practices for 
storm water during construction and post construction with special considerations to protect the 
wetlands delineated on and adjacent to the site.  
 
36. A financial guarantee for all landscaping and public improvements is necessary to ensure 
completion of these improvements and to protect the public from liability and physical harm if 
these improvements are not completed by the developer or owner in a timely manner. This 
financial guarantee is required prior to building permit issuance.  
 
37. Intentionally deleted.  
 
38. A master sign plan is required for Planning Department review and approval and all 
individual signs, including subdivision identification signs, require a sign permit prior to 
installation.  
 
39. Sound mitigation may be desired by owners of units along US 40. Conditions of approval 
prohibit sound barrier walls within the MPD. However, other sound mitigation measures may be 
accomplished with landscaping, berming, smart housing design and insulation, and sound 
barriers constructed as part of the dwelling units.   
 
40. Section 15-6-4 (G) of the LMC states that once the Planning Commission has approved an 
MPD, the approval shall be put in the form of a Development Agreement.  
 
41. The applicant stipulates to the conditions of approval.  
 
42. The discussion in the Analysis sections of the March 23, 2011, October 9, 2013, and 
November 6, 2013 Planning Commission Staff Reports are incorporated herein.  
 
43. The applicants have met with Rocky Mountain Power and have increased the Rocky 
Mountain Power line setbacks as required by this Utility.  
 
44. The site plan for the proposed MPD has been designed to minimize the visual impacts of the 
development from the SR 248 Entry Corridor and has preserved, through open space, the 
natural views of the mountains, hillsides and natural vegetation consistent with Park City’s 
“resort character”.  
 
45. The 171.5 acres of open space adjacent the development, the trail connections and 
improvements, and proposed neighborhood public park, as conditioned, will provide additional 
recreational opportunities to the Park City community and its visitors, which strengthens and 
enhances the resort character of Park City.  
 
46. The opportunities for mixed affordable housing types, including rental units, within the 
development will strengthen the resort economy by providing attainable housing options in a 
sustainable and energy efficient community for workers in Park City’s tourism/resort based 
industries.  
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47. Surrounding uses include open space, Highway 248, US 40, the Rail Trail, the Municipal 
Water Treatment Plant, Quinn’s recreation complex (fields and ice rink), and the IHC medical 
center and offices.  
 
48. The MPD provides direct connection to and critical improvements of the Rail Trail and 
provides alternative transportation opportunities for recreation and commuting, such as biking, 
walking, in-line skating, and cross country skiing to Park City’s business district at Prospector 
Square (within 2 miles) and to the IHC medical complex.  
 
49. The MPD provides for remediation of historic mine soils for the good of the greater Park City 
community. 
 
50. Further soils investigation work was conducted and a Site Characterization Report was 
prepared by IHI Environmental (May 6, 2013) to identify and locate historic mine soils and to 
draft a remediation plan to submit to the State Department of Environmental Quality as part of 
the Voluntary Cleanup Program. 
 
Conclusions of Law 
1. The amended MPD, as conditioned, complies with all requirements outlined in the applicable 
sections of the Land Management Code, specifically Chapter 6- Master Planned Developments 
Section 15-6-5. 
 
2. The amended MPD, as conditioned, is compatible with surrounding structures in use, scale, 
mass, and circulation. 
 
3. The amended MPD, as conditioned, is consistent with the Park City General Plan. 
 
4. The amended MPD, as conditioned, is consistent with the Park City Heights Annexation 
Agreement in terms of uses, density, housing types, site plan, affordable housing, open space, 
trail connections, road and intersection improvements, interconnectivity within the neighborhood, 
and provided neighborhood amenities. 
 
5. The amended MPD, as conditioned, strengthens and enhances the resort character of Park 
City by providing a residential neighborhood of mixed housing types and prices connected by 
trails to parks, schools, recreation facilities, employment centers, medical facilities, and 
commercial areas and that is buffered by larger interconnected areas of open space that 
preserve entry corridor views of the resort areas and provide wildlife movement corridors. 
 
6. The amended MPD, as conditioned, is Compatible in use, scale and mass with adjacent 
properties, and promotes neighborhood Compatibility. 
 
7. The amended MPD provides amenities to the community so that there is no net loss of 
community amenities in that trail improvements, parkland, affordable housing, potential for 
neighborhood support daycare/commercial are provided, and remediation of historic mine soils 
on the site will be undertaken at a benefit to the community at large. 
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8. The amended MPD is consistent with the employee Affordable Housing requirements as 
adopted by the City Council at the time the Application was filed. Additional affordable house, 
above that required is provided within the neighborhood. 
 
9. The amended MPD has been designed to place Development on the most Developable Land 
and preserves significant features and vegetation to the extent possible. Seventy percent of the 
property remains in open space, with much of the undeveloped land containing significant 
vegetation and characterized by steeper slopes, visible hillsides, and sensitive ridgeline areas. 
 
10. The amended MPD promotes the Use of non-vehicular forms of transportation through the 
pedestrian friendly site design and by providing trail connections, sidewalks, access to the Rail 
Trail, and easy access to parks and open space areas. 
 
11. The MPD and MPD amendments have been noticed and public hearings held in accordance 
with the LMC. 
 
Conditions of Approval 
1. All standard project conditions shall apply (Attached).  
 
2. A final subdivision plat for each phase, or sub phase, of development shall be submitted for 
review by the Planning Commission and City Council and shall be recorded prior to issuance of 
building permits for individual units within that plat. The plats shall be consistent with the LMC, 
preliminary plat and the PC Heights site plan and documents reviewed and approved by the 
Planning Commission during the MPD approval. Final street design, including final cut and fill 
calculations and limit of disturbance areas, shall be submitted with all final subdivision plats to be 
reviewed and approved by the Planning Commission during final subdivision review. Off-street 
guest parking areas shall be identified on the final plats.  
 
3. A limit of disturbance area (LOD), maximum building footprint and/or house size limitation and 
a setback requirement table for the lots shall be included on the final plats consistent with the 
Park City Heights Design Guidelines.  
 
4. A note shall be added to the final plats stating that a landscape plan shall be submitted for 
City review and approval for each lot, prior to building permit issuance for that lot.  
 
5. A note shall be added to the final plats stating that all units (including all deed restricted units) 
 shall be constructed to, National Association of Home Builders National Green Building 
Standards Silver Certification (or other equivalent Green Building certification approved by the 
Planning Director) OR reach LEED for Homes Silver Rating (minimum 60 points). Green 
Building Certification or LEED rating criteria to be used shall be those applicable at the time of 
the building permit submittal.  
 
In addition to meeting Green Building or LEED for Homes checklists and in order to achieve 
water conservation goals, each house must either: 1) achieve at a minimum, the Silver 
performance Level points within Chapter 8, Water Efficiency, of the National Association of 
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Home Builders National Green Building Standards; OR 2) achieve a minimum combined 10 
points within the 1) Sustainable Sites (SS2) Landscaping and 2) Water Efficiency (WE) 
categories of the LEED for Homes Checklist. Points achieved in these resource conservation 
categories will count towards the overall score.   
 
Third party inspection will be provided. An industry standard Third Party inspector shall be 
mutually agreed upon by the Chief Building Official and the applicant prior to building permit 
issuance.  
 
6. A final landscaping and irrigation plan for common areas shall be submitted with the final plats 
for each phase. Entry and perimeter landscaping shall be completed within six (6) months of 
issuance of the first building permit, weather and ground conditions permitting. Other Project 
landscaping, shall be completed within nine (9) months of issuance of 50% of building permits or 
within six (6) months of any individual Certificate of Occupancy. Landscaping materials and 
irrigation shall comply with the requirements of the Annexation Agreement, including the Water 
Agreement, and the Park City Heights Design Guidelines.  
 
7. All exterior building materials, colors and final design details must comply with the approved 
Park City Heights Design Guidelines and shall be approved by staff prior to building permit 
issuance.  
 
8. All exterior lighting, including any street and/or path lighting shall designed to limit the trespass 
of light into the night sky as much as possible and shall conform to the LMC Sections 15-5-5-(I) 
and 15-3-3(c) and the Park City Heights Design Guidelines.  
 
9. All exterior lighting, with the exception of bollard lighting at the park shall be privately 
maintained.  
 
10. A Construction Mitigation Plan (CMP) shall be submitted and approved by the City for 
compliance with the Municipal Code, as a condition precedent to issuance of any grading or 
building permits. The CMP shall address construction phasing, staging, storage of materials, 
circulation and traffic, parking, service and delivery, re-vegetation of disturbed areas, temporary 
signs and construction lighting, hours of operation, dust and mud control, storm water 
management, and other items as may be required by the Building Department. The immediate 
neighborhood and community at large shall be provided notice at least 24 hours in advance of 
construction work impacting private driveways, street closures, and interruption of utility service. 
The CMP shall include a site and landscape plan for the sales office building (either within the 
clubhouse or within a finished unit) to address landscaping, lighting, and parking for the sales 
office. Construction Mitigation Plans shall provide mitigation measures for traffic delays and 
potential detours, short term access and private driveway blockage, increased transit time, 
parking inconveniences, and other impacts on the adjacent neighborhoods and to the 
community in general.  
 
11. The CMP shall address disposal and treatment of all excavated materials. The capping of 
exposed soils within the City’s Soils Ordinance Boundary is subject to all applicable regulations 
and requirements of the Park City Soils Ordinance Title 11, Chapter 15- Park City Landscaping 
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and Maintenance of Soil Cover. A detailed Limit of Disturbance (LOD) plan shall be submitted as 
part of the CMP. The Limits of Disturbance for the entire site shall minimized to the greatest 
extent possible, using best construction practices, and shall include the use of additional low 
retaining walls and steeper slopes to prevent un-necessary disturbance of native vegetation. 
 
12. A construction recycling area and an excavation materials storage area shall be provided 
within the development to reduce the number of construction trips to and from the development. 
This condition applies at a minimum to the first two phases of development and may be waived 
for subsequent phases of development upon request by the applicant and upon review by the 
Planning, Building, and Engineering Departments.  
 
13. A storm water run-off and drainage plan shall be submitted with the building plans and 
approved prior to issuance of any building permits. The plan shall follow Park City’s Storm Water 
Management Plan and the project shall implement storm water Best Management Practices. 
Post development drainage shall not exceed pre-development drainage conditions and special 
consideration shall be made to protect the wetlands delineated on and adjacent to the site. 
 
14. Maintenance of sidewalks (including, without limitation, snow removal), trails, lighting, and 
landscaping within the rights-of-way and common areas, with the exception of the Public Park 
and public trails, shall be provided by the HOA, unless otherwise agreed upon by the City 
Council. Language regarding ownership and maintenance of the open space and common 
areas shall be included on the final subdivision plats.  
 
15. A financial guarantee, in a form and amount acceptable to the City and in conformance with 
the LMC Subdivision Regulations, for the value of all public improvements, pedestrian amenities 
and trails, sidewalks, bus stop amenities, landscaping (including landscaping to re-vegetate and 
re-landscape areas disturbed by construction related to the MPD) to be completed according to 
the final approved plans shall be provided to the City prior to building permit issuance for new 
construction within each phase of construction. All public improvements shall be completed 
according to City standards and accepted by the City Council prior to release of this guarantee.  
 
16. Final utility plans, consistent with preliminary utility plans reviewed by the Planning 
Commission during the MPD review, shall be submitted with the final subdivision plats. Utility 
plans shall be reviewed by the Interdepartmental staff members and the utility service providers 
as the Development Review Team. Utilities for the MPD shall be place underground.  
 
17. The City Engineer shall review and approve all associated utility and public improvements 
plans (including streets and sidewalks, grading, drainage, trails, public necessity signs, street 
signs and lighting, and other required items) for compliance with the LMC and City standards as 
a condition precedent to final subdivision plat recordation. This shall include phasing plans for 
street construction to ensure adequate fire turn-around that minimize disturbance of native 
vegetation. Due to expansive soils in the area, grading and drainage plans shall include a 
comprehensive lot drainage plan for the entire phase of each final subdivision plat.  
 
18. Above ground utility boxes must be shown on the final utility plans. The location of these 
boxes shall comply with best practices for the location of above ground utility boxes. These 
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boxes shall be located in the most efficient, logical, and aesthetic locations, preferably 
underground. If located above ground the boxes shall be screened to minimize visual impacts 
and locations shall be approved by the City Engineer.  
 
19. The Snyderville Basin Water Reclamation District’s review and approval of the utility plans 
and final subdivision plats, for conformance with the District’s standards for review, is a condition 
precedent to plat recordation and building permit issuance.  
 
20. All construction, including grading and trails, within the Park City Soils Ordinance area shall 
comply with restrictions and requirements of the Park City Soils Ordinance (Municipal Code Title 
11, Chapter 15).  
 
21. Trail improvements necessary to connect the Rail Trail to the Hwy 248 tunnel trail on the 
north side of Richardson Flat Road, as well as the trail connection from the Rail Trail to the 
public park on the south side of Richardson Flat Road, will likely impact the wetlands in this 
area. Precedent to issuance of a building permit for these trails a wetlands impacts and 
enhancements plan shall be reviewed by the Planning Staff. All required wetlands permits shall 
be obtained from the required agencies.  
 
22. Mitigation for the disturbance of any wetland areas shall be identified on the trail construction 
plan and shall include enhancements of wetlands as an amenity feature for users of the trail 
system.  
 
23. Enhancements to wetland areas and other disturbed areas within the MPD could include but 
are not limited to educational signs, such as identification of plants and animals, ecological 
processes, wetlands ecology, and insights into seasonal changes to the landscape; plantings 
that encourage and/or provide food sources for wildlife; additional on-site water sources; 
cleanup of degraded areas; and new nesting habitat/bird and small mammal boxes.  
 
24. Lots 89 and 90 of the amended preliminary subdivision plat have been shifted to match the 
trail phasing plan to locate the trail connection on the open space.  
 
25. All construction, including streets, utilities, and structures shall comply with 
recommendations of the June 9, 2006, Geotechnical Study for the Park City Heights 
Development provided by Gordon, Spilker Huber Geotechnical Consultants, Inc. Special 
construction methods, removal of unsuitable soils, and other mitigation measures are 
recommended in the Study. Additional soils studies and geotechnical reports may be required by 
the Building Department prior to issuance of building permits for streets, utility installation, and 
structures.  
 
26. A detailed review against the Uniform Building and Fire Codes in use at the time of building 
permit submittal is a condition precedent to issuance of full building permit.  
 
27. Fire protection and emergency access plans shall be submitted prior to the issuance of any 
building permits and shall be consistent with applicable building and fire codes and shall take 
into consideration the recommendations of the Fire Protection Report (March 2011). The fire 
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protection plans shall include any required fire sprinkler systems and landscaping restrictions 
within the Wildland interface zones. The plans shall ensure that Park City’s ISO rating is not 
negatively affected by the development.  
 
28. A limit of disturbance area shall be identified during the building permit review and 
construction fencing will be required to mitigate construction impacts. Silt fencing is required 
during construction in areas where run-off and construction may impact adjacent wetlands, water 
ways, and undisturbed areas as determined by the Building Department.  
 
29. Trail easements for all proposed trails in the MPD shall be platted on the final recorded 
subdivision plats, unless they are located within designated public open space parcels. All trails 
shall be constructed consistent with the Park City Trails Master Plan and the Snyderville Basin 
Trails Master Plan. Connections to undeveloped property to the south providing future 
connections to the Wasatch County shall be consistent with the Wasatch County Trails Plan.  
 
30. Construction of the public park, trails within the first phase, trail connections to the Rail Trail 
on both the north and south sides of Richardson Flat road, as described in the findings, and 
other neighborhood amenities associated with the first phase, shall commence upon issuance of 
the 40th building permit for Phase I (as described in the Annexation Agreement) and shall be 
complete within 9 months from commencement of construction, unless otherwise directed by 
City Council. In subsequent phases, trails, amenities, and other improvements shall be 
completed prior to issuance of 50% of the certificates of occupancy for the units within that 
phase, or as otherwise stated in the Development Agreement.  
 
31. The neighborhood public park shall be developed in accordance with standards set forth and 
required by the City Council, Recreation Advisory Board and city standards. A minimum area of 
100 by 80 yards shall be initially free from fixed improvements until final field design is approved 
or further conditioned at subdivision approval. The park will include bathrooms in the club house 
with exterior access for park users. 
 
32. An Affordable Housing Plan, consistent with the Park City Heights Annexation Agreement 
and as required by LMC Section 15-6-5 (J), shall be reviewed by the Planning Commission and 
a recommendation shall be forwarded to the Park City Housing Authority. The Park City Housing 
Authority shall approve the final Park City Heights Affordable Housing Plan prior to issuance of 
any building permits for units within the MPD.  
 
33. As a condition precedent to receiving a certificate of occupancy for any market rate unit the 
City shall be provided with proof of compliance with the approved Affordable Housing Plan.  
 
34. A master sign plan for the neighborhood shall be submitted, reviewed for compliance with 
the Park City Sign Code, and approved by the City, as a condition precedent to issuance of any 
individual sign permits.  
 
35. No sound barrier walls or structures along Hwy 40 are permitted within the MPD. To the 
extent sound mitigation measures are utilized within the MPD, such measures shall be limited to 
landscaping and berms, energy efficient housing design and insulation, and sound mitigation 

Packet Pg. 328



Planning Commission Meeting 
November 6, 2013 
Page 29 
 
 
constructed as part of the design of the dwelling units and shall be reviewed by the Planning 
Department for compliance with the Design Guidelines.  
 
36. Approval of this Master Planned Development is subject to LMC Chapter 6- Master Planned 
Developments and shall expire on October 26, 2014, unless Construction, as defined by the 
Uniform Building Code, has commenced on the project.  
 
37. Pursuant to Section 15-6-4 (G) of the LMC, once the Planning Commission has approved an 
MPD, the approval shall be put in the form of a Development Agreement. The Development 
Agreement must be ratified by the Planning Commission within 6 months of this approval. The 
Development Agreement shall be signed by the Mayor on behalf of the City Council and 
recorded with the Summit County Recorder.  
 
38. The Park City Soils Boundary shall be identified on the final plats (if applicable).  
 
39. Timing of completion of all required items and public benefits shall be further described and 
stated in the Development Agreement.  
 
40. No through roads may be provided through the Park City Heights MPD to the Deer Valley 
MPD subdivisions.  
 
41. A re-vegetation plan for all disturbed areas (existing and newly disturbed) that are not 
landscaped with finished landscaping shall be submitted with the final road and utility plans for 
each phase. Re-vegetation of all disturbed areas within Phase One, that are not planned to be 
landscaped with finished landscaping, such as road and utility installation, soil remediation, other 
existing disturbed areas, shall be completed prior to issuance of the 28th certificate of 
occupancy for the Park City Heights MPD. If this area is used as a construction staging, 
construction recycling area, and excavated materials storage area, a new construction staging 
area will need to be approved by the Planning Department for the remainder of Phase I and for 
subsequent phases and shall be re-vegetated in a like manner with the issuance of certificates 
of occupancy for the final units in the respective phase.  
 
42. Noxious weeds shall be managed per the Summit County noxious weeds ordinances during 
construction and in perpetuity by including regulations in the CMP, Design Guidelines, and 
CCRs.  
 
43. One additional site visit was required by certified biologists during May or June 2011 to: a) 
validate the observations of the preliminary biological report and, b) to further study and identify 
wildlife movement corridors, evidence of species of high public interest (Elk, Moose, Deer, and 
other small mammals), locations of den or nesting sites, and any areas of high native species 
diversity. The report, provided to the Planning Department by Logan Simpson Design Inc. on 
July 7, 2011, included additional recommendations on mitigating impacts of the development on 
wildlife and wildlife corridors. The report was provided to the Planning Department on July 7, 
2011.  
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44. Clearing and grubbing of vegetation and soils shall be minimized from April through July to 
avoid disturbance of nesting birds, unless a detailed search for active nests is conducted and 
submitted to the Planning Director for review by a certified wildlife biologist and any active nests 
are protected during construction  
 
45. Left blank intentionally. 
 
46. Due to the visual exposure of lots on the minor ridge, lots on the western perimeter, namely 
Lots 23, 24, 30, 31, 66, 67, 76, and 77 of the preliminary subdivision plat prepared by Ensign 
dated 1/17/11, shall be required to obtain a conditional use permit prior to building permit 
issuance, if proposed building heights are greater than twenty-eight feet (28’). Reconfigured Lots 
have been moved down the hill farther away from the minor ridge as much as possible and the 
concern for visual exposure is lessened with the revised plan. Lots 76 and 77 remain the same. 
 
47. The applicants shall approach the adjacent property owner to the west to explore a mutually 
agreeable plan for incorporating the parcel into the Park City MPD and transferring density to the 
Park City Heights neighborhood in exchange for open space designation of this highly sensitive 
and visible parcel of land and the potential to relocate the upper western cul-de-sac to a less 
visible location.  
 
48. All work within the Rail Trail ROW requires review by and permits issued by the Utah State 
Parks/Mountain Trails Foundation, in addition to the City. The Rail Trail shall remain open to 
pedestrians during construction to the extent possible.  
 
49. High energy use amenities, such as snow melt systems, heated driveways, exterior heated 
pools and fireplaces, shall require energy off-sets and/or require the power to be from alternative 
energy sources, as described in the Park City Heights Design Guidelines.  
 
50. All conditions, requirements, and stipulations of the Park City Heights Annexation Agreement 
and Water Agreement continue to apply to this MPD.  
 
51. The final MPD phasing plan shall be consistent with conditions of the Water Agreement as to 
provision of public services and facilities.  
 
52. All transportation mitigation requirements, as stated in the Annexation Agreement, continue 
to apply to this MPD.  
 
53. The Applicant must meet all applicable bonding requirements.  
 
54. Bus shelters on both the north and south sides of Richardson Flat Road shall be constructed 
within 60 days of issuance of the 40th certificate of occupancy. The shelter design and location 
shall be approved by the City Planning, Engineering, Building, and Transportation Departments 
and shall include a sign with the phone number of the Park City Bus service dial-a-ride. 
Information regarding the dial-a-ride service shall be posted within the shelters.  
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55. Sheet c4.0 (LOD Erosion Control Plan) shall be amended as follows: Note 1 shall read that 
the LOD for roadways is not to extend beyond 3’ from the cut/fill limits as shown on the plan. 
Note 2: A 4 to 6 foot engineered wall shall be used in areas outside the limits of future home and 
driveway construction and where proposed cut/fill is in excess of 10’ vertical as measured from 
the top back of curb to cut/fill catch point. Note 3: Proposed retaining walls shall not exceed 6 
feet where they are necessary. A system of 4’ to 6’ walls with no individual wall exceeding 6’, 
(i.e. tiered walls) may be used. The walls shall be separated by a 3’ landscaped area from top 
back of lower wall to toe of upper wall. Note 4: Exceptions to these standards may be granted by 
the Planning Commission at the time of final subdivision plat review as necessary to minimize 
overall total disturbance.  
 
56. House size limitations for all lots within the MPD shall be identified in the Design Guidelines 
subject to further appropriate reduction if found necessary during the final subdivision plat 
process, taking into consideration the size of the lots, visibility of the lots from the LMC Vantage 
Points, solar access of adjacent lots, onsite snow storage, and ability to achieve Points, solar 
access of adjacent lots, onsite snow storage, and ability to solar access of adjacent lots, onsite 
snow storage, and ability to achieve LEED for Homes Silver rating to meet the applicable 
standards of LMC 15-7.3-3.. 
 
Nothing herein shall preclude the applicant from proposing alternative methods of mitigation. 
Specifically, and without limitation, the Design Guidelines shall provide that house sizes of the 
Homestead lots shall be no greater than the following: (as delineated below by lot numbers per 
the preliminary plat prepared by Ensign and dated 1/17/11) 
 
Lots 58 thru 66- 4000 square feet 
Lots 130 thru 154- 4000 square feet 
Lots 163 thru 164- 4000 square feet 
Lots 70 thru 72- 5000 square feet 
Lots 105 thru 129- 5000 square feet 
Lots 155 thru 156- 5000 square feet 
Lots 77 thru 98- 6000 square feet 
  
The Design Guidelines shall reflect a preference for smaller homes consistent with (a) “best 
practices” in sustainable design and development to address the materials and energy impacts 
of larger homes and (b) the historic pattern of residential development in Old Town. 
 
 57. The Park City Heights Design Guidelines were approved by the Planning Commission prior 
to ratification of the Development Agreement by the Planning Commission and shall be used to 
review all activity and permits for compliance with the MPD. 
 
58. The Park City Heights Design Guidelines are an integral component of the Park City Heights 
MPD and substantive amendments to the Design Guidelines require Planning Commission 
approval. Minor amendments shall be reviewed by the Planning Director for consideration and 
approval.  
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59. Adequate snow storage easements, as determined in consultation with the Park City Public 
Works, will be granted to accommodate for the on-site storage of snow. Snow storage shall not 
block internal pedestrian sidewalks and circulation trails. Removal of snow from the Park City 
Heights MPD is discouraged with the final decision to haul snow from this area to be made by 
the City’s Public Works Director. The soil repository shall not be utilized for snow storage. Storm 
water detention areas to the west of the designed repository shall be allowed to be utilized for 
snow storage as well as storm water. 
 
60. To further encourage non-vehicular transportation, trail maps will be posted in the clubhouse 
for the benefit of future residents. There will also be a ride-share board located within the 
clubhouse that residents may utilize in order to plan carpooling which will further limit trips from 
the development. The dial-a-ride phone number shall be posted at the ride-share board. The 
HOA shall post information and consider a bike-share program.  
 
61. The Park City Heights Design Guidelines and CCRs shall include information related to the 
history of the site and Quinn’s Junction region. 
 
62. All transportation mitigation elements, as required by the Park City Heights Annexation 
Agreement (July 2, 2010) continue to apply to this MPD. The Applicants, as required by the 
Annexation Agreement, shall complete, with the first Phase (first 90 UEs) of the MPD (as 
described in the Annexation Agreement), the SR248/Richardson Flat intersection improvements 
with all required deceleration and acceleration lanes; and shall include the required 
infrastructure (fiber optic, control boxes, computer links, etc.) to synchronize this traffic signal 
with the UDOT coordinated signal system on SR 248, within the Park City limits at the time of 
this MPD. At the time the traffic signal is installed, the Applicants shall request in writing that 
UDOT fully synchronize signals along SR 248, with supporting data as applicable. Required 
improvements to Richardson Flat Road, including 5’ wide bike lanes, as stated in the Annexation 
Agreement, shall be complete with the first Phase (first 90 UEs) of the MPD. The cost sharing 
methodology between the Applicants and any assigns, for these mitigation elements, shall be 
detailed in the Park City Heights Development Agreement. The Applicant shall provide an 
annual assessment of traffic counts and bus needs generated by the MPD for five (5) 
consecutive years following issuance of the first certificate of occupancy. The applicants shall 
participate with the City to conduct an annual assessment, which shall include peak period 
counts of both summer and winter traffic in the vicinity of the SR 248/Richardson Flat Road 
intersection, and submit such to UDOT. This information shall be coordinated with best available 
UDOT data and analysis. This assessment shall be incorporated into ongoing Park City 
Transportation Master Plan and the Park City Transit planning efforts with UDOT. This 
information shall be presented annually to the Planning Commission in conjunction with an 
update of the City Transportation Master Plan.  
 
64. Prior to commencing any work to remediate metals impacted soils, a copy of the Utah 
Department of Environmental Quality approved remediation plan, prepared as part of the Utah 
Voluntary Clean-Up Program (VCP), shall be provided to the City.    
 
65. The results and report of the soils investigation work prepared by IHI Environmental May 6, 
2013) that identifies and locates historic mine soils, and the remediation plan submitted to and 
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approved by the State Department of Environmental Quality as part of the Voluntary Cleanup 
Program, shall be provided to the Building Department prior to issuance of any building permits 
for development of streets, utilities, lots, trails, parks, and all construction that requires 
disturbance of soil.  
 
66. The applicants stipulate to a condition that a disclosure regarding the developer’s participation in 
the Voluntary Clean-up Program and receipt of certificate of completion shall be included in the 
CCRs.   

 
3. General Plan – Overview of draft changes 
 
Neighborhoods 
Maps of the individual neighborhoods were on display through the room. 

Planning Manager Sintz stated that a lot of the issues that were raised when discussing the different 
elements filtered down to neighborhoods.  A number of items that were marked  had been 
discussed or modified in previous discussion.  For that reason there were less neighborhood issues 
in this section of the General Plan.  Other than changes to the maps, the discussion was primarily a 
confirmation of some of the smaller items.   She encouraged the Commissioners to speak up if an 
item was missing so it could be incorporated into the final draft.                  

Thaynes         

Planning Manager Sintz referred to page 314 of the original General Plan Draft.  She commented on 
a request to define different types of open space and there was a specific reference to the barn that 
was listed on page 314.  Since that discussion took place, the Staff added a new section under the 
Natural Setting Strategy Section on open space.  Planning Manager Sintz noted that this was new 
information that came out of the discussion, and she asked for comments on the breakdown of open 
space.   

Director Eddington remarked that the Staff worked with COSAC and they looked at some of the old 
definitions from Summit Land Conservancy.  They also looked at the City’s definition for different 
open space from open space documents.  The Staff tried to define passive and active open space.  
He noted that “urban” was a little more focused on what the Planning Commissioner deals with in 
MPDs, etc.   Director Eddington stated that the Staff compiled all the information into a simple format 
that could serve as a guiding document for passive, active and urban.   

Commissioner Hontz referred to page 23 of the Green Section.  She thought pools were a good 
representation of active space, but she questioned whether private pools should be considered the 
same as public pools.   Commissioner Wintzer suggested adding the word  “public” in the language 
to make the distinction.  The Commissioners concurred. 

Planning Manger Sintz asked if Commissioner Hontz had the same concern with Fields and Courts. 
 Commissioner Hontz thought the word “public” should also be inserted in that language.  Planning 
Manager Sintz suggested revising the language on the previous page under Active Open Space to 
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The Park City Heights neighborhood is situated in an area commonly referred to as Quinn’s Junction. This area today 
is home to the United States Ski and Snowboard Association, the National Ability Center and a growing first rate 
medical community anchored by the Park City Medical Center.  Quinn’s Junction takes its name from Mr. Quinn who 
homesteaded the area in the 1920’s. He was a cigar maker in Park City. 

This area also has a connection to Park City’s rich mining history. The intersection of what is today Hwy 248 and Hwy 
40 was named Keetley Junction by the Union Pacific railroad after John (Jack) Keetley who was the Superintendent of 
the Ontario Mine from 1902 until his death in 1912. This was the point where the Ontario Branch of the Union Pacific 
Railroad left the Park City Branch to serve the station at the Ontario drainage tunnel at Keetley in Wasatch County. This 
was a major traffic point on the Park City Branch, loading 200 tons per day when in 1925 several mining companies 
merged to form the Park Utah Consolidated Mining Company. In 1995 this area was flooded as part of the Jordanelle Dam 
project. 

The Union Pacific Park City Branch Railroad grade has been preserved as a 28-mile rail-trail and bikeway providing 
recreational and alternative transportation options.  The “Rail Trail,” as it is commonly known, follows the historic route 
of the Union Pacific railroad spur from the mining town of Park City to the main Union Pacific Railroad line still in use at 
Echo. A connector trail is provided in the Park City Heights neighborhood to access this historic trail. The Historic Union 
Pacific Rail Trail has been open since 1992, and is one of America’s first 500 rail trails. 

The Park City Heights neighborhood is south of Silver Creek and Richardson Flats, areas historically used for mining-
related activities including storage of excess ore and excavated materials and currently undergoing remediation. The road 
currently known as Richardson Flats Road has gone by several names over the years, some more colorful than others 
including Highway (US) 40, Gun Club Road and Old Dump Road. In 1980 the Utah Department of Transportation built a 
relocation of US-40 to get it out of the valley that would be filled by the Jordanelle Reservoir. The locally popular name 
“Old Dump Road” refers to its use as the path to the official county landfill that used to be located by Richardson Flat near 
what is today the Park and Ride.  Local lore attributes the name Gun Club Road to another hobby – shooting at road signs 
and other items dumped in the area. Today the road is owned by Summit County. 

Area History
Design Guide for  Park City Heights

F O R E W A R D
iiiPacket Pg. 337



Park City has a rich Architectural Heritage that has created a collection of neighborhoods, remarkable for their diversity 
and unique character.  Park City Heights is a new mountain neighborhood that blends a variety of home and lot types, 
architectural styles and landscapes that use key character elements found in these diverse Park City neighborhoods.  
Located within an important entry corridor to Park City, Park City Heights must establish itself as a distinct neighborhood 
while still fitting within the context of the existing and surrounding natural and architectural fabric.  It is important to 
represent an “Old Town” and “Park City” character within the development, but replicating these styles is not desired.  
Park City Heights strives to become an “authentic” neighborhood designed around neighborhood parks, open spaces 
and trails, a variety of home types and lot sizes and diverse architectural elements.  For homes in Park City Heights, 
the emphasis is on simple structural expressions using a vocabulary of architectural elements found within Park City 
including Victorian, Cottage, Arts and Crafts, Prairie Style, and Modern and Contemporary styles.  Each Home within 
Park City Heights with the exception of the 2 lots accessed from Deer Valley will be required to meet and adhere to the 
following guide with the intent that each and every Home contributes to the community as a whole.  The Deer Valley lots 
must adhere to the C.C. & R’s of the Oaks at Deer Valley.

Applicability
Design Guidelines have been created to ensure all improvements at Park City Heights preserve the natural beauty of 
the surrounding landscape and generate a unified community design.  The Guidelines are intended to provide direction 
to owners and designers to ensure compatibility with the desired character at Park City Heights.  They explain the 
architectural aesthetics and site considerations that are to guide the design and construction of all new buildings, 
building additions, site work, and landscaping within Park City Heights.  These Guidelines are not intended to create a 
homogenous, look alike neighborhood of earth tones and mountain timbers, but rather are intended to create a harmonious 
and diverse community of unique and varied homes that will form the foundation for a vibrant and successful mountain 
neighborhood.

The Design Guidelines are organized into six sections:  
 • Overview
 • Park Homes
 • Cottage Homes
 • Homesteads
 • Landscape Patterns
 • Sustainability

Each section is designed to provide key information that will help homeowners make architectural and site planning 
decisions for their homes within Park City Heights.  Each Lot Type is provided with a set of specific Community and 
Architectural Patterns.  The Community Patterns section provides building setback, street character, garage placement 
and orientation for each product type within the development.  The Architectural Patterns section presents Guidelines 
for individual architectural elements and key details, materials and applications to help owners create compatible homes 
within a neighborhood setting.

The Landscape Patterns and Sustainability sections apply to each Lot Type throughout the development.  The Landscape 
Patterns provide a list of appropriate landscape materials for all lot and home types and emphasizes the importance of 
appropriate plant materials for the various landscape forms and spaces for each home and lot.  The Sustainability section 
focuses on specific sustainable measures that must be incorporated by every home within the project.

Each Lot owner or Builder must also refer to the Park City Heights Codes, Covenants and Restrictions for specific 
requirements and design review submittal requirements.

Design Philosophy
Design Guide for  Park City Heights
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H o m e  T y p e s :

A r c h i t e c t u r e  P a t t e r n s  -  L o t  T y p e s
P A R K  C I T Y  H E I G H T S 1

Park Homes

Cottage Homes

Homesteads

Park City Heights offers a variety of lot and home types ranging from Multi-

Family Condominiums and Townhomes to Single Family Lots from 35’ to 125’ 

wide.    Particular interest must be paid to all homes within the project as they 

relate to one another as well as how the homes are viewed from the adjacent 

roadways and trails.  Care must be taken to de-emphasize the garage from the 

Street.  Providing garages as secondary elements of the home and placing an 

emphasis on the front of the home is a priority within the development with 

special consideration for all homes that are near the Highway 40 corridor.  All 

Multi-family homes have parking that is accessed from a rear lane to a garage, 

carport or structured parking.  Each of these homes is designed to front a public 

green of various types.  All Cottage Single Family lots are accessed from a rear 

lane to a garage or paved parking space with Homes fronting the Street or public 

green spaces with walkways and trails.  Street access must be provided to all 

Homestead Single Family Lots with a number of the homes providing garages at 

or near the front facade of the home.  

M a s t e r  P l a n
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M a s t e r  P l a n

Park Homes consist of small lot single family homes and 4-unit 
multi family buildings.  All Park Homes front or are adjacent to 
or in close proximity to a park or open space and are primarily 
accessed by rear lanes and rear garages providing a focus on the 
front doors and front porches.

Cottage Homes consist of smaller single family homes on varied 
lot sizes that generally range in size from 4,200 4,500 square feet 
to 10,500 square feet.  Prominent street oriented entry’s and front 
porches along with semi-recessed or detached garages are used to 
provide an emphasis on placing people near the street.

Homesteads consist of larger single family homes generally on 
lots ranging in size from 8,000 square feet to 25,000 square feet.  
Homesteads are located across the upper slopes of the development 
and these lots will form the visual transition to the surrounding 
open space and will require the most sensitive placement to respect 
and respond to the existing terrain.

Lot Types
Design Guide for  Park City Heights
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Park City Heights is comprised of a variety of architectural styles found within three (3) unique and diverse Lot types: 
Park Homes, Cottage Homes and Homesteads.

• Park Homes

• Cottage Homes

• Homesteads
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Street  Patterns
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All Park Homes are adjacent to a park or open space and 
have garages behind the homes.  The front facades of 
these homes are oriented to walkways and trails providing 
great access to the neighborhood amenities surrounding 
them.  Front porches are critical elements of these 
homes, helping to reduce the impacts of the mass on the 
streetscape and surrounding views into the project.  Park 
Homes also utilize on-street parking to provide varied and 
shared parking alternatives minimizing the impact of the 
automobile within this neighborhood.

Park Homes

Small Lot Single Family
Park Home

Ledger Way Neighborhood
Park

Updated Images to reflect
Amended Master Plan

Packet Pg. 341
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Park Homes consist of thirty-five (35) small lot single 
family detached homes and twenty-eight (28) 4-unit 
multi-family attached units and clubhouse/amenities 
buildings.

Small Lot Single Family Detached:
    Front Yard Setback:  Minimum 10’
    Side Yard Setback:  Minimum 5’
    Side Yard Street Setback (Corner Lot):  Minimum 5’
    Rear Yard Setback:  Minimum 5’

Multi-Family Attached:
    Front Yard Setback:  Minimum 5’
    Interior Unit Side Yard Setback:  No minimum  
 - units are attached
    End Unit Side Yard Setback:  Minimum 2’
    Rear Yard Setback:  Minimum 10’

Clubhouse/Amenity Structure(s):
    Front Yard Setback:  Minimum 3’ for main Structure*
    Side Yard Setback:  No minimum
    Side Yard Street Setback:  No minimum
    Rear Yard Setback:  No minimum
* Exceptions: Roof overhangs, support structures, posts, 
footings, patios, steps, sidewalks, balconies, gazebos, and 
similar Structures are allowed as exceptions.

Front Facade:  At least 40% of the Primary Facade must 
be within 5’ of the required minimum Front Yard Setback.

Garages:  Shall be a maximum of 24’ wide.  Garage 
doors must be placed at either 7’ 10’ from the edge of the 
Right-of-way property line or a minimum of 18’ from the 
edge of the Right-of-way property line.

Garage Doors:  Two (2) car wide garage doors may be a 
maximum 18’ wide.  Single doors may be a maximum of 10’ 9’ 
wide. 

Parking:  No enclosed structures for the storage or parking of 
boats and/or motor homes are permitted.

Front Yard Exceptions:  (1) Uncovered steps leading to the 
Main Building provided the steps are not more than four feet 
(4’) in height from Final Grade, not including any required 
handrails, and do not cause any danger or hazard to traffic by 
obstructing view of a street or intersection; (2) Roof overhangs, 
eaves, and cornices projecting not more than three feet (3’) into 
the Front Yard;

Side & Rear Yard Exceptions:  (1) Bay Windows not more 
than twelve feet (12’) wide, projecting not more than two feet 
(2’) into the Side/Rear Yard; (2) Chimneys not more than five 
feet (5’) wide projecting not more than two feet (2’) into the 
Side/Rear Yard; (3) Window wells and light wells projecting 
not more than three feet (3’) into the Side/Rear Yard; (4) Roof 
overhangs and eaves projecting not more than three feet (3’) 
into the Side/Rear Yard; (5) Fire riser rooms extending not 
more than three feet (3’) into the Side/Rear Yard; (6) Window 
sills, belt courses, cornices, trim, and other ornamental features 
projecting not more than six inches (6”) beyond the window or 
Structure to which it is attached.  In no case shall an exception 
be allowed if contrary to the International Building Code.

Front, Side & Rear Yard Exceptions:  (1) Fences, retaining 
walls, stairs, pathways, trails, sidewalks, patios, driveways, 
similar Structures, screened mechanical and utility equipment, 
and approved Parking Areas are allowed  as exceptions in 
the Front/Side/Rear Yards as approved by the Design Review 
Board.Park Homes

Rear
Yard

Front Yard

Front
Yard

Rear Yard

Small Lot Single Family Detached:
Multi-Family Attached:
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Park Homes

Unit Size
Units in the Park Homes area will have a minimum square 
footage of 800 sq ft. The first floor area shall not be less 
than 470 sq. ft. for two story units. The maximum square 
footage for any unit is 2,700 2,800 sq. ft. (all areas noted 
are gross living areas and exclude porches, decks, garages 
and uninhabitable basements) as defined by the Park City 
Municipal Land Management Code.

Building Height
The intent of the height guideline is to present an 
appropriately scaled roofscape that is compatible with 
its use and placement a human-scale roofscape, one that 
steps with the contours of the terrain and recalls the natural 
setting.  Allowable building heights are limited by the Park 
City Municipal Land Management Code. Generally building 
heights cannot exceed 28’ as measured from existing natural 
grade at any point, excluding chimneys.  No Structure shall 
be erected to a height greater than twenty-eight feet (28’) 
from existing grade.  Accessory Structures shall not exceed a 
maximum height of eighteen feet (18’) to the peak of the roof.

The following exceptions apply only to the Main Structure:
  (1)  A gable, hip or similar pitched roof may extend up to five 
feet (5’) above Building Height, if the roof pitch is 4:12 or 
greater.
  (2)  Chimneys, flues, vents, and similar Structures may 
extend up to five feet (5’) above the highest point of the 
Building.

To ensure diversity, identical building elevations shall not 
be permitted on the same street frontage or directly across 
the street for a distance of no less than three-hundred (300) 
feet. The Design Review Board shall approve exterior 
elevations of multi family the use of similar plans in multi-
family attached buildings and require variations in colors 
and materials between building facades to ensure diversity 
within the development. These requirements are applied 
so that the building mass does not become overpowering.  
Where possible, making changes to Changing the wall planes 
changing direction and providing some variety in the roof 
form will yield diversity and visual interest.

Scale of Buildings
It is important that the massing of the buildings be scaled 
in such a way that it relates to the people living there and 
harmonizes with the area and its natural features. This is 
especially true in the Park Home area where some of the 
attached buildings may be larger than in other areas of the 
development. Park Homes range in size from small lot single 
family units homes to 4-unit multi family attached buildings. 

To avoid building forms that are boxy in massing the 
following criteria should be met.

• No unbroken expanse of building mass may exceed 25’ 35’.  
If the 25’ 35’ is reached the wall line must step a minimum 
of 3’ 2’ (Small Lot Single Family Detached units only).

• No unbroken expanse of building mass may exceed 45’.  If 
the 45’ is reached the wall line must step a minimum of 1’ 
(Multi-family Attached units only).

In addition to a horizontal shift, it is encouraged to provide 
a vertical shift as well.  This can be accomplished with the 
following:

• Roof lines should shift up or down to take on a different 
ridge alignment.

• Roof areas must provide variation in roof shape.  No single 
roof shape should dominate the total roof area.

Repetition
Buildings of similar plans must offer up differentiation in 
elevations and color. Repetition of like elevations will not be 
permitted. 

Repetition of identical elevations is prohibited

Horizontal & vertical variation must occur
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Foundation Walls
Foundation walls form the base or grounding element of 
the structure.  These walls should be a continuation of 
the building wall.  Foundation walls must step down with 
the grade change so that their exposed surface is covered 
minimized. Maximum exposed foundation wall height is 
four feet (4’).  All exposed concrete must be clad or finished 
for appearance with an approved exterior wall material, see 
Building Walls for approved materials foundation plaster, 
stone veneer, board formed concrete or paint.

Building Walls 
Building walls are those walls above the foundation walls 
that form the middle of the structure. The treatment of 
these walls provides an opportunity to visually unify this 
phase of the development. The use of different materials 
is encouraged to give distinction to the varied forms of the 
building. Materials on building walls will be limited to three 
different types for any single structure in the Park Homes.
            
Approved materials are:
 • Natural Stone
 • Horizontal wood siding
 • Board and batten vertical wood siding
 • Machine sawn wood shingles
 • Composite siding or approved similar
 • Stucco (as approved by the Design Review Board)
 • Steel (as approved by the Design Review Board)
 • Masonry

Walls
A Design Guide for  Park City Heights
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Park Homes

Wall Appurtenances
Detail elements applied to the exterior wall such as wall 
decoration, shutters, bay windows and flower boxes can add 
visual interest to the building façade. Care should be taken 
to not overstate or overly decorate. These elements should 
be functional and not simply replications of things seen 
elsewhere.
   
 • Wall Decoration - Painted, relief or trimmed detail  
 work is not recommended.
 

• Window and Door Shutter -  Should be less 
prominent in the Park Homes.  If used they should 
appear operable and matched to size openings.  They 
may be made of wood or fiberglass that resembles 
wood.  Design should be simple and straightforward, 
without undue decoration.  Painted shutters are 
encouraged on single windows and fully glazed 
doors.   Hardware shall be corrosion-resistant in a 
compatible color.  Styles may be louvered, raised 
or flat paneled or planked and awning shutters are 
permitted.

 • Bay Windows and Flower Boxes - These should be  
 designed in a simple and direct manner.

Shutters not prominent in 
Park Homes

Horizontal & vertical siding material combinations

Vertical siding

Simple wall decoration
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Porches 
 A core ideal of the development is the use of covered 
front porches to promote a human scale, sense of entry 
and emphasize relationship to the street. Massing of porch 
elements also can help to further ground the building by 
forming a base from which the building mass can grow. 
To this end, porches should be made to convey a sense of 
human scale and are limited to one-story in height. 

Integration of the front porch is required in the Park Homes 
area.  
• Porches are usually located at the front setback line, but 
may also be located at the side setback line.

• Porches often will have deep eaves repeating the same 
rafter treatment as the main roof.

• Porch roof forms shall be consistent with the architectural 
style of the home.

• Porches must be a minimum of 8” above finished grade 
unless ADA access is required to the home.  Not all porches 
will be the same height.  Porch height should vary in that 
porch height is a function of the topography and style of the 
home.  The front porch steps must be designed as an integral 
element to the design and style of the home and not just 
“stuck on” the front of the home.

• Porches can be used to wrap the corner of a house or fill the 
void created by an “L” shaped plan.   Wrapped porches are 
strongly recommended for Corner Lots. 

• Creativity consistent with the architectural style of the 
house shall be used in designing columns, posts, brackets, 
railing, trim and molding.

• Columns, where provided, must terminate at the porch deck 
or extend to within 4” of finished grade.

• Minimum porch depth is 5’ with a minimum of 40 square 
feet.  In some instances porch depth will be allowed a 
minimum porch depth of 4’.  This will require additional 
porch length to ensure that porches are functional.

Porches
A Design Guide for  Park City Heights
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Park Homes

• All porches shall be properly detailed with authentic porch 
edge conditions, including a cantilevered “lip” or edge.  If 
the porch surface is left as natural or colored concrete the 
face of the cantilevered lip must also remain as natural 
or colored concrete.  If the porch surface is finished with 
another material, then that material should wrap the face of 
the porch lip.

Appropriate Porch flooring surfaces include:
 • Wood or Composite Decking
 • Natural or Approved Colored Concrete
 • Tile or Concrete Pavers

Porches located at front setback

Properly detailed porch elements

Porch reduces impact of 
building mass to street

Porch height should vary
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Expressive trim

Vertical proportion

Trim proportion to the size of 
the openings

Predominantly rectangular

Trim with simple profile

Doorway is complimentary to 
materials of the home

Door is protected from 
weather

Windows
Windows should be predominantly rectangular in shape and 
vertical in orientation. Octagonal, circles and hexagons will 
not be approved. Window heads must be shaped to match 
roof lines or remain level. No scissor truss windows will be 
permitted with slopes not matching the roof line. 
Windows may be constructed of the following materials:

	 •	Wood
	 •	Wood	clad	with	color	fast	vinyl	or	aluminum
	 •	Metal	clad	windows	must	be	coated	with	an		 	
	 approved	finish
	 •	Vinyl

Note:  The glass and frames used in windows and skylights 
cannot	be	highly	reflective.	The	lenses	of	skylights	must	be	
clear,	gray	or	bronze.	All	skylights	must	be	low	profile.	No	
bubble type skylights will be permitted. Skylight locations 
should integrate well with the exterior design and not seem 
random. Light pollution from skylights will not be permitted.  
The type and location of skylights are subject to the Design 
Review Board.

Windows & Doors
A Design Guide for  Park City Heights
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Park Homes

Doors  
Exterior door openings into conditioned space should be 
protected from weather. Porches, overhangs and other 
architectural features can shield openings and add interest. 
Doorways should be rectangular in shape. They should 
be	made	of	a	material	and	finished	in	a	manner	that	is	
complimentary to the other exterior materials being used. 
The use of limited glass in entry doors is encouraged, ex. ½ 
lights with divided lights.  Full glass doors are discouraged.

Trim
Within	the	Park	Home	product	expressive	trim	is	identified	
as a key architectural element.  Trim shall be proportioned 
to the size of the opening.  Trim shall project a minimum of 
one-half inch past the leading edge of the adjacent siding.  
Most	trim	shall	be	flat.		Any	shapes	must	have	a	simple	
profile.		Siding	must	abut	trim	(trim	shall	not	be	installed	on	
top of siding).
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Garages 
Garages or Parking Structures are required in the Park Homes 
area of the development. They can be attached or detached 
and must provide a minimum of one car per residential unit. 
Garages must not dominate the structure when viewed from the 
street, especially in areas visible from right-of-ways, common 
areas and adjacent home sites.  All garages must be accessed 
from the Local Street.  Parking Structures maby be accessed 
from Residential Streets.  Garages may be side entry designs 
or accessed perpendicular from the Local Steet.  The use of 
overhangs and significant architectural details are encouraged 
to visually lessen the impact of the garage entrance(s).  
            
Garage Doors
Garage doors must be provided with detailing that is tied to 
the homes overall design themes.  Garage doors must appear 
as traditional swinging, folding or sliding doors.  Segmented 
doors are only permitted allowed if they are constructed to 
appear to be one of these the traditional door types, or similar, 
as shown in the images (see images this page) and are subject 
to Design Review Board approval. 

• Doors should be paneled and may incorporate glass.

• Doors should are encouraged to be painted or stained colors 
similar to the body of the home to lessen their visual impact.

• Single garage doors are preferred. The use of single doors 
allows for more variety in the garage elevation.

• Garages for an individual unit are limited to two (2) garage 
doors in the Park Home area.  A two (2) car tandem garage is 
allowed. 

• No garage door over 9’ high will be approved. 

• Doors may include Diagonal, X-Bracing or Z-Braced Planks 
or Panels if consistent with the design of the home.

Driveways
Shared Driveways are allowed and encouraged but their width 
at the curb must be minimized.  Driveways are encouraged 
to be concrete, colored concrete, stamped colored concrete, 
unit pavers turf block or other permeable pavers or other 
pattern and texture methods approved by the Design Review 
Board.  Asphalt drives will be permitted but must be properly 
maintained.

Garages & Garage Doors
A Design Guide for  Park City Heights
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Single doors are 
preferred where feasible

Paneled doors are encouraged to 
incorporate glass

Door is painted to match body of the home

Living area overhangs garage 
to lessen visual impact

Segmented doors - help 
to visually appear as two 
separate doors

Added new Image
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Variation in Roof Forms Contributes to a 
more Visually Rich Neighborhood

Appropriate roof overhangs

Roof Patterns
Roof elements play a major part in how the overall building 
design relates to human scale and to the topography of the 
site. Roof forms can also help bring developments together 
visually through the use of reoccurring underlying principles.    
	 •	Allowable	roof	pitches	for	sloped	roofs	are
 between 4:12 3:12 and 8:12 12:12 (roof pitch less
	 than	4:12	may	not	extend	up	to	five	feet	(5’)	above
	 the	twenty	eight	foot	(28’)	Building	Height)
	 •	Allowable	roof	types	are:	gable,	hip,	partial	hip
	 and	flat.	
	 •	Shed	roofs	may	only	be	used	as	secondary	roof
 forms (shed roofs may have a pitch of no less than  
	 2:12)
 •	Flat	roofs	are	also	an	allowable	roof	form	(flat
	 roofs	may	be	sloped	for	drainage)
 
Roof forms need to be broken down to address human scale 
so as not to become boxy. Generally roof structures and roof 
lines should step with the topography of the site creating the 
appearance that the buildings mass steps with and follows 
the	slope	of	the	site.		Flat	roofs	should	be	incorporated	into	
the	Park	Homes	where	feasible	and	utilized	for	snow	storage,	
water	collection,	reduced	roof	impacts	and	the	creation	of	
“green”	landscaped	roofs,	roof	gardens	or	patio	spaces.

Building	designs	will	incorporate	a	primary	roof	form	
with	secondary	elements	attached	to	the	primary	form.	See	
Massing & Composition for additional criteria. 

The following roof shapes are not permitted:                                                  
	 •	Mansard,	fake	mansard,	Gambrel	or	Domed

Roof Overhangs
Roof overhangs protect walls and openings from weather 
and contribute to the buildings character. Roofs should 
overhang walls a minimum of 12” and a max of 24” 36”.  
Roof overhangs less than 12” requires Design Review Board 
committee approval.  Overhangs	of	0”	are	allowed	on	flat	
roofs.		Wood,	composite	and	aluminum	are	allowed	materials	
for	facia	and	soffit.

Roof Patterns & Materials
A	Design	Guide	for 	Park	City	Heights
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Roof Materials
Allowed	roofing	materials	are:	
				 •	Architectural	composition	shingles,	min.30	year
	 •	Copper,	must	oxidize	and	turn	bronze
	 •	Zinc,	flat	finish	
	 •	Cor-ten	steel
	 •	Self	adhering	single	ply	Membrane	roofing	(at	flat	
	 roofs)
	 •	Solar	Shingles
	 •	Green	roofs

 The following materials can be used with approved color 
selection:
	 •	Aluminum
	 •	Steel

Standing	Seam	Metal	or	corrugated	roofs	shall	be	primarily	
allowed on accent and porch roofs.

The	following	roofing	materials	are	not	allowed:
	 •	Wood	Shakes
	 •	Highly	reflective	metals
	 •	Asphalt	rolled	roofing

Overhangs protect walls

Primary roof form broken up with secondary roof elements

Roof is broken up to relate to human scale

Changed	Image
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Roof Appurtenances
Approved Dormer Shapes:
	 •	Shed	Dormers
	 •	Gable	Dormers
	 •	Hip	Dormers
                                 
•	Snow	Diverters	should	be	used	wherever	sufficient	
amounts	of	snow	may	accumulate	over	occupied	areas	such	
as	entries,	patios,	porches,	driveways	and	decks.	Special	
care	should	be	taken	with	metal	roofing	as	it	is	prone	to	
releasing	snow	which	can	cause	injury	to	people	or	damage	
to	property.		

•	Snow	Melt	Systems	should	only	be	considered	when	all	
other	alternatives	have	been	explored	fully.		Proper	roof	
design	is	imperative	to	eliminate	the	dependancy	of	snow	
melt	systems	and	their	energy	consumption.

•	Roof	top	stairs,	mechanical	and	electrical	areas	are	required	
to	be	placed	within	the	roof	structure	and	are	not	permitted	
to	be	placed	on	the	roof	unless	shielded.	Shielding	solutions	
must	be	approved	by	the	Design	Review	Board committee.

•	Ornaments	like	finials,	scroll	work	on	the	ridge	or	barge	
and	eave	boards	or	decorative	turrets	are	discouraged.

•	Skylights	are	not	to	be	highly	reflective	and	must	be	
installed	flush	against	the	roof.	They	should	not	extend	to	the	
eave	line.	As	mentioned	elsewhere	in	these	guidelines	bubble	
type	skylights	will	not	be	approved.		Light	pollution	from	
skylights	will	not	be	permitted.

•	Horizontal	direct	vent	fireplaces	are	allowed	but	chimneys	
are	encouraged.		When	used,	chimneys	must	be	enclosed	in	
a	chase.	The	chase	may	be	clad	with	wood	siding,	stucco,	
stone	or	approved	metal.	Chimney	caps	are	required	and	
must	be	constructed	of	approved	material.	Exposed	metal	
chimneys	and	spark	arrestors	are	not	permitted.

•	Mechanical	vents	6”	or	larger	must	be	enclosed	in	an	
appropriate	architectural	structure	to	match	building	
components.	When	chimneys	are	required	their	size,	shape	
and	height	should	match	that	of	other	chimney	elements	on	
the	roof.	All	other	unenclosed	exposed	vents	must	be	coated	
to	match	the	roof	color.			

Gutters and Downspouts
Gutters	and	downspouts	should	be	metal	or	copper,	have	
a	factory	finished	metallic	patina,	painted	to	match	the	
surface	to	which	they	are	attached	or	match	the	trim	color	
of	the	home.

Rain Storage Devices
All	rain	storage	devices	must	be	placed	underground.

•	Clerestories	should	be	placed	within	the	field	of	the	roof	
and	cannot	extend	to	the	eave	lines	except	as	approved	by	
the Design	Review	Board committee.

•	Solar	Panels	are	allowed	and	encouraged	and	should	be	
placed	to	maximize	their	effectiveness	while	also	minimizing	
their	visual	impacts	on	adjacent	owners	and	the	community	
as	a	whole.

Gutters match surface or trim color

Mechanical vents reflect architectural style

Skylight placed flush to roof 
and color blends well with roof

Solar panels located to maximize 
effectiveness and minimize visual 
impact
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Antennae and Satellite Dishes
When possible, satellite dishes, television or radio aerials, 
or antennas should be installed so as to be screened from the 
road, adjacent home sites or public areas. No satellite dish 
may be installed that is larger than 39” in diameter.  Removal 
of trees to improve reception is prohibited.  The screen wall 
is subject to Design Review Board approval and must be an 
integral component of the house design. In some cases, the 
enclosure may not be approved due to the location on the 
home site and its visual effect on the overall street scene or 
as viewed from adjacent home sites. Umbrella covers over 
satellite dishes are prohibited.

Trash Containers
Space shall be provided in an adequate and appropriate side 
or rear yard or interior portion of the garage to accomodate 
at least one trash and one large recycling container per unit 
and must be concealed from view from the Street or Local 
Street.
 
Accessory Structures
No accessory structures are permitted.

Lights should complement architectural style but 
remain simple in form 

Mechanical Equipment
Care must be given in designing a home to the location of 
utility equipment to avoid prominent exposure of mechanical 
equipment and meters to public view.  Compressors, 
meters, utility boxes and miscellaneous equipment shall be 
grouped and located and screened to minimize the impact on 
neighbors and the community. 

Utility meters are typically required to have impact 
protection.  The location and design of this impact protection 
shall be included on the construction plans.  The design 
shall satisfy the building department and utility provider 
requirements.
 
Screens can be comprised of either landscaping or 
landscaping and wood that is compatibly detailed to 
harmonize with the homes exterior.  Exposed vents, grilles 
and other mechanical, electrical and plumbing components 
should be coordinated with building elements.  Consider 
locating the dryer exhaust vent, hose bibs, waterproof 
outlets etc. below the first floor beam.  Conceal these items 
to the extent possible and coordinate visible items with the 
foundation piers and screens.

No roof mounted mechanical equipment is allowed unless 
mounted on a flat roof element and is not visible from public 
view.

Lighting
Front porch lights should be a primary architectural focus. 
Outdoor and indoor lighting will be carefully reviewed to 
assure that neighboring properties are protected from light 
sources.  The intent is to produce an enticing low level 
throughout the community that creates a warm ambience 
while maintaining views of the night sky and stars.
Exterior lighting shall be kept to a minimum and shall be 
limited to porches, courtyards, garage entries, addresses and 
to mark paths.  

The light source must conform to Park City Municipal 
Corporation Municipal Code / Land Management Code 
standards (found at www.parkcity.org).  Floodlighting and 
moonlighting are prohibited.
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Exterior Colors         
The Park Homes have a diverse range of building size. 
With this diversity comes an opportunity to introduce a 
broad range of color ranges seen in other phases of the 
development. Smaller buildings such as duplex & fourplex 
buildings should follow the standard established by the 
Cottage Homes guidelines & utilize primary colors.  White 
& light gray are not considered primary colors.  Buildings 
larger than four units Multi-family buildings should must 
utilize colorful earth tones in an effort to lessen their visible 
mass.

Key Elements       
• Varied Wall Planes & Massing
• Expressive Trim
• Exposed Structural Elements
• Low Sloping/Flat Roofs
• Emphasis on Front Porches
• Mining Meets Modern
• Not Resort Mountain Timber
• Mountain Contemporary

• Simple Forms
• Garages Secondary
• Grouped Windows
• Creative Materials
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Typical Cottage Homes are single story, story and a half 
and two story homes placed on traditional lots located in the 
heart of the neighborhood.  The Cottage Homes place an 
emphasis on the homes front facade with prominent street 
oriented entry’s and front porches and by incorporating 
semi recessed garages or detached garages and, where 
feasible, garages that are accessed from the side street.  The 
Cottage Homes are placed close to the street and sidewalks 
creating an intimate setting that should include appropriate 
front yard landscaping and garden fencing common to 
traditional neighborhoods while still providing on street 
parking and sufficient snow storage areas.

Cottage Homes

Cottage Home Cottage HomePiper Way Ledger Way

Updated Images to reflect
Amended Master Plan
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Cottage Homes consist of single family detached homes on 
lots that range in size from approximately 4,200 square feet 
to 10,500 square feet.

Front Yard Setback:  15’ to Main House - 20’ to front of 
garage.  Front Porches or Single Story Bays may extend to 
within 10’ of the Sidewalk or Street ROW property line.

Side Yard Setback:  Minimum setback for all homes is 5’

Side Yard Street Setback (Corner Lot):  Minimum 10’ 
for all structures to Main House - 15’ to front of garage 
(side load garage).

Rear Yard Setback:  Minimum 20’ to Main House

Front Facade:  At least 40% of the Primary Facade must 
be within 5’ of the required minimum Front Yard Setback.

Attached Garages:  Garage door width must not exceed 
55% of the width of the front facade of the house. Shall 
be a maximum of 24’ wide.  Garages at front or side yard 
shall be setback 20’ of 5’ behind front or side Facade 
(Whichever is greater).  Garages mus be placed a minimum 
of 5’ from the Side Property Line.  Attached Garages shall 
be a maximum of 26’ wide.  Garages shall be setback a 
minimum of 5’ behind Facade.  

Detached Garages:  Shall be a maximum of 24’ wide 
May be placed at 3’ from the side property line and shall 
be a maximum of 18’ in height.  Detached garages shall be 
setback a minimum of 5’ behind facade.

Garage Doors:  Two (2) car wide garage doors may be a 
maximum 18’ wide.  Single doors may be a maximum of 
10’ wide.
Cottage Homes

Cottage Lots:

Rear Yard

Front
Yard

Parking:  No enclosed structures for the storage or parking 
of boats and/or motor homes are permitted. 

Front Yard Exceptions:  (1) Uncovered steps leading to 
the Main Building provided the steps are not more than 
four feet (4’) in height from Final Grade, not including any 
required handrails, and do not cause any danger or hazard 
to traffic by obstructing view of a street or intersection; 
(2) Roof overhangs, eaves, and cornices projecting not 
more than three feet (3’) into the Front Yard; (3) Porches 
and Bay Windows, not more than ten feet (10’) wide, 
projecting not more than five feet (5’) into the Front Yard;

Side & Rear Yard Exceptions:  (1) Bay Windows not 
more than twelve feet (12’) wide, projecting not more than 
two feet (2’) into the Side/Rear Yard; (2) Chimneys not 
more than five feet (5’) wide projecting not more than two 
feet (2’) into the Side/Rear Yard; (3) Window wells and 
light wells projecting not more than three feet (3’) into the 
Side/Rear Yard; (4) Roof overhangs and eaves projecting 
not more than three feet (3’) into the Side/Rear Yard; (5) 
Hot tubs and decks located at least five feet (5’) from 
the Side/Rear Lot Line; (6) Window sills, belt courses, 
cornices, trim, and other ornamental features projecting not 
more than six inches (6”) beyond the window or Structure 
to which it is attached.  In no case shall an exception be 
allowed if contrary to the International Building Code.

Front, Side & Rear Yard Exceptions:  (1) Fences, 
retaining walls, stairs, pathways, trails, sidewalks, patios, 
driveways, similar Structures, screened mechanical and 
utility equipment, and approved Parking Areas are allowed  
as exceptions in the Front/Side/Rear Yards as approved by 
the Design Review Board.

Updated Image to reflect
Amended Master Plan
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Cottage Homes

Residence Size
Residences in the Cottage Homes area will have a minimum 
square footage of 900 sq ft for single story structures. The 
first floor area (defined as that floor that is accessed by 
the front door) shall not be less than 600 sq. ft. for two-
story structures.  The maximum square footage for any 
residence is 3,500 sq. ft. (all areas noted are gross living 
areas and exclude porches, decks, garages and uninhabitable 
basements) as defined by the Park City Municiple Land 
Management Code.

Building Height
The intent of the height guideline is to present a human-scale 
roofscape, one that steps with the contours of the terrain 
and recalls the natural setting.  Allowable building heights 
are limited by the Park City Municipal Land Management 
Code.  Generally building heights can not exceed 28’ as 
measured from existing natural grade at any point, excluding 
chimneys.  No Structure shall be erected to a height greater 
than twenty-eight feet (28’) from existing grade.  Accessory 
Structures shall not exceed a maximum height of eighteen 
feet (18’) to the peak of the roof.
 The following exceptions apply only to the Main 
Structure:
  (1)  A gable, hip or similar pitched roof may extend up to 
five feet (5’) above Building Height, if the roof pitch is 4:12 
or greater.
  (2)  Chimneys, flues, vents, and similar Structures may 
extend up to five feet (5’) above the highest point of the 
Building.

Side Elevations
All Cottage units with side elevations exposed or clearly 
visible from a public road shall pay special attention to the 
massing and composition to ensure appropriate scale and 
form to fit visually into the landscape and windows should 
occur in these visible end walls.  Additional landscape 
measures may be required to achieve this requirement. 

Built Forms Follow Contours
Building placement should respect existing land forms. 
Structures should follow contours and fit into existing land 
massing, rather than ignore or dominate these forms.

Scale of Buildings
It is important that the massing of the buildings be scaled 
in such a way that it relates to the people living there and 
harmonizes with the area and its natural features.  No unbroken 
expanse of building mass may exceed 35’ 45’ in length on 
all any side elevation and 25’ on all front and rear elevations 
without a break or step.  If the maximum length is reached, 
the wall line must step a minimum of 4’ any combination 
of vertical and horizontal stepping can be added together to 
achieve a minimum of 3’ shift, subject to the architectural style 
of the home.

This requirement is applied to ensure building mass does not 
become overpowering.  Changing the planes of walls, changing 
direction, and providing some variety in the roof form yields 
diversity and visual interest.  Additive building volumes give 
the home an apperance that it was built over time.

Repetition
Buildings of similar plans must offer up differentiation in 
elevations and color.  To ensure diversity, identical building 
elevations shall not be permitted on the same street frontage 
or directly across the street for a distance of no less than three-
hundred (300) feet.  Also, no more than 2 similar floor plans 
may occur consecutively along a street. The Design Review 
Board shall review these requirements on a case-by-case basis 
per specific site conditions.  Homes with similar heights may 
only occur consecutively along a street three times before a 
change in massing is required.  For example, three adjacent 
two-story homes must be followed by a one and a half story 
or one-story home.  There should be substantial variation in 
individual building forms. Avoid Consecutive Massing

Undesirable Vertical Articulation added

Horizontal 
Articulation added

Desirable
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Foundation and Retaining Walls
Foundation walls form the base or grounding element of 
the structure.  These walls should be a continuation of 
the building wall.  Foundation walls must step down with 
the grade change so that their exposed surface is limited 
minimized.  Maximum exposed foundation wall height is 
four feet (4’).  All exposed concrete must be clad or finished 
for appearance with foundation plaster, stone veneer, board 
formed concrete or concrete with an exposed aggregate paint.  
Retaining Walls should appear to be an extension of the 
foundation walls of the structure.  Retaining Wall materials 
may include stacked rock or materials to match foundation 
wall material subject to Design Review Board approval.  No 
Retaining Walls may be placed within the side yard setbacks 
unless they are placed perpendicular to the lot line.

Walls
A Design Guide for  Park City Heights
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Wall Appurtenances
Detail elements applied to the exterior wall such as wall 
decoration, shutters, bay windows and flower boxes can add 
visual interest to the building façade. Care should be taken 
to not overstate or overly decorate. These elements should 
be functional and not simply replications of things seen 
elsewhere.
   
• Wall Decoration - Painted, relief or trimmed detail work is 
not recommended.

• Window and Door Shutters - They should appear operable 
and matched to size openings.  They may be made of wood 
or fiberglass that resembles wood. Their design should be 
simple and straightforward, with out undue decoration.  
Painted shutters are encouraged on single windows and 
fully glazed doors.   Hardware shall be corrosion-resistant 
in a compatible color.  Styles may be louvered, raised or flat 
paneled or planked and awning shutters are permitted.

• Bay Windows and Flower Boxes - These should be 
designed in a simple and direct manner.

Building Walls 
Building walls are those walls above the foundation walls 
that form the middle of the structure. The treatment of 
these walls provides an opportunity to visually unify this 
phase of the development. The use of different materials 
is encouraged to give distinction to the varied forms of the 
building. Materials on building walls will be limited to three 
different types for any single structure in the Cottage Homes.
         
Approved materials are:
 • Natural Stone
 • Horizontal wood siding
 • Board and batten vertical wood siding
 • Machine sawn wood shingles
 • Composite Board siding or approved similar 
 • Stucco (as approved by the Design Review Board) 
 • Steel (as approved by the Design Review Board)            
 • Masonry

Does not appear operable

Foundation wall too exposed

Simple Bay Window adds 
interest to home

Shutters sized to 
match openings

Shutters are simple and 
straightforward
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Porches 
A core ideal of the development is the use of covered front 
porches to promote a human scale, sense of entry and 
emphasize relationship to the street. 

Massing of porch elements also can help to further ground 
the building by forming a base from which the building mass 
can grow. To this end porches should be made to convey a 
sense of human scale and are limited to one story in height. 

Integration of the front porch is required in the Cottage 
Homes area.

• Porches are usually located at the front setback line.

• Porches will often have deep eaves repeating the same 
rafter treatment as the main roof.

• Porch roof forms shall be consistent with the architectural 
style of the home.

• Porches must be a minimum of 8” above finished grade 
unless ADA access is required to the home.  Not all porches 
will be the same height.  Porch height should vary in that 
porch height is a function of the topography and style of the 
home.  The front porch steps must be designed as an integral 
element to the design and style of the home and not just 
“stuck on” the front of the home.

• Porches can be used to wrap the corner of a house or fill the 
void created by an “L” shaped plan.   Wrapped porches are 
strongly recommended for Corner Lots. 

• Creativity consistent with the architectural style of the 
house shall be used in designing columns, posts, brackets, 
railing, trim and molding.

• Columns, where provided, must terminate at the porch deck 
or extend to within 4” of finished grade.

• Minimum porch depth is 6’ with a minimum of 60 square.
feet.

Porches
A Design Guide for  Park City Heights
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• All porches shall be properly detailed with authentic porch 
edge conditions, including a cantilevered “lip” or edge.  If 
the porch surface is left as natural or colored concrete the 
face of the cantilevered lip must also remain as natural 
or colored concrete.  If the porch surface is finished with 
another material, then that material should wrap the face of 
the porch lip.

Appropriate Porch flooring surfaces include:
 • Wood or Composite Decking
 • Natural or Approved Colored Concrete
 • Tile or Concrete Pavers

Appropriate porch detailing Authentic flooring materials

Porch roof forms are consistent with home

Porches above grade
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Windows predominantly rectangular and vertical in proportion

Window heads must be level

Trim should be simple, flat

Expressive trim

Trim proportioned to size 
of opening

Doors should be colorful, architectural focal points

Windows
Windows should be predominantly rectangular in shape and 
vertical in orientation. Windows are often single, paired or 
in strips of three (3) or more.  Octagonal, circles arched and 
hexagon shaped windows will not be approved. Window 
heads must be shaped to match roof lines or remain level.  
No scissor truss windows will be permitted with slopes not 
matching the roof line.

Windows should not be placed within 12” of any building 
corner.

Window placement is critical and should be studied carefully 
for aesthetic appeal, rhythm, and proportion.

Windows may be constructed of the following materials:
	 •	Wood
	 •	Wood	clad	with	color	fast	vinyl	or	aluminum
	 •	Metal	clad	windows	must	be	coated	with	an		 	
	 approved	finish
	 •	Vinyl

Note:  The glass and frames used in windows and skylights 
cannot	be	highly	reflective.		The	lenses	of	skylights	must	be	
clear,	gray	or	bronze.	All	skylights	must	be	low	profile.		No	
bubble type skylights will be permitted.  Skylight locations 
should integrate well with the exterior design and not 
seem random.  Light pollution from skylights will not be 
permitted.  The type and location of skylights are subject to 
the review of the Design Review Board committee.

Doors  
Exterior door openings into conditioned space should be 
protected from weather.  Porches, overhangs and other 
architectural features can shield openings and add interest.

Doorways should be rectangular in shape. They should 
be	made	of	a	material	and	finished	in	a	manner	that	is	
complimentary to the other exterior materials being used.

Doors are encouraged to be colorful architectural focal 
points.  Full glass storm doors are allowed.

The use of limited glass in entry doors is encouraged, ex. ½ 
lights with divided lights. Full glass doors are discouraged.

Windows & Doors
A Design Guide for  Park City Heights
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Trim
Within the Cottage Home product expressive trim is 
identified	as	a	key	architectural	element.		Trim	shall	be	
proportioned to the size of the opening with a minimum 
width of three and one-half inches.  Trim shall project a 
minimum of one-half inch past the leading edge of the 
adjacent	siding.		Most	trim	shall	be	flat.		Any	shapes	must	
have	a	simple	profile.		Siding	must	abut	trim	(trim	shall	not	
be installed on top of siding). 

Packet Pg. 358



Not this - door dominates visually

Single garage doors are preferred

Front loaded garage is secondary to the home

Paneled door incorporates 
glass

Garages 
Garages are required in the Cottage Homes area of the 
development.  They can be attached or detached and must 
accommodate at least one car.  Garages must not dominate the 
residence when viewed from the street, especially in areas visible 
from right-of-ways, common areas and adjacent home sites.  
All garages accessed from the street must either be side entry 
designs or if parallel to the street must be setback a minimum of 
5’ from the front entry elevation or element of the main structure 
or be side entry designs.  The use of overhangs and significant 
architectural details are encouraged to visually lessen the impact 
of the garage entrance(s). 

Garage Doors
Garage doors must be provided with detailing that is tied to the 
homes overall design themes.  Garage doors must appear as 
traditional swinging, folding or sliding doors.  Segmented doors 
are only permitted allowed if they are constructed to appear to be 
one of these the traditional door types, or similar, as shown in the 
images (see images this page) and are subject to Design Review 
Board approval. 

• Doors should be vertical paneled or planked and may 
incorporate glass.

• Doors should are encouraged to be painted or stained colors 
similar to the body of the home to lessen their visual impact.

• Single car garage doors are preferred. The use of single doors 
allows for more variety in the garage elevation.

• Three car garages are permitted in the Cottage Homes area 
but must incorporate a tandem garage or a front and side entry 
garage combination to do so.

• No garage door over 9’ high will be approved. 

• Doors may not include Diagonal, X-Bracing or Z-Braced 
Planks or Panels if consistent with the design of the home.

Driveways
Shared Driveways are allowed and encouraged but their width 
at the curb must be minimized.  Driveways are encouraged to be 
concrete, colored concrete, stamped colored concrete, unit pavers 
turf block or other permeable pavers or other pattern and texture 
methods approved by the Design Review Board.  Asphalt drives 
will be permitted but must be properly maintained.

Garages & Garage Doors
A Design Guide for  Park City Heights
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Not this - Garage door is dominant element

Segmented doors - help to visually appear as two separate doors

Added new Image

Added new Image

Added new Image
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Roofing Patterns
Roofscapes dramatically shape a neighborhood and therefore 
require special design attention.  In Historic Neighborhoods, 
it is obvious that a variety of roof forms, masses and slopes 
give great diversity to communities.  Roof elements play 
a major part in how the overall residence design relates to 
human scale and to the topography of the site. Roof forms 
can also help bring developments together visually through 
the use of reoccurring underlying principles.            
	 •	Allowable	roof	pitches	for	sloped	roofs	are
 between 6:12 3:12 and 12:12 (roof pitch less than 
	 4:12	may	not	extend	up	to	five	feet	(5’)	above	the
	 twentyeight	foot	(28’)	Building	Height)
	 •	Allowable	roof	types	are:	gable,	hip,	partial	hip
	 and	flat
	 •	Shed	roofs	and	flat	roofs may only be used as
 secondary roof forms (shed roofs may have a pitch
	 of	no	less	than	2:12)
 •	Flat	roofs	are	also	an	allowable	roof	form	(flat
	 roofs	may	be	sloped	for	drainage) 
 •	Roof	dormers	are	encouraged	to	punctuate	second		
 story roof mass
 
Roof	forms	should	remain	simple.		All	two	story	homes	need	
to incorporate single story or secondary elements which will 
help the overall forms to sit within the topography better. 
Generally roof structures and roof lines should step with 
the topography of the site creating the appearance that the 
homes mass steps with and follows the	slope	of	the	site.		Flat	
roofs should be incorporated into the Cottage Homes where 
feasible and utilized for snow storage, water collection, 
reduced roof impacts and the creation of “green” landscaped 
roofs, roof gardens or patio spaces.  Home	Building designs 
will incorporate a primary roof form (roof area in excess of 
250	sq.	ft.)	with	secondary	elements	(roof	area	less	than	250	
sq.	ft.)	attached	to	the	primary	form.	

The following roof shapes are not permitted:                                          
	 •	Mansard,	Fake	Mansard,	Gambrel	and	Domed

Roof Patterns & Materials
A	Design	Guide	for 	Park	City	Heights
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Roof Overhangs
Roof overhangs protect walls and openings from weather 
and contribute to the buildings character.  Roofs should 
overhang walls a minimum of 12” and a max of 24” 36”.  
Roof overhangs less than 12” requires Design Review Board 
committee	approval.	Overhangs	of	0”	are	allowed	on	flat	
roofs.  Wood, composite and aluminum are allowed materials 
for	facia	and	soffit.

Roof Materials
Allowed	roofing	materials	are:	
	 •	Architectural	composition	shingles,	min.	40	30	year
	 •	Copper,	must	oxidize	and	turn	bronze
	 •	Zinc,	flat	finish	
	 •	Cor-ten	steel
	 •	Self	Adhering	single	ply	Membrane	roofing	(at	flat
	 roofs)
	 •	Solar	Shingles
	 •	Green	roofs

The following materials can be used with approved color 
selection:
	 •	Aluminum
	 •	Steel

Standing	Seam	Metal	or	corrugated	roofs	shall	be	primarily	
allowed on accent and porch roofs.
                  
The	following	roofing	materials	are	not	allowed:
	 •	Wood	Shakes
	 •	Highly	reflective	metals
	 •	Asphalt	rolled	roofing

Variation in roof forms contributes to a more 
visually rich neighborhood

Metal as secondary 
roof element

Two story homes incorporate single story elements

Flat roof elements are 
appropriate and encouraged
Changed Image
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Roof Appurtenances
Approved Dormer Shapes:
	 •	Shed	Dormers
	 •	Gable	Dormers
	 •	Hip	Dormers
                                 
•	Snow	Diverters	should	be	used	wherever	sufficient	
amounts	of	snow	may	accumulate	over	occupied	areas	such	
as	entries,	patios,	porches,	driveways	and	decks.	Special	
care	should	be	taken	with	metal	roofing	as	it	is	prone	to	
releasing	snow	which	can	cause	injury	to	people	or	damage	
to	property.		

•	Snow	Melt	Systems	should	only	be	considered	when	all	
other	alternatives	have	been	explored	fully.		Proper	roof	
design	is	imperative	to	eliminate	the	dependency	of	snow	
melt	systems	and	their	energy	consumption.

•	Roof	top	stairs,	mechanical	and	electrical	areas	are	required	
to	be	placed	within	the	roof	structure	and	are	not	permitted	
to	be	placed	on	the	roof	unless	shielded.	Shielding	solutions	
must	be	approved	by	the	Design	Review	Board.

•	Ornaments	like	finials,	scroll	work	on	the	ridge	or	barge	
and	eave	boards	or	decorative	turrets	are	discouraged.

•	Skylights	are	not	to	be	highly	reflective	and	must	be	
installed	flush	against	the	roof.	They	should	not	extend	to	the	
eave	line.	As	mentioned	elsewhere	in	these	guidelines	bubble	
type	skylights	will	not	be	approved.		Light	pollution	from	
skylights	will	not	be	permitted.

•	Horizontal	direct	vent	fireplaces	are	allowed	but	chimneys	
are	encouraged.		When	used,	chimneys	must	be	enclosed	in	
a	chase.	The	chase	may	be	clad	with	wood	siding,	stucco,	
stone	or	approved	metal.	Chimney	caps	are	required	and	
must	be	constructed	of	approved	material.	Exposed	metal	
chimneys	and	spark	arrestors	are	not	permitted.

•	Mechanical	vents	6”	or	bigger	must	be	enclosed	in	a	
chimney.	When	chimneys	are	required	their	size,	shape	and	
height	should	match	that	of	other	chimney	elements	on	the	
roof.	All	other	unenclosed	exposed	vents	must	be	coated	to	
match	the	roof	color.			

Gutters and Downspouts
Gutters	and	downspouts	should	be	metal	or	copper,	have	
a	factory	finished	metallic	patina	or	painted	to	match	the	
surface	to	which	they	are	attached.

Rain Storage Devices
All	rain	storage	devices	must	be	placed	underground.

•	Clerestories	should	be	placed	within	the	field	of	the	roof	
and	cannot	extend	to	the	eave	lines	except	as	approved	by	
the Design	Review	Board committee.

•	Solar	Panels	are	allowed	and	encouraged	but	must	be	
placed	to	minimize	their	visual	impact	to	the	neighborhood	
while	maximizing	their	effectiveness.

Skylights are flat to roof and do not extend to eavelines 
or roof peaks

Solar panels visual impacts are minimized

Gutters match trim or are appropriate for the 
architectural style
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Mechanical Equipment
Care must be given in designing a home to the location of 
utility equipment to avoid prominent exposure of mechanical 
equipment and meters to public view.  Compressors, 
meters, utility boxes and miscellaneous equipment shall be 
grouped and located and screened to minimize the impact on 
neighbors and the community.  

Utility meters are typically required to have impact 
protection.  The location and design of this impact protection 
shall be included on the construction plans.  The design 
shall satisfy the building department and utility provider 
requirements.

Screens can be comprised of either landscaping or 
landscaping and wood that is compatibly detailed to 
harmonize with the homes exterior.  Exposed vents, grilles 
and other mechanical, electrical and plumbing components 
should be coordinated with building elements.  Consider 
locating the dryer exhaust vent, hose bibs, waterproof 
outlets etc. below the first floor beam.  Conceal these items 
to the extent possible and coordinate visible items with the 
foundation piers and screens.

No roof mounted mechanical equipment is allowed unless 
mounted on a flat roof element and is not visible from public 
view.

Antennae and Satellite Dishes
When possible, satellite dishes, television or radio aerials or 
antennas should be installed so as to be screened from the 
road, adjacent home sites or public areas. No satellite dish 
may be installed that is larger than 39” in diameter.  Removal 
of trees to improve reception is prohibited.  The screen wall 
is subject to Design Review Board approval and must be an 
integral component of the house design. In some cases, the 
enclosure may not be approved due to the location on the 
home site and its visual effect on the overall street scene or 
as viewed from adjacent home sites. Umbrella covers over 
satellite dishes are prohibited.

Trash Containers
Space shall be provided in an adequate and appropriate side 
or rear yard or interior portion of the garage to accomodate 
at least one trash and one large recycling container per unit 
and must be concealed from view from the Street or Local 
Street.
 
Accessory Structures
No accessory structures are permitted.

Lighting
Front porch lights should be a primary architectural focus. 
Outdoor and indoor lighting will be carefully reviewed to 
assure that neighboring properties are protected from light 
sources.  The intent is to produce an enticing low level 
throughout the community that creates a warm ambience 
while maintaining views of the night sky and stars.
Exterior lighting shall be kept to a minimum and shall be 
limited to porches, courtyards, garage entries, addresses and 
to mark paths.  

The light source must conform to Park City Municipal 
Corporation Municipal Code / Land Management Code 
standards (found at www.parkcity.org).  Floodlighting and 
moonlighting are prohibited.

Lights should complement architectural style but 
remain simple in form 
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Exterior Colors         
With the smaller homes on smaller lots there is a much higher 
density within the Cottage Home area than in other areas of 
the development. The use of rich and lively colors will help to 
add visual interest to this area as well as help create a strong 
sense of place. Earth tones are allowed but primary colors are 
encouraged. Building color palletes will be limited to a body, 
trim and window color.

Key Elements       
• Varied Wall Planes & Massing
• Expressive Trim
• Exposed Structural Elements
• Varied Roof Forms
• Emphasis on Front Porches
• Colorful Exteriors
• Vertical Proportions for Windows
• Classic Forms

• Simple Forms
• Garages Secondary
• Grouped Windows
• Use of Special Windows
• Architecture Forward
• Not Mountain Timber 
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Homesteads are typically one and one-half to two story 
homes on the largest lots within the neighborhood providing 
for a varied streetscape.  All Homestead lots are accessed 
from the Street creating a need to vary driveway alignments 
and garage orientations.  Homestead streetscapes must 
provide for a variety of landscapes while also providing 
adequate snow storage opportunities.  Emphasis should 
remain on the front facades and the front doors and porches 
for all Homesteads maintaining a consistency within the 
project across all product types.

Homesteads

Homestead HomesteadCalamity Lane

Updated Images to reflect
Amended Master Plan
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Homesteads consist of larger single family detached homes 
on lots that generally range in size from 8,000 square feet 
to 25,000 square feet.

Front Yard Setback:  20’ to Main House - 30’ to front of 
garage.  Front Porches or Single Story Bays may extend to 
within 15’ of the Sidewalk or ROW property line.

Side Yard Setback:  Minimum 6’ - total combined side 
yard setbacks shall equal 16’ 

Side Yard Street Setback (Corner Lot):  Minimum 15’ 
for all structures to Main House - 25’ to front of garage 
(side load garage).  Wrapped porches may extend to within 
10’ of the property line.

Rear Yard Setback:  Minimum 25’ to Main House.
Front Facade:  Where possible it is encouraged to place 
the Primary Facade within 5’ of the required minimum 
Front Yard Setback.

Attached Garages:  Garage door width must not exceed 
50% of the width of the front facade of the house. Attached 
Garages shall be a maximum of 38’ wide.  Garages shall 
be setback a minimum of 10’ behind Facade.  Front-loaded 
garages at front yard shall be setback 25’ from the property 
line or 10’ behind the Home Facade at teh front setback, 
whichever is greater.  Side loaded garages may be placed 
at the 25’ setback.

Detached Garages:  Shall be a maximum of 24’ wide and 
shall be a maximum of 18’ in height.  Detached garages 
shall be setback a minimum of 10’ behind Facade.  

Homesteads

Homestead Lots:

Rear Yard

Front Yard

Garage Doors:  Two (2) car wide garage doors may be a 
maximum 18’ wide.  Individual Garage Single doors are 
encouraged and may be a maximum of 10’ wide. 

Front Yard Exceptions:  (1) Uncovered steps leading to 
the Main Building provided the steps are not more than 
four feet (4’) in height from Final Grade, not including any 
required handrails, and do not cause any danger or hazard 
to traffic by obstructing view of a street or intersection; 
(2) Roof overhangs, eaves, and cornices projecting not 
more than three feet (3’) into the Front Yard; (3) Porches 
and Bay Windows, not more than ten feet (10’) wide, 
projecting not more than three feet (3’) into the Front Yard;

Side & Rear Yard Exceptions:  (1) Bay Windows not 
more than twelve feet (12’) wide, projecting not more than 
two feet (2’) into the Side/Rear Yard; (2) Chimneys not 
more than five feet (5’) wide projecting not more than two 
feet (2’) into the Side/Rear Yard; (3) Window wells and 
light wells projecting not more than three feet (3’) into the 
Side/Rear Yard; (4) Roof overhangs and eaves projecting 
not more than three feet (3’) into the Side/Rear Yard; (5) 
Hot tubs and decks located at least five feet (5’) from 
the Side/Rear Lot Line; (6) Window sills, belt courses, 
cornices, trim, and other ornamental features projecting not 
more than six inches (6”) beyond the window or Structure 
to which it is attached.  In no case shall an exception be 
allowed if contrary to the International Building Code.

Front, Side & Rear Yard Exceptions:  (1) Fences, 
retaining walls, stairs, pathways, trails, sidewalks, patios, 
driveways, similar Structures, screened mechanical and 
utility equipment, and approved Parking Areas are allowed  
as exceptions in the Front/Side/Rear Yards as approved by 
the Design Review Board.

Updated Image to reflect
Amended Master Plan
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Built Forms Follow Contours
Building placement should respect existing land forms. 
Structures should follow contours and fit into existing land 
massing, rather than ignore or dominate these forms.

Massing & Composit ion
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Residence Size
Residences in the Homesteads will have a minimum square 
footage of 2,000 sq ft for single story structures.  The first 
floor area shall not be less than 1,500 sq. ft. for two story 
structures and the second level shall be no more than 2/3 
the main floor area.  The maximum square footage for 
residences varies throughout the Homesteads (all areas noted 
are gross living areas and exclude porches, decks, garages 
and uninhabitable basements) as defined by the Park City 
Municipal Land Management Code.  Refer to the recorded 
community plat for individual lot requirements.
Building Height
The intent of the height guideline is to present a human-scale 
roofscape, one that steps with the contours of the terrain 
and recalls the natural setting.  Allowable building heights 
are limited by the Park City Municipal Land Management 
Code.  Generally building heights can not exceed 28’ as 
measured from existing natural grade at any point, excluding 
chimneys.  No Structure shall be erected to a height greater 
than twenty-eight feet (28’) from existing grade.  Accessory 
Structures shall not exceed a maximum height of eighteen 
feet (18’) to the peak of the roof.
 The following exceptions apply only to the Main 
Structure:
  (1)  A gable, hip or similar pitched roof may extend up to 
five feet (5’) above Building Height, if the roof pitch is 4:12 
or greater.
  (2)  Chimneys, flues, vents, and similar Structures may 
extend up to five feet (5’) above the highest point of the 
Building.
Side & Rear Elevations
All Homesteads shall pay special attention to the side 
elevations and shall be treated the same as the front elevation 
with similar materials, windows, scale, etc...

Scale of Buildings
It is important that the massing of the buildings be scaled 
in such a way that it relates to the people living there and 
harmonizes with the area and its natural features. No unbroken 
expanse of building mass may exceed 35’ 45’ in length on 
all any side elevation and 25’ on all front and rear elevations 
without a break or step. If the maximum length is reached, 
the wall line must step a minimum of 4’ any combination 
of vertical and horizontal stepping can be added together to 
achieve a minimum of 3’ shift, subject to the architectural style 
of the home.

This requirement is applied to ensure that building mass does 
not become overpowering. Changing the plains of walls, 
changing direction, and providing some variety in the roof 
form yields diversity and visual interest.  Additive building 
volumes give the home an appearance that it was built over 
time.

Repetition
Buildings of similar plans must offer up differentiation in 
elevations and color.  To ensure diversity, identical building 
elevations shall not be permitted on the same street frontage 
or directly across the street for a distance of no less than three-
hundred (300) feet.  The Design Review Board shall review 
these requirements on a case-by-case basis per specific site

Undesirable Vertical Articulation added

Horizontal 
Articulation added

Desirable

Home responds to natural grade

Not this - Similar two-story homes repeated too often

conditions.  Homes with similar heights may only occur 
consecutively along a street three times before a change 
in massing is required.  For example, three adjacent two-
story homes must be followed by a one and a half story or 
one-story home.  There should be substantial variation in 
individual building forms. Also, no more than two similar 
floor plans may occur consecutively along a street.
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Foundation and Retaining Walls
Foundation walls form the base or grounding element of 
the structure.  These walls should give the building teh 
impression of solidity and repose.  Foundation walls must 
step down with the grade change so that the exposed surface 
is limited minimized.  Maximum exposed foundation wall 
height is four feet (4’).  All exposed concrete must be clad 
or finished for appearance with a durable material such as 
foundation plaster, stone veneer, board formed concrete or 
concrete with an exposed aggregate paint. These treatements 
will protect the lower wall from impact and snow damage.  
Under no circumstances should lower walls be surfaced 
with wood, plywood, aluminum siding, steel or plastic 
siding, asphalt composition or brick.  Retaining Walls should 
appear to be an extension of the foundation walls of the 
structure.  Retaining Wall materials may include stacked 
rock or materials to match foundation wall material subject 
to Design Review Board approval.

Walls
A Design Guide for  Park City Heights
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Wall Appurtenances
Detail elements applied to the exterior wall such as wall 
decoration, shutters, bay windows and flower boxes can add 
visual interest to the building façade. Care should be taken 
to not overstate or overly decorate. These elements should 
be functional and not simply replications of things seen 
elsewhere.
   
• Wall Decoration - Painted, relief or trimmed detail work is 
not recommended.

• Window and Door Shutters - They should appear operable 
and matched to size openings.  They may be made of wood 
or fiberglass that resembles wood. Their design should be 
simple and straightforward, with out undue decoration.  
Painted shutters are encouraged on single windows and 
fully glazed doors.   Hardware shall be corrosion-resistant 
in a compatible color.  Styles may be louvered, raised or flat 
paneled or planked and awning shutters are permitted.

• Bay Windows and Flower Boxes - These should be 
designed in a simple and direct manner

Building Walls 
Building walls are those walls above the foundation walls that 
form the middle of the structure. The treatment of these walls 
provides an opportunity to visually unify this phase of the 
development. The use of different materials is encouraged to 
give distinction to the varied forms of the building. Materials 
on building walls will be limited to three different types for 
any single structure in the Homesteads.

Approved materials are:
 • Wood shingles
 • Natural Stone - Rectilinear stone only 
 (No river rock)
 • Horizontal wood siding
 • Board and batten vertical wood siding
 • Machine sawn wood shingles
 • Composite Board siding or approved similar
 • Stucco (as approved by the Design Review Board)*
 • Steel (as approved by the Design Review Board)
 • Masonry
 • Exposed aggregate concrete
 • Board formed concrete
             * Stucco may only be used as an accent material.

Not thisStone wall matches home

Window bay extends 
over garage to minimize 
visual mpact

Flower boxes detail and charm

Varied wall materials provide interest and 
distinction to wall planes
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Porch raised above finished grade

Front steps are integral part 
of home

Columns and posts 
are an integral part of 
architectural style

Porch roof breaks up two 
story element

Porches 
A core ideal of the development is the use of covered front 
porches to promote a human scale, sense of entry and 
emphasize relationship to the street. 

Massing of porch elements can also help to further ground 
the building by forming a base from which the building mass 
can grow. To this end porches should be made to convey a 
sense of human scale and are limited to one story in height. 

The use of porch elements in the Homestead area is highly 
encouraged. 

• Porches shall usually be located at the front setback line.  

• Porches will often have deep eaves repeating the same 
rafter treatment as the main roof.

• Porch roof forms shall be consistent with the architectural 
style of the home.

• Porches must be a minimum of 8” above finished grade 
unless ADA access is required to the home.  Not all porches 
will be the same height.  Porch height should vary in that 
porch height is a function of the topography and style of the 
home.  The front porch steps must be designed as an integral 
element to the design and style of the home and not just 
“stuck on” the front of the home.

• Porches can be used to wrap the corner of a house or fill the 
void created by an “L” shaped plan.   Wrapped porches are 
strongly recommended for Corner Lots. 

• Creativity consistent with the architectural style of the 
house shall be used in designing columns, posts, brackets, 
railing, trim and molding.

• Columns, where provided, must terminate at the porch deck 
or extend to within 4” of finished grade.

• Minimum porch depth is 8’ with a minimum of 80 square 
feet.

Porches
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• All porches shall be properly detailed with authentic porch 
edge conditions, including a cantilevered “lip” or edge.  If 
the porch surface is left as natural or colored concrete the 
face of the cantilevered lip must also remain as natural 
or colored concrete.  If the porch surface is finished with 
another material, then that material should wrap the face of 
the porch lip.

Appropriate Porch flooring surfaces include:
 • Wood or Composite Decking
 • Natural or Approved Colored Concrete
 • Tile or Concrete Pavers
 • Natural Stone
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Doors should be significant architectural features 
of the Homestead homes

Window is a feature element within this 
wall plane

Windows are rectangular and window 
heads must remain level

Trim
Expressive trim is identified as a key architectural element.  
Trim, when used, shall be proportioned to the size of the 
opening with a minimum width of three and one-half inches.  
Trim shall project a minimum of one-half inch past the 
leading edge of the adjacent siding.  Most trim shall be flat.  
Any shapes must have a simple profile.  Siding must abut 
trim (trim shall not be installed on top of siding). 

Windows
Windows should be predominantly rectangular in shape and 
may be square, horizontal or vertical in orientation. Windows 
are often single, paired or in strips of three (3) or more.  
Octagonal, circles, arched and hexagon shaped windows will 
not be approved. Window heads must be shaped to match 
roof lines or remain level.  No scissor truss windows will be 
permitted with slopes not matching the roof line.
Windowss should not be placed witin 12” of any building 
corner.
Windows should be utilized as a feature element within a 
wall plane.
Window placement is critical and should be studied carefully 
for aesthetic appeal, rhythm, and proportion.

Windows may be constructed of the following materials:
 • Wood
 • Wood clad with color fast vinyl or aluminum
 • Metal clad windows must be coated with an   
 approved finish
 • Vinyl
Note:  If divided light windows are proposed the window 
must be a true divided light.  Snap in grids, or grids between 
glass pains will not be approved.
Note:  The glass and frames used in windows and skylights 
cannot be highly reflective.  The lenses of skylights must be 
clear, gray or bronze. All skylights must be low profile.  No 
bubble type skylights will be permitted.  Skylight locations 
should integrate well with the exterior design and not 
seem random.  Light pollution from skylights will not be 
permitted.  The type and location of skylights are subject to 
the review of the Design Review Board.

Doors  
Exterior door openings into conditioned space should be 
protected from weather.  Porches, overhangs and other 
architectural features can shield openings and add interest.

Doorways should be rectangular in shape. They should 
be made of a material and finished in a manner that is 
complimentary to the other exterior materials being used.

Doors are encouraged to be architectural focal points.  Full 
glass storm doors are allowed.

The use of glass in entry doors is encouraged, ex. ½ lights 
with divided lights. Full glass doors are discouraged.

Windows & Doors
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A R C H I T E C T U R A L  P A T T E R N S
30

Homestead Homes
Packet Pg. 370



Patio over garage lessens its 
visual impact

Not this - Garage doors for three cars occur on the same wall plane

Door stain compliments the 
homes architectural style

Segmented doors - help to visually appear as two separate doors

Garages 
Garages are required in the Homestead area of the 
development. They can be attached or detached and must 
accommodate two cars at a minimum. Garages must not 
dominate the residence when viewed from the street, 
especially in areas visible from right-of-ways, common areas 
and adjacent home sites. Side entry garages are preferred 
where feasible.  Side entry garages may be placed at the front 
setback.  Front entry garages must be setback a minimum of 
10’ from the front facade of the main structure. The use of 
overhangs and significant architectural details are encouraged 
to visually lessen the impact of the garage entrance(s).
            
Garage Doors
• Garage doors must be provided with detailing that is tied to 
the homes overall design theme. 

• Doors may include Diagonal, X-Bracing or Z-Braced Planks 
or Panels if consistent with the design of the home.

• Doors should be paneled and may incorporate glass.

• Doors should are encouraged to be painted or stained colors 
similar to the body of the home to lessen their visual impact.

• Single-car garage doors are preferred. The use of single 
doors allows for more variety in the garage elevation.

• If more than a two car garage is planned, no more than a 
two-car garage door or two single-car garage doors can occur 
on the same wall plane.  Must offset third door wall plain by 
a minimum of 24”.  No more than three garage doors may 
occur in the same elevation.  Tandem garages are allowed.

• No garage door over 9’ high will be approved. 

Garages & Garage Doors
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Driveways
Driveway accesses are to be a maximum of 14 feet wide, 
except where they provide a turnaround or parking at a 
garage.  Driveways and parking designs are to consider 
snow shed and snow storage requirements. Every effort 
shall be made to minimize the paved areas of driveways 
and turnarounds while still conforming to parking 
requirements.

Only one driveway entry is permitted per Homesite. All 
driveways are to follow alignments that minimize grading, 
tree/shrub removal, or other disruption of the Homesite.

Driveways that cross challenging slopes may require 
special grading and/or retaining wall treatments.  
Owners and their Consultants are to design site-specific 
solutions that maintain a balance between minimizing 
site disturbance and creating driveways that do not 
compromise the community aesthetic.

Driveway and garage layouts are to minimize the visibility 
of garage doors and driveway parking from off-site.

Driveways are encouraged to be natural stone, unit pavers,  
concrete, colored concrete, stamped colored concrete, 
unit pavers, turf block or other permeable pavers or other 
pattern and texture methods approved by the Design 
Review Board.  Asphalt drives will be permitted but must 
be properly maintained.

Added new Image
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Variation in roof forms contributes to a 
more visually rich neighborhood

Prominent overhangs contribute to a home’s character

Roof dormer punctuates second 
story mass

Simple roof forms

Roofing Patterns
Roof elements play a major part in how the overall residence 
design relates to human scale and to the topography of the 
site. Roof forms can also help bring developments together 
visually through the use of reoccurring underlying principles.            
	 •	Allowable	roof	pitches	for	sloped	roofs	are
 between 4:12 3:12 and 8:12 12:12 (roof pitch less
	 than	4:12	may	not	extend	up	to	five	feet	(5’)	above
	 the	twenty	eight	foot	(28’)	Building	Height)
	 •	Allowable	roof	types	are:	gable,	hip,	partial	hip
	 and	flat
	 •	Shed	roofs	and flat	roofs may only be used as
 secondary roof forms (shed roofs may have a pitch
	 of	no	less	than	2:12)
 •	Flat	roofs	are	also	an	allowable	roof	form	(flat
	 roofs	may	be	sloped	for	drainage) 
 •	Roof	dormers	are	encouraged	to	punctuate	second		
 story roof mass
 
Roof	forms	should	remain	simple.		All	two	story	homes	need	
to incorporate single story or secondary elements which will 
help the overall forms to sit within the topography better. 
Generally roof structures and roof lines should step with 
the topography of the site creating the appearance that the 
homes mass steps with and follows the	slope	of	the	site.		Flat	
roofs	should	be	incorporated	into	Homesteads	where	feasible	
and	utilized	for	snow	storage,	water	collection,	reduced	
roof	impacts	and	the	creation	of	“green”	landscaped	roofs,	
roof gardens or patio spaces.  Home	Building designs will 
incorporate	a	primary	roof	form	(roof	area	in	excess	of	250	
sq.	ft.)	with	secondary	elements	(roof	area	less	than	250	sq.	
ft.)	attached	to	the	primary	form.	

The following roof shapes are not permitted:   
                                               
	 •	Mansard,	Fake	Mansard,	Gambrel	and	Domed

Roof Patterns & Materials
A	Design	Guide	for 	Park	City	Heights
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Roof Materials
Allowed	roofing	materials	are:	
	 •	Architectural	composition	shingles,	min.	40	30 year
	 •	Copper,	must	be	allowed	to	oxidize	and	turn	bronze
	 •	Zinc,	flat	finish	
	 •	Cor-ten	steel
	 •	Self	adhering	single	ply	Membrane	roofing	(at	flat
	 roofs)
	 •	Solar	Shingles
	 •	Green	roofs

The following materials can be used with approved color 
selection:
	 •	Aluminum
	 •	Steel

Standing	Seam	Metal	or	corrugated	roofs	shall	be	primarily	
allowed on accent and porch roofs.

The	following	roofing	materials	are	not	allowed:
	 •	Wood	Shakes
	 •	Highly	reflective	metals
	 •	Asphalt	rolled	roofing

Roof Overhangs
Roof overhangs protect walls and openings from weather 
and contribute to the buildings character.  Roofs should 
overhang walls a minimum of 24” 12” and a max of 36”.  
Roof overhangs less than 24” 12” requires	Design	Review	
Board	approval.	Overhangs	of	0”	are	allowed	on	flat	roofs.		
Wood,	composite	and	aluminum	are	allowed	materials	for	
facia	and	soffit.
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Roof Appurtenances
Approved Dormer Shapes:
	 •	Shed	Dormers
	 •	Gable	Dormers
	 •	Hip	Dormers
                                 
•	Snow	Diverters	should	be	used	wherever	sufficient	
amounts	of	snow	may	accumulate	over	occupied	areas	such	
as	entries,	patios,	porches,	driveways	and	decks.	Special	
care	should	be	taken	with	metal	roofing	as	it	is	prone	to	
releasing	snow	which	can	cause	injury	to	people	or	damage	
to	property.		

•	Snow	Melt	Systems	should	be	only	considered	when	all	
other	alternatives	have	been	explored.		Proper	roof	design	
is	imperative	to	eliminate	the	dependency	of	snow	melt	
systems	and	their	enegry	consumption.

•	Roof	top	stairs,	mechanical	and	electrical	areas	are	required	
to	be	placed	within	the	roof	structure	and	are	not	permitted	
to	be	placed	on	the	roof	unless	shielded.	Shielding	solutions	
will	be	approved	by	the	Design	Review	Board.

•	Ornaments	like	finials,	scroll	work	on	the	ridge	or	barge	
and	eave	boards	or	decorative	turrets	are	discouraged.

•	Skylights	are	not	to	be	highly	reflective	and	must	be	
installed	flush	against	the	roof.	They	should	not	extend	to	the	
eave	line.	As	mentioned	elsewhere	in	these	guidelines	bubble	
type	skylights	will	not	be	approved.		Light	pollution	from	
skylights	will	not	be	permitted.

•	Horizontal	direct	vent	fireplaces	are	allowed	but	chimneys	
are	encouraged.		When	used,	chimneys	must	be	enclosed	in	
a	chase.	The	chase	may	be	clad	with	wood	siding,	stucco,	
stone	or	approved	metal.	Chimney	caps	are	required	and	
must	be	constructed	of	approved	material.	Exposed	metal	
chimneys	and	spark	arrestors	are	not	permitted.

•	Mechanical	vents	6”	or	bigger	must	be	enclosed	in	a	
chimney.	When	chimneys	are	required	their	size,	shape	and	
height	should	match	that	of	other	chimney	elements	on	the	
roof.	All	other	unenclosed	exposed	vents	must	be	coated	to	
match	the	roof	color.			

Gutters and Downspouts
Gutters	and	downspouts	should	be	metal	or	copper,	have	
a	factory	finished	metallic	patina	or	painted	to	match	the	
surface	they	are	attached.

Rain Storage Devices
Any	above	ground	rain	storage	devices	should	be	
appropriately	screened	from	neighboring	properties	and	
roadways.		All	devices	should	be	painted	to	match	the	
building	color	or	be	of	similar	materials	to	limit	the	visual	
impacts.		Below	grade	devices	are	encouraged	where	
possible.

•	Clerestories	should	be	placed	within	the	field	of	the	roof	
and	cannot	extend	to	the	eave	lines	except	as	approved	by	
the Design	Review	Board committee.		

•	Solar	Panels	are	allowed	and	encouraged	but	must	be	
placed	to	minimize	their	visual	impact	to	the	neighborhood	
while	maximizing	their	effectiveness.

Chimneys enclosed with stone and wood 
provide architectural feature

Gutters must complement the homes style

Solar panels visual impacts are minimized
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Antennae and Satellite Dishes
When possible, satellite dishes, television or radio aerials or 
antennas should be installed so as to be screened from the 
road, adjacent home sites or public areas. No satellite dish 
may be installed that is larger than 39” in diameter.  Removal 
of trees to improve reception is prohibited.  The screen wall 
is subject to Design Review Board approval and must be an 
integral component of the house design. In some cases, the 
enclosure may not be approved due to the location on the 
home site and its visual effect on the overall street scene or 
as viewed from adjacent home sites. Umbrella covers over 
satellite dishes are prohibited.

Trash Containers
Space shall be provided in an adequate and appropriate side 
or rear yard or interior portion of the garage to accomodate 
at least one trash and one large recycling container per unit 
and must be concealed from view from the Street.
 
Accessory Structures
Accessory structures will be permitted per Park City 
Municipal Code.  It is important that the massing and 
scale, as well as forms, materials, and other detailing be 
coordinated with the main buildings.  Design and materials 
shall be consistent with the guidelines for the homes. 

Lights should complement architectural style but 
remain simple in form 

Mechanical Equipment
Care must be given in designing a home to the location of 
utility equipment to avoid prominent exposure of mechanical 
equipment and meters to public view.  Compressors, 
meters, utility boxes and miscellaneous equipment shall be 
grouped and located and screened to minimize the impact on 
neighbors and the community.  

Utility meters are typically required to have impact 
protection.  The location and design of this impact protection 
shall be included on the construction plans.  The design 
shall satisfy the building department and utility provider 
requirements.

Screens can be comprised of either landscaping or 
landscaping and wood that is compatibly detailed to 
harmonize with the homes exterior.  Exposed vents, grilles 
and other mechanical, electrical and plumbing components 
should be coordinated with building elements.  Consider 
locating the dryer exhaust vent, hose bibs, waterproof 
outlets etc. below the first floor beam.  Conceal these items 
to the extent possible and coordinate visible items with the 
foundation piers and screens.

No roof mounted mechanical equipment is allowed unless 
mounted on a flat roof element and is not visible from public 
view.

Lighting
Front porch lights should be a primary architectural focus. 
Outdoor and indoor lighting will be carefully reviewed to 
assure that neighboring properties are protected from light 
sources.  The intent is to produce an enticing low level 
throughout the community that creates a warm ambience 
while maintaining views of the night sky and stars.
Exterior lighting shall be kept to a minimum and shall be 
limited to porches, courtyards, garage entries, addresses and 
to mark paths.  

The light source must conform to Park City Municipal 
Corporation Municipal Code / Land Management Code 
standards (found at www.parkcity.org).  Floodlighting and 
moonlighting are prohibited.
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Exterior Colors
Since the sizes of residences in the Homestead area are 
larger than in other areas of the development the use of earth 
tone colors are encouraged. The use of earth tone colors 
will allow the larger forms to blend better with the natural 
landscape and create some distinction between this area and 
other areas of the development. The use of accent colors will 
be allowed and is encouraged at entries and gathering points.

Key Elements       
• Varied Wall Planes & Massing
• Expressive Trim
• Exposed Structural Elements
• Varied Roof Forms
• Emphasis on Front Porches
• Stone Integrating Building to Site
• Not Resort Mountain Timber
• Mountain Contemporary

• Simple Forms
• Garages Secondary
• Grouped Windows
• Creative Materials
• Mountain Cottage
• Second Story Porches
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Paths, Outdoor Stairs and Terraces
Paths, outdoor stairs and terraces are to follow the natural 
topography and respond to existing vegetation patterns. 
Retaining walls and building foundations are to be used 
together with paths, outdoor stairs and terraces to tie the 
architecture to the land. All Improvements are to be located 
within the Enhanced and Transitional Landscape Zones.

Approved materials for outdoor use include stone, chipped 
stone, decomposed granite and/or wood. The use of stone 
that is similar to or matches that found naturally within the 
Wasatch Mountain region is encouraged for terraces, stairs, 
paths and other landscape structures.

Outdoor Fireplaces
Outdoor wood burning fire pits or fireplaces are prohibited.  
Apparatus that utilize alternate energy sources are 
encouraged.

Lighting
All outdoor landscape lighting should be low voltage 
lighting and meet night sky requirements.  All outdoor 
lighting must be controlled with a timer or motion sensor 
to limit lighting use and shall conform to LMC sections 
15-5-5(i) and 15-3-3(c) and these design guides Park City 
Municipal Corporation Municipal Code / Land Management 
Code standards (found at www.parkcity.org).

Fences, Garden Walls and Gates
The use and placement of fences are to be minimized.  In 
the Park Home and Cottage Home lots fences are allowed in 
the front, side and rear yards.  Front yard fences shall be a 
minimum of 30” in height and a maximum of 42” in height.  
Side yard and rear yard fencing may be a maximum of 6 
feet in height and may not start until 10 feet behind the front 
facade of the home.

Privacy fences (maximum of 6 feet in height) will be 
allowed in the small lot single family detached Park Homes 
in both the side and rear yards.  Privacy fences may be 
allowed in the Cottage Homes in rear yards where lots back 
other lots and in side yards up to the rear of the home.  All 
other fences should be open picket or rail fencing to provide 
physical separation but not complete visual separation.  
Additional screening may be achieved through the use of 
landscape and/or landscape screens.

No fences are allowed within the Homestead Lots or within 
those Cottage lots placed among the Homestead lots with 
the exception of pet enclosures or pool fencing.  Pool fences 
shall be a minimum of 6 feet in height or as required by 
Code.  Pool and spa fences may require additional detailing 
and landscape treatments, as specified by the Design Review 
Board to mitigate off-site visibility.

Fences used as pet enclosures may likewise extend up to 6 
feet in height provided they are not visible from the street. 
Wire mesh, finished to recede into the landscape, may be 
added to wood rail fence at pet enclosures.  Pet enclosure 
size and location shall be as approved by the Design Review 
Board.

Fence and gate designs are to utilize styles consistent 
with the homes architectural vernacular.  Materials may 
include wood picket, metal picket, wrought iron, stone or a 
combination.  No solid color (black is ok for metal fences) 
or highly reflective fence materials will be allowed.  Gates 
are permitted only as a component of an approved fence or 
wall and are to be located within the Enhanced Landscape 
Zone and not at driveway entries.  Vegetation is to be 
planted in front of and behind fences to blend them with the 
surrounding vegetation.

Fences should be open picket or rail fences

Trellises provide visual interest 
to the home and landscapeTrellises

Trellises are permitted 
and should occur in 
the landscape or as an 
attachment to the home.  
Trellis material should match 
materials used on the home 
and should be appropriately 
scaled and located to 
function as a secondary 
element.
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Play Structures
Play structures, trampolines, swing sets, slides, or other such 
devises are allowed only when the application is made in 
advance with the Design Review Board. Approval for such 
equipment may be granted when it is proposed to be placed 
within fenced, rear yard areas, is constructed and finished 
with materials which are complementary to the structure, 
is limited in height to eight feet or less, and for which the 
colors of the equipment are in keeping with the intent of 
these guidelines. 

Tennis, Sports Courts and Basketball Standards
Due to the extensive clearing required by tennis courts, they 
will not be permitted.

Sport courts will be allowed only when acceptable measures 
to minimize their impacts are included in the plan. Wall-
mounted or freestanding basketball goals may be allowed 
subject to the Design Review Board approval. Support posts 
of a freestanding basketball goal shall be painted to blend 
unobtrusively with its visual backdrop surrounding, and the 
backboard must be clear.  No Lighting may be used for any 
of the above mentioned uses.

Address Markers
Address marker designs for homes within Park City Heights 
should meet Park City standards (Title 12). 

Sound Barriers
No sound walls or sound prevention structures are permitted 
within Park City Heights.  Sound mitigation shall may be 
provided with landscaping, berms, appropriate home and site 
design incorporating sound mitigation construction practices 
as approved by the Design Review Board.

Pools, Spas and Water Features
All pools, spas and water features are to adhere to the 
following Guidelines:

Pools, Spas and other water features are to be located within 
the Enhanced Landscape Zone only. These must be visually 
connected to the Residence and designed as an integral part 
of the house’s exterior design.

The introduction of landscaped water features, such as 
artificial creeks, is not allowed. Small decorative fountains 
are permitted within courtyards and/or other outdoor spaces 
not visible from off-site.

Swimming pools will be approved within the Homesteads 
only and on a Lot by Lot basis.  Pool safety measures are to 
be made in accordance with local governmental regulations. 
All pool heaters or pool heat sources must be powered by 
alternative energy sources or offsets.

All above ground Spas should be located to minimize the 
visual impact of the spa structure to adjacent homes and to 
the street.   Privacy screening may be required.

Spa and water feature equipment enclosures are to appear as 
extensions of the home and/or located in underground vaults 
to contain noise. Solid noise absorbing covers for equipment 
will be required after installation if it is discovered that the 
equipment is audible from adjacent properties.

Spa is tucked under a deck and screened 
with an evergreen shrub hedge
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Grading and Retaining
Site Grading
Mass grading of the property has resulted because of 
impacted soils and other expansive and fat clays.  As 
continued phases are developed, additional grading and 
soil mitigation may result in continued mass grading.  The 
impacted soils will be regraded and landscaped or revegetated 
to prevent erosion.  The objective in site grading shall be 
to preserve the integrity and form of the natural landscape 
if/where it exists, by responding sensitively to existing 
topography, and maintaining the natural drainage patterns and 
to conserving the general visual character of grading/clearing 
sites and settings the site.  All Work on roads, driveways or 
lots must shall be done in a manner that minimizes disruption 
and alteration of existing topography.  Grading, clearing and 
retaining activities shall be in accordance with Park City 
standards.  Over-excavation or excessive clearing of cut and 
fill slopes will not be allowed.

Grading must shall be limited to what is reasonably necessary 
for the construction of roads, driveways and homes.  The 
maximum gradient allowed on cut and fill slopes shall not 
exceed 2:1.  However, because soil on fill slopes as steep as 
2:1 is difficult to protect from erosion, it is recommended 
that these slopes be gentler in gradient wherever the terrain 
permits (3:1 is a more workable maximum gradient for 
successful revegetation).  All approved cut and fill slopes 
shall be revegetated by the placement of topsoil, plant 
materials, and/or the approved seed mix appropriate for 
slope stabilization within the time frame specified by Park 
City.  Topsoil will be the key to the revegetation effort and 
will require enough thickness so as to be effective in the 
revegetation success.

Clearing and Grubbing
Clearing and grubbing of vegetation and soils in areas that 
have not been mass graded, shall be minimized from April 
thru July to avoid disturbance of nesting birds, unless a 
detailed search for active nests is conducted and submitted to 
the Planning Commission for review by a certified wildlife 
biologist.

Roadway Retaining Walls
Where possible, road cut and fill treatments shall minimize 
the horizontal length by utilizing a retaining wall.  Retaining 
walls shall be natural rock.  No manufactured materials 
will be allowed.  All stone shall be of a consistent color 
throughout the project and should generally be a beige or 
light tan sandstone similar to the Sunrise Blend available in 
Brown’s Canyon.

Wall Color

Site/Lot Retaining Walls
Proposed retaining walls shall not exceed 6 feet where they 
are necessary. A system of 4’ to 6’ walls (i.e. tiered walls) 
with no individual wall exceeding 6’ may be used. The walls 
shall be separated by a minimum 3’ landscaped area from 
top back of lower wall to toe of upper wall.

Retaining walls located within property setbacks must be 
setback from the property line at least the distance equivalent 
to the height of the wall, e.g. a 4’ wall must be located a 
minimum of 4’ from the property line.  A maximum 4:1 
slope shall also be provided from the bottom of the wall to 
the property line to ensure a smooth transition between lots.

Minimum 3’ landscaped shelf 
between walls

Tiered Retaining Wall Section

Min. 3’
Landscape

Max.
6’ Wall Larger walls are typically placed at 

the bottom of a tiered wall system

Packet Pg. 379



Grading and Retaining
Design Guide for  Park City Heights

L A N D S C A P E  P A T T E R N S
39

Dyer’s Woad Thistle

Driveways
Driveways shall be placed along roads to help reduce the 
visual effects of cuts and fills.  Each Homestead lot may 
be accessed by a single driveway only.  Access drives, 
especially in the Homesteads, shall be located so as to 
preserve and avoid important natural features, such as large 
or significant plant materials, drainage ways, and rock 
outcroppings, so as to minimize disruption of the existing 
landscape.  Retaining walls may be required on driveways to 
reduce the visual effect and should be incorporated into the 
design and construction of the road providing access to the 
lot.

Lot Grading
All lot development must generally conform to the existing 
landform.  Grading shall be minimized where possible.  The 
extent of any site grading shall be approved by the Design 
Review Board based on a determination not only of its 
impact on the natural landform and existing vegetation, but 
also on the determination of the visual impacts that may 
result from the grading.  The construction of cut and fill 
slopes will be performed to neat and clean lines that are 
visually appealing.  Excavation or fill must be limited to four 
(4) feet vertically outside of the structure that is exposed to 
view.  Walk-out basements must meet this requirement.  The 
Design Review Board reserves the authority to disapprove 
of any exposed excavation or fill transition that is abrupt or 
unnatural in appearance.

Topsoil should be separated from other excavated material 
and stockpiled on site for later re-use.  As much as possible, 
cut and fill grading quantities should balance to minimize 
excessive excavation or fill requirements.  Every attempt 
must be made to minimize cut and fill necessary for the 
construction of a home to reduce heavy truck traffic to the 
home site.  The project developer is providing an on-site 
excavation storage area for any materials to be re-used.  This 
storage area will be available at a minimum thru Phase 1 and 
2 of the development.  No excess fill may be placed on a lot.  
Fill locations within the development may be appropriate 
for excess fill placement and lot owners are encouraged to 
coordinate with the master developer for location and timing 
if possible.  If no site is available within the project it is the 
responsibility of the lot owner to legally dispose of excess 
fill material outside of the project.  

 Revegetation
All disturbed areas must be revegetated with approved 
plant material or seed mix per Park city standards to reduce 
propagation of noxious weeds and minimize adverse storm 
water impacts.  See Plant List C for the approved Native 
Grass seed mix and application rate.

Noxious Weeds
Noxious weeds must be managed consistent with the Park 
City Municipal Code, Title 6, Section 6-1-1 and the Summit 
County Weed Management Plan.

Noxious weeds which become established on graded land in 
the project area should be physically removed or herbicide 
treated to prevent their spread throughout the project area 
and onto adjacent lands.
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Landscape Improvements should incorporate, rehabilitate 
and enhance existing vegetation when appropriate, utilize 
indigenous and/or regional species, and minimize areas of 
intensive irrigation.  

New trees and shrub plantings are to be a mix of sizes that 
will blend naturally into the surrounding vegetation near the 
developments edges.  

The general landscape design for on each Homesite is to 
gradually transition from the Home to the lot edge or Natural 
Area to match adjacent landscapes and/or enhance existing 
native landscape patterns.  

Three Landscape Zones have been created within the 
development areas:

	 •	Enhanced	Landscape	Zone
	 •	Transitional	Landscape	Zone
	 •	Natural	Landscape	Zone

Cottage Home Lot

Park Home Lot

Diverse landscape with minimal irrigation needs

Wildlife
Due to the proximity to the natural open space surrounding 
the proposed development and the potential to attract foraging 
animals, landscape plans should be sensitive to the use and 
protection of plants that may be desirable to animals.

Approved Plant List
The Design Review Board has approved a list of plants 
deemed to be inherently compatible with the natural Park City 
landscape, including indigenous and non indigenous species. 
Such plants are listed in Plant Lists A, B and C of this Design 
Guide.  Proposed plants not on the Approved Plant List are 
to	be	identified	on	all	landscape	submissions	with	a	full	
description of the plant and the intent of its proposed use. 

The use of turf should be minimized and placed for 
maximum use or visual appeal.

Homestead Lot

Updated	Image	to	reflect	Amended	Master	Plan

Updated	Image	to	reflect	Amended	Master	Plan

Updated	Image	to	reflect	Amended	Master	Plan
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The Enhanced Landscape Zone is that portion of the 
building lot adjacent to the home and exterior living spaces 
including front porches, patios and terraces.  In the Park 
Home and Cottage Home lots the Enhanced Landscape Zone 
may extend to the Street right-of-way (ROW).  Plant lists A, 
B and C contains a list of plant materials that are appropriate 
for use in the Enhanced Landscape Zone.

Plant materials may be planted in more formal planting 
patterns within the Enhanced Landscape Zone adjacent to 
the home (generally within 10’ of the structure).  Planting 
beyond this area should begin to transition to a more natural 
and random planting pattern.

New plantings are to be used to frame important viewsheds, 
reduce the visual impact of the residence, and screen 
outdoor service areas and other improvements from adjacent 
Homesites and off-site views.  Larger scale planting 
materials including trees and large shrubs are to be planted 
adjacent to buildings to soften the architectural edge and 
blend buildings with the landscape.

Manicured or groomed yards shall only be located within the 
Enhanced Landscape Zones.  Grasses are to be used only as 
specimen plants.  Plant material and irrigation in the ROW 
and/or park strip shall be installed and maintained by the 
Lot Owner and is subject to any requirements of Park City 
Municipal Code. 

Homestead Lot

Cottage Home Lot

Enhanced landscaping around porches 
should be emphasized

Park Home Lot

Updated Image to reflect Amended Master Plan

Updated Image to reflect Amended Master Plan

Updated Image to reflect Amended Master Plan

Park Strip Landscaping
The intent of the park strip landscaping standard is that thirty 
three percent (33%) or more of the park strip surface be 
covered with vegetation within three (3) years of planting or 
when planting has reached maturity, whichever comes first. 
For lots with two (2) or more street frontages, this standard 
shall be applied separately to each adjacent park strip on 
each street frontage. 

It shall be the property owner’s responsibility to ensure that 
erosion does not deposit soil or other material on sidewalks 
or in the street.  Materials such as bark, shredded plant 
material, and compost, may be used as water conserving 
mulch for plants and may also be used as the only material 
in portions of a park strip.

Gravel Large diameter rocks and boulders may be used on 
portions of the park strip. Large diameter rocks and boulders 
shall be kept a minimum of eighteen inches (18”) away from 
existing street trees. Organic mulch or gravel shall be used 
near street trees.   No annuals are allowed within the park 
strip landscape.
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The Transitional Landscape Zone is that portion of a 
homesite that falls outside of the Enhanced Landscape Zone 
but is disturbed during construction and within which an 
Owner must enhance/revegetate the landscape. All areas of 
the homesite which were disturbed by construction activity 
must be restored and revegetated, and must be appropriately 
tended, until the new landscape and natural vegetation is 
reestablished. The Transitional Landscape Zone is that 
area that transitions from the Enhanced Landscape Zone 
to an adjacent homesite or to a Natural Landscape Zone.  
Plant lists B and C contain a list of plant materials that are 
appropriate for use in the Transitional Landscape Zone.

In order to blend improvements with the site, plant materials 
are to be planted in natural groupings to mimic the natural 
planting patterns found on and around the site.
 
The line of interface between this Transitional Zone and the 
natural landscape or adjacent home shall occur along a soft 
irregular edge creating a smooth, natural transition.

New plantings are to be used to frame important viewsheds, 
reduce the visual impact of the residence, and screen 
outdoor service areas and other improvements from adjacent 
Homesites and off-site views.

Plant material and irrigation in the ROW shall be installed 
and maintained by the Lot Owner.

Only Drip Irrigation is allowed in the Transitional Zone.

Homestead Lot

Cottage Home  Lot

Park Strip Landscaping
The intent of the park strip landscaping standard is that thirty 
three percent (33%) or more of the park strip surface be 
covered with vegetation within three (3) years of planting or 
when planting has reached maturity, whichever comes first. 
For lots with two (2) or more street frontages, this standard 
shall be applied separately to each adjacent park strip on 
each street frontage. 

It shall be the property owner’s responsibility to ensure that 
erosion does not deposit soil or other material on sidewalks 
or in the street.  Materials such as bark, shredded plant mate-
rial, and compost, may be used as water conserving mulch 
for plants and may also be used as the only material in por-
tions of a park strip.

Gravel Large diameter rocks and boulders may be used on 
portions of the park strip. Large diameter rocks and boulders 
shall be kept a minimum of eighteen inches (18”) away from 
existing street trees. Organic mulch or gravel shall be used 
near street trees.   No annuals are allowed within the park 
strip landscape.

Updated Image to reflect Amended Master Plan

Updated Image to reflect Amended Master Plan
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The Natural Landscape Zone is that portion of the lot that 
lies outside of the homes disturbed area of construction, 
and must remain as natural area, or revegetated area to the 
standards outlined in this section.

Most Cottage and Park Home lots will not contain natural 
landscape zones.  Only those lots adjacent to existing natural 
open space may have natural landscape zones within the lot 
area.

The Natural Landscape Zone is to be planted only with those 
plant materials identified within Plant List C.

Landscape transitions to existing open spaces should be 
carefully planted so as to best create a seamless revegetated 
landscape.  In addition, the density and mix of any added 
plant material in the Natural Landscape Zone will be 
required to approximate the density and mix found in the 
general area.

Excluding trees, permanent irrigation of the Natural Area on 
homesites with existing vegetation is not permitted, since 
the indigenous vegetation does not require additional water. 
Permanent irrigation of the Natural Area can lead to disease 
and death of the native plants, and aid in the spread of 
undesirable plant species or weeds.

Temporary irrigation of all revegetation in the Natural Areas 
is allowed.  Permanent irrigation for newly planted trees is 
permitted.

Plant material and irrigation in the ROW shall be installed 
and maintained by the Lot Owner.

Homestead Lot

Updated Image to reflect Amended Master Plan
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Trees
Celtis reticulata - Western Hackberry
Malus spp. – Crabapple
Pinus contorta - Lodgepole Pine
Prunus padus - Mayday Tree
Pyrus calleryana – Flowering Pear
Robinia pseudoacacia - Black Locust

Shrubs
Cornus alba - Variegated Dogwood
Cornus sericea flaviramea - Yellowtwig Dogwood
Cotoneaster acutifolius’ - Peking Cotoneaster
Euonymus alatus ‘compacta’ - Burning Bush
Pinus mugo - Mugo Pine
Pinus mugo - Big Tuna Mugo Pine
Prunus besseyi - Western Sand Cherry
Prunus tomentosa - Nanking Cherry
Syringa vulgaris - Lilac

Perennials
Alcea rosea - Hollyhock
Alchemilla spp. - Lady’s Mantle
Armeria maritima - Sea Thrift or Sea Pink
Artemisia spp. - Silermound
Astilbe spp. – Astilbe
Centaurea dealbata – Bachelor Button
Cerastium tomentosum - Snow in Summer
Chrysanthemum spp. - Daisy
Coreopsis - Coreopsis
Delphinium - Larkspur
Dianthus - Dianthus
Dicentra spectabilis - Bleeding Heart
Doronicum spp. - Leopard’s Bane
Hemerocallis - Daylilly
Heuchera - Coral Bells 
Iris missouriensis - Western Blue Flag
Iris siberica - Siberian Iris
Lavendula spp. - Lavender
Liatris spp. - Gayfeather
Lysimachia punctata - Loosestrife
Monarda didyma - Bee balm
Nepeta mussini - Catmint
Papaver orientale - Oriental Poppy
Prunella - Prunella
Pulsatilla vulgaris - Pasque Flower
Rudbeckia spp. - Black-eyed Susan

Sagina subulata. - Irish Moss
Salvia spp. - Sage
Tradescantia spp. - Spider Wart
Pulsatilla vulgaris - Pasque Flower
Rudbeckia spp. - Black-eyed Susan
Sagina subulata. - Irish Moss
Salvia spp. - Sage
Tradescantia spp. - Spider Wart

Grasses
Aristada purpurea - Purple Threeawn
Bouteloua curtipendula - Side Oats Grama
Elymus cinerus - Great Basin Wild Rye
Lolium spp. - Ryegrass
Miscanthus spp. - Maidengrass
Panicum spp. - Switchgrass
Phalaris spp. - Ribbongrass
Poa alpina - Alpine Bluegrass
Poa secunda - Sandberg Bluegrass
Schizachyrium spp. - Little Bluestem

Groundcover
Aegopodium podagraria - Bishop’s Weed
Ajuga spp. - Bugleweed
Arctostaphylos uva-ursi - Kinnikinnick
Fragraria sp. - Strawberry
Gallium odoratum - Sweet Woodruff
Hypericum calycinum - St. John’s Wort
Juniperus horizontalis - Wiltoni Juniper
Juniperus sabina - Calgary Carpet & Buffalo
Lamium spp. - Nettle
Lysimachia nummularia - Creeping Jenny
Phlox - subulata - Creeping Phlox
Potentilla verna nana - Spring Cinquefoil
Saponaria sp. - Soapwort
Thymus spp. - Thyme
Veronica spp. - Veronica
Vinca minor - Vinca

Vines
Clematis sp. - Clematis
Lonicera x brownii ‘Dropmore Scarlet’ - Dropmore Scarlet 
Honeysuckle
Parthenocissus quinquefolia - Virginia Creeper
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Trees
Abies concolor - White Fir
Acer x freemanii - Autumn Blaze Maple
Acer ginnala - Amur Maple
Acer platanoides - Norway Maple
Acer truncatum - Norwegian Sunset Maple
Acer truncatum - Crimson Sunset Maple
Alnus incana - Thinleaf Alder
Amelanchier x grandiflora - Autumn Brilliance Serviceberry
Crataegus crus-galli ‘Inermis’ - Thornless Cockspur Hawthorn 
Crataegus crus-galli ‘Inermis’ - Crusader Hawthorn
Picea pungens - Colorado Green Spruce
Pinus flexilis - Limber Pine
Pinus mugo - Tannenbaum Mugo Pine
Pinus nigra - Austrian Pine
Pinus silvestris - Scotch Pine
Populus x acuminata - Lanceleaf Cottonwood
Populus angustifolia – Narrowleaf Cottonwood
Populus tremuloides ‘Erecta’ - Swedish Aspen
Tilia sp. - Linden

Shrubs
Caragana arborescens - Siberian Pea Shrub
Cornus sericea - Redtwig & Alleman’s Compact Dogwood
Cornus sericea - Baileyi Dogwood
Fallugia paradoxa - Apache Plume
Lonicera tatarica - Tatarian Honeysuckle
Mahonia repens - Creeping Oregon Grape
Paxistima myrsinites - Mountain Lover or Oregon Boxwood
Physocarpus malvaceus – Ninebark
Potentilla fruiticosa – Shrubby Cinquefoil 
Ribes alpinum - Alpine Currant
Ribes aureum - Golden Currant
Rosa Woodsii - Wood’s Rose
Salix spp. - Willow
Sorbaria sorbifolia - Ashleaf Spirea
Spiraea sp - Spiraea

Perennials
Achillea millefolium - Western Yarrow 
Aconitum columbianum - Monkshood
Agastache rupestris - Hyssop
Alcea sp. - Hollyhock
Antennaria rosea - Pussy Toes
Aquilegia caerulea - Columbine
Arctostaphylos uva-ursi - Kinnikinnick
Campanula spp. - Bellflower
Fragaria spp. - Strawberry
Gaillardia spp. - Gaillardia
Hosta sp. - Hosta
Linum spp. - Flax 
Lupinus spp. - Lupine
Papaver nudicaule - Iceland Poppy
Sedum spp. - Sedum
Solidago sphacelata - Goldenrod
Viguirea multiflora ( Heliomeris multiflora) - Showy 
Goldeneye

Bulbs - As appropriate for Region
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Trees
Abies lasiocarpa – Subalpine Fir 
Acer glabrum - Rocky Mountain Maple
Juniperus scopulorum-Rocky Mountain Juniper
Pinus aristata - Bristlecone Pine
Prunus virginiana – Chokecherry
Populus tremuloides - Quaking Aspen
Pseudotsuga menziesii - Douglas Fir
Quercus gambelii - Gambel Oak

Shrubs
Amelanchier alnifolia - Saskatoon Serviceberry
Artemisia tridentata - Big Sage
Atriplex canescens - Four Wing Saltbrush
Cercocarpus ledifolius - Curleaf Mountain Mahogany
Chrysothamnus nauseosus - Rubber Rabbitbrush
Gutierrezia Sarothrae - Snakeweed
Purshia tridentata - Antelope Bitterbrush
Rhus glabra - Smooth Sumac
Rhus trilobata - Three Leaf/Oakbrush Sumac
Sambucus canadensis - Adams Elderberry
Sambucus canadensis aurea - Golden Elderberry
Shepherdia argentia - Buffalo Berry
Symphoricarpos occidentalis - Western Snowberry

Perennials
Allium acuminatum - Tapertip or Wild Onion
Aster spp. - Aster
Balsamorhiza sagittata - Arrowleaf Balsamroot
Calochortus nuttallii - Sego Lily
Castilleja chromosa - Indian Paintbrush
Erigeron spp. - Fleabane
Eriogonum umbellatum - Sulfer Flower
Geranium spp. - Geranium
Helianthus - Sunflower
Oenothera spp. - Evening Primrose
Penstemon spp. - Penstemon
Sphaeralcea spp. - Globemallow
Vicia americana - American Vetch
Wyethia amplexicaulis - Mule’s Ear

Grasses
Achnatherum hymenoides - Indian Ricegrass
Bromus marginatus - Mountain Brome
Elymus lanceolatus spp. - Streambank Wheatgrass
Festuca longifolia - Hard Fescue

Festuca ovina - Sheep Fescue
Festuca rubra - Red Fescue
Festuca rubra commutata - Chewing Fescue
Pascopyrum smithii - Western Wheatgrass
Pseudoroegneria spicata - Bluebunch Wheatgrass
Poa bulbosa - Bulbous Bluegrass
Sitanion elymoides - Bottlebrush Squirreltail
Stipa viridula - Needle Grass

Native Grass Seed Mix - Granite Seed (801)768-4422
20.0% Slender Wheatgrass
 (Elymus trachycaulus ssp. trachycaulus)
26.25% Western Wheatgrass
 (Pascopyrum smithii)
22.5% Bluebunch Wheatgrass
 (Pseudoroegneria spicata ssp. spicata)
5.0% Sheep Fescue
 (Fustuca ovina)
3.75% Sandberg Bluegrass
 (Poa sandbergii)
22.5% Indian Ricegrass
 (Achnatherum hymenoides)

15% Slender Wheatgrass (Agropyrontrachycaulum)
10% Nevada Bluegrass (Poanevadensis)
9% Squirreltail (Sitanionhystrix)
20% Bluebunch Wheatgrass (Agropyronspicatum)
10% Western Wheatgrass (Agropyronsmithii)
10% Thickspike Wheatgrass (Agropyrondasystachyum)
15% Mountain Brome (Bromuscarinatus)
0.25% Yarrow (Achilleamillifolium)
0.5% Blueflax (Linumperenne)
0.25% Silver Lupine (Lupinusargenteusvar.argenteus)
10% Rye (Loliumperenne)

Seeding Rate
Broadcast - 30 pls pounds per acre

Seeding shall be applied by broadcast and raked into the top 
1/4” of the top layer of soil.  Hydro-mulch shall be sprayed 
over the prepared seeded areas.  Hydro-mulch shall consist 
of fertilizer at the rate of six (6) pounds per one thousand 
(1000) square feet and “fiber mulch” at the rate of fourteen 
hundred pounds (1400) per acre of area.

Seeding shall occur only during the following seasons:
Spring - Spring thaw to May 1st
Fall - September 15th until consistent ground freeze.
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Park City Heights has been conceived and planned using 
sustainable site design concepts and green building principles.  
The main objectives are: (1) Create a standard where homes 
are durable, healthy, comfortable, affordable and energy-
efficient; and (2) Protect, conserve and ensure the long-term 
availability of water, one of the community’s most precious 
and scarce natural resources.
The Leadership in Energy and Environmental Design 
(LEED™) Green Building Rating System represents the U.S. 
Green Building Council’s effort to provide a national standard 
for green building.  By using established and innovative 
practices, standards and technologies, LEED provides 
common design guidelines and a third-party certification tool.
Sustainable building is a whole systems approach to the 
design, construction, and operation of the home and the 
community.  By incorporating the building standards of the 
U.S. Green Building Council, sustainable building standards, 
Park City Heights will ensure that energy and resources are 
used efficiently.
Sustainable buildings are designed and constructed to 
incorporate environmental considerations and resource 
efficiency into every step of the home building and land 
development process with the goal to minimize the home’s 
environmental impact.
Residential building quality is a very important and 
integral part of a sustainable community because it directly 
contributes to the long-term satisfaction of the people who 
live there.  Park City’s semi-arid climate makes certain that 
effective and sustainable water management is a constant 
priority.  Reducing water consumption is critical to water 
conservation.  
To create a more sustainable community and environment the 
following standards apply:
Each home must meet the LEED for Homes Silver Rating but 
owners are strongly encouraged to achieve a higher LEED 
for Homes rating shall be constructed to National Association 
of Home Builders National Green Building Standards Silver 
Certification (or other equivalent Green Building certification 
approved by the Planning Director) OR reach LEED for 
Homes Silver Rating (minimum 60 points).

Owners are encouraged to achieve a higher Green Building 
certification rating when physically and economically viable 
establishing Park City Heights as the leading example in 
Park City’s sustainability goals and objectives.
AND
IN ADDITION

Each home must achieve a combined 10 points within the 
Sustainable Sites Landscaping and the Water Efficiency 
sections of LEED for Homes Checklist.

In order to achieve water conservation goals, each 
home must either: 1) achieve at a minimum, the Silver 
performance level points within Chapter 8, Water Efficiency,  
of the National Association of Home Builders Green 
Building Standards; OR 2) achieve a minimum combined 
10 points within the Sustainable Sites Landscaping (SS2) 
and the Water Efficiency (WE) sections of LEED for Homes 
Checklist.  

Points achieved in this Landscaping and Water Efficiency 
section these resource conservation categories will count 
towards the overall score.  

A Third Party Inspection is required to ensure that the home 
meets the LEED for Homes Silver rating.  An industry 
standard Third Party inspector shall be selected  mutually 
agreed upon by the Park City Chief Building Official prior 
to permit issuance and the applicant prior to issuance of 
a building permit to provide third party inspection for 
compliance with Green Building requirements.

In addition to the requirements above, there are other 
fundamental elements that may be applied to achieve higher 
levels of sustainability and should be incorporated into 
each home.  These sustainability elements include design 
practices that apply to three specific categories within the 
development:
 • Building Sustainability
 • Community Sustainability
 • Landscape Sustainability
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Geothermal
Ground Source Heat Pumps or Geoexchange systems may 
be allowed where feasible but in no way may it interfere 
with adjacent properties.  Solar Heating and a Ground 
Source Heat Pump may be combined to form a geosolar 
system for even greater efficiency.  Any above grade 
equipment must be incorporated into the landscaping and 
be of similar color.

Wind
Wind energy systems may be allowed but must conform to 
the Park City Municipal Corporation Land Management 
Code.

Construction Waste Mitigation & Recycling
Builders are required to reduce, reuse and recycle 
construction waste to include wood, drywall, metals, 
concrete, dirt and cardboard.  A project construction 
recycling center will be established on site.  Separate 
recycling bins will be provided for different materials and 
it will be the responsibility of each contractor to ensure 
that jobsite material is recycled to the greatest extent 
possible.  Builders are to incorporate strategies such 
as “efficient framing” techniques and “optimum value 
engineering” that reduces the amount of wood used in the 
framing process without compromising structural integrity.  
Framing with engineered lumber rather than dimensional 
lumber is encouraged.  Engineered lumber makes good use 
of small trees and wood chips, where dimensional lumber 
comes from big trees and represent more raw material than 
alternatives such as roof trusses, I-joists (floor trusses), 
laminated veneer lumber (LVL), and structural insulated 
panels (SIPs).
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Home Size
All homes within Park City Heights should strive to be 
“modest” in scale and reflect historical development patterns 
of Old Town.  LEED for Homes, Sustainable building 
requirements provide incentives for smaller, more efficiently 
designed homes and may be the single most important 
component of attaining a home’s Leed rating.  The size of a 
home is directly related to the short and long term material 
and energy consumption and should be carefully analyzed 
early in this process.

Building Materials
Designs shall encourage the use of sustainable construction 
materials and products, including recycled content, salvaged, 
and FSC-certified materials and shall promote sustainability 
through building practices that reduce energy consumption, 
as well as through the continued review of viable alternative 
energy sources.

Alternative (Renewable) Energy Sources
Alternative energy should be used where physically viable 
and economically feasible.  As financing options for 
alternative energy systems continue to evolve it may be 
necessary to amend the Park City Heights Design Guides 
to accommodate alternative methods for employing these 
systems into the Park City Heights development, e.g. 
creation of a solar garden.  While energy conservation is 
an integral component of sustainability, alternative energy 
sources may provide a more effective solution to reducing 
the impact and consumption of fossil fuel energy.

Solar
The use of solar equipment (e.g. panels, shingles & cells) 
is strongly encouraged and can be used as a Solar Electric 
or Solar Water Heat System.  Solar Electric Systems, also 
known as photovoltaic (PV) systems, use solar panels to 
convert sunlight into electricity.  Federal and State incentive 
programs are often available, depending on the system type 
and size.  Systems can be roof-mounted, wall-mounted or 
site-mounted subject to compliance with required health and 
safety standards and provided that the Solar Electric System 
is not installed in a manner that will interfere with the solar 
access of an adjacent property owner.  “Building integrated” 
photovoltaic (PV) systems are also increasingly available.  
PV and solar thermal systems require direct solar access for 
extended periods thus, careful planning is required to ensure  
installations are properly oriented and are not compromised 
by shading from adjacent buildings or vegetation. 

Solar placement may vary 
to maximize effectiveness
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In-Home Recycling
It is required to provide an in-home recycling center in 
each dwelling unit where materials are separated and free 
from contamination.  Encourage the use of available street 
side recycling service or materials can be taken to the Park 
City recycling center.

ENERGY STAR®
In addition to each home meeting the required LEED for 
Homes Silver Rating, green building requirements, all 
homes will be built to ENERGY STAR® Standards for the 
year in which the building permit is issued.  All appliances 
installed should be ENERGY STAR approved.

Skylights
Skylights are an effective way to light and heat a home 
passively.  Low-E glass or triple glazed acrylic units 
save energy and money while keeping the home more 
comfortable.  Skylights must be integrated with the design 
of the home.  Skylights should be designed as an integral 
part of the roof.  Only flat skylights with clear or bronze 
glazing will be allowed, while bubble or dome skylights 
with frosted or colored glazing are not.

Light pollution from skylights will not be permitted.  
All light sources shall be shielded and both outdoor and 
indoor lighting will be carefully reviewed to assure that 
neighboring properties are protected from direct light 
sources.

Fireplaces
All fireplaces must be non wood burning and comply with 
Park City Municipal regulations.  Apparatus that utilize 
alternate/renewable energy sources are encouraged.

Non Air-Conditioned Homes
Provide as an environmentally sensitive option to buyers 
to reduce energy consumption.  This can be augmented by 
installing ceiling fans which improve interior comfort by 
circulating cold and warm air.  Ceiling fans can be adjusted 
to either draw warm air upward during summer months or 
push it downward during the winter.

Heated Driveways
Heated Driveways may be allowed, but only if it 
receives its power from an Alternative Energy Source as 
specifically approved by the Design Review Board.

Lighting
Develop and design strategies to provide natural lighting 
in each home.  It is encouraged to install high-efficiency 
lighting systems with advanced lighting controls.  Include 
motion sensors tied to dimmable lighting controls and 
provide task lighting which reduces general overhead light 
levels.

All homes are required to install compact fluorescent 
lamps (CFLs), halogens, or light emitting diodes (LEDs), 
or other approved bulbs or light source at time of 
construction.  These light bulbs and sources last longer 
and use less energy than traditional incandescent bulbs.  
Most states are incorporating new laws that effectively 
phase out the traditional light bulb.  The Department of 
Energy has set efficiency standard levels for all light bulbs, 
and today’s standard incandescents cannot meet those 
levels.  The traditional incandescent light bulbs will not be 
allowed.  
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Transportation
Encourage alternative modes of transportation through 
site planning and building orientation that emphasize 
connections to sidewalks, bike paths and trail networks.  
Homes should be placed and built incorporating easy 
connections for pedestrian and bike access to trails, 
sidewalks and streets.  These options make it easier for 
people to choose alternative modes of transportation that 
contribute to a more sustainable environment that is healthier 
and more enjoyable for everyone.

Open Space
Encourage design that emphasizes the natural connection to 
open space and parks.  Provide maximum continuity of open 
space and preserve important natural vistas that reinforce a 
sense of place and relationship to the natural environment.  
Integrate views and access into the greenway network from 
homes.  Promote the development of site plans that create 
attractive, comfortable outdoor spaces.

Topography
Integrate natural site features such as topography, views 
and vegetation into site design.  Building placement should 
follow contours rather than being placed at right angles to 
the prevailing slope.  On sloping sites, staggering placement 
of homes along opposite sides of the street, rather than 
siting homes directly opposite one another, can provide 
better preservation of views. Use topography to create 
continuous green space connectivity between homes.  Retain 
the maximum possible amount of natural vegetation.  Avoid 
excessive grading and cutting of hillsides.

Water Conservation
Incorporate the installation of low flow toilets and flow 
reducers on faucets and shower heads.  Flow reducers 
can cut water usage of faucets by as much as 40% with 
little noticeable effect.  Park City Heights has defined the 
minimum Low Flow as:
 Toilets - 1.5 gallons per flush
 Kitchen Faucets – 2.0 gallons per minute
 Bathroom Faucets – 1.8 gallons per minute
 Shower Heads – 2.4 gallons per minute

Solar Orientation
Where possible, the longer axis of the home should be 
oriented east/west. By orienting the home in that direction, 
the longer dimension of the home faces sunny south. The 
optimum position for maximum solar benefits is true south 
but you can vary the orientation within 15-20 degrees of 
that direction with minimal effect.  This placement creates 
optimum conditions for the use of passive and active solar 
strategies reducing energy costs substantially.

Design shall encourage site and building placement that 
improves energy efficiency by incorporating natural cooling 
and passive solar heating.  This may include extended 
eaves, window overhangs, awnings and tree placement for 
natural cooling, and building and window orientation to take 
advantage of passive solar heating. 

Stormwater Management
Pervious pavement is designed to 
allow percolation or infiltration 
of stormwater through the surface 
into the soil below where the water 
is naturally filtered and pollutants 
are removed.  Design that uses 
alternatives to reduce impervious 
pavement is a positive step toward 
improving the quality of our water 
resource and is highly encouraged.  
However, pervious pavement is 
easily compromised by plowing 
that dislodges pavers and sanding 
which disrupts the pavements 
filtration process and should be 
reviewed carefully. Permeable pavement options 

should be explored

Proper Home Orientation can substantially 
reduce Energy Consumption 
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Fire Protection

Roofing Materials & Fire Sprinklers
Roofing Materials must be non-combustible and have a 
Class “A” Fire Rating.  No wood shake roofing material will 
be permitted.

All buildings over 750 square feet must be constructed 
with an Automatic Fire Extinguishing System installed as 
required and approved by Park City.

Fires
No person shall build, ignite or maintain any outdoor fire of 
any kind for any purpose with the exception of a permanent 
barbecue, portable barbecue or grill and they are located a 
minimum of thirty (30) feet from any combustible material 
or nonfire-resistant vegetation.

Defensible Space
On all Homestead lots and those lots that are directly 
adjacent to existing shrub or tree vegetative growth 
owners should place an emphasis on utilizing fire-resistant 
vegetation or growth within the planned landscape adjacent 
to all buildings and structures to minimize the potential of 
transmitting fire from the native growth to any structure.
(generally 30’ minimum).  Deadwood shall be regularly 
removed from trees. 
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Hydrozoning 
Grouping plants that have similar water requirements. 
Hydrozoning is a key component of a water-efficient 
irrigation system and landscape. Plant species with 
similar needs should be selected and grouped within each 
hydrozone. It is also effective to create microclimate zones 
so that plants with higher water needs are closest to the 
house and plants with lower water needs are on the perimeter 
of the garden or landscape. 
Each hydrozone will contain plants that will be irrigated 
on the same schedule, using the same irrigation method. 
Generally, each hydrozone is served by one valve or control 
zone (although more than one valve may be required to 
service an area due to flow and water pressure). By using 
controllers with multiple run times that are able to support 
low-volume systems (cycle and soak) and by dividing 
the landscape into hydrozones, each area will receive the 
amount of water it needs without puddling or runoff. 
The result of hydrozoning is improved plant health and less 
water use. 

Irrigation
All landscape areas within the Enhanced and Transitional 
Landscape Zones shall be irrigated.  All irrigation provided 
shall be drip irrigation with the exception of turf areas. All 
drip tubing shall be concealed below plant bed mulch and 
must remain covered at all times.

All irrigation systems shall be controlled by an automatic 
controller which includes a rain sensor. Rain sensors 
should be utilized to detect the presence of rainfall and 
disable the irrigation controller from operating during 
periods of wet weather.   Rain Sensors should be adjusted 
to suit the requirements of the landscape and soil 
conditions for each home.

Rain Harvesting
Water tanks used for storing harvested rain from roofs 
are encouraged (see Roof Appurtenances/Rain Storage 
Devices for approvals).  Rainwater tanks are installed to 
make use of rain water (rain, hail, sleet or snow) for later 
use especially for landscape watering, thus reducing one’s 
reliance of culinary water for irrigation.

Shade Trees/Heat Gain
Deciduous trees placed on the south and east or west can 
shade your home in the summer before dropping their 
leaves in the winter to let the sunlight into your home.  
Trees can bring the ambient temperature down as much as 
five degrees on a hot day.  This reduces heat gain, allowing 
for cooler ventilation.  Deciduous trees and vines in 
front of south facing walls and windows will further cool 
homes.

Turf
Turf, when used, must not be a dominant component of 
the landscape.  Individual homesites in the Park Home 
and Cottage Home lots shall not contain turf areas greater 
than 20% of the total lot area.  Individual homesites in the 
Homestead lots shall not contain turf areas greater than 15% 
of the homes total lot area.  All turf area must be located 
within the Enhanced Landscape Zone.

Properly placed trees can reduce energy consumption 
throughout the year

Turf not a dominate component of the landscape
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1.  Any Commercial or Community structures proposed within the project boundaries are required 
to follow these Design Guides and should follow all Guides required for Park Homes.

2.  Unless addressed in these Guides all additional requirements must follow the projects Codes, 
Covenants and Restrictions (C.C. & R’S) as adopted and/or the Park City Municipal Codes.

3.  Illustrations and Photos are included throughout the Guidelines to help convey the thoughts 
and concepts described in the document’s text. These images are intended to express general 
design concepts and are not meant to impose specific plans or design solutions.
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Planning Commission  
Staff Report 
 
Subject: Park City Heights Design Guidelines  
Author: Kirsten Whetstone, MS, AICP 
Date: August 24, 2016 
Type of Item:  Ratification of amended Park City Heights Master Planned 

Development (MPD) Development Agreement Exhibit G – Park 
City Heights Design Guidelines  

 
Summary Recommendations 
Staff recommends the Planning Commission review and ratify the revised Exhibit G 
(Park City Heights Design Guidelines) of the recorded Amended Park City Heights 
Master Planned Development (MPD) Development Agreement and direct Staff to record 
the revised Exhibit G at Summit County.   
  
Topic 
Applicant:  Ivory Development LLC, owner 
Applicant’s representative: Brad Mackay and Spencer White 
Location: Richardson Flat Road, east of SR 248 and west of US 40 
Zoning: Community Transition (CT)  
Adjacent Land Uses: Open Space, Rail Trail, US 40, Quinn’s Water Treatment 

Plant, and vacant land 
 

 Disclosure: The City retains a security interest as the holder of a Trust Deed in 
conjunction with a prior transaction regarding the property.  However, the City is not an 
“applicant” and does have any current ownership in the property. 
 
Proposal   
Attached are the Park City Heights Design Guidelines (Exhibit A) redlined to show 
amendments approved by the Planning Commission on November 6, 2013, with 
additional revisions approved by the Planning Director in 2014, highlighted in yellow. 
Staff requests the Commission ratify the amended Design Guidelines so that this 
document can be recorded at Summit County as an amendment to Exhibit G of the 
recorded Amended Park City Heights Development Agreement (Exhibit B).  
 
Background 
The Park City Heights MPD was initially approved by the Planning Commission on May 
11, 2011. The original Development Agreement was ratified by the Planning 
Commission on October 26, 2011, executed on November 18, 2011, and recorded at 
Summit County on November 23, 2011.  
 
On November 6, 2013, the Planning Commission approved amendments to the Park 
City Heights MPD and preliminary plat due to soil conditions discovered on the site that 
necessitated a re-design of the lower site plan and changed the configuration of the 
Park Home and Cottage units. The Design Guidelines were also amended at that time 
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to reflect these changes. The amended MPD Development Agreement was ratified by 
the Commission on September 24, 2104 and recorded at Summit County on November 
4, 2014.  
 
During review of building permits in 2014 for the first units and Clubhouse, the 
applicants and Staff discovered that the recorded Design Guidelines were in black and 
white, the photos were not clear, and that additional clarifications were needed in terms 
of descriptions for lots, unit types and configurations due to changes in the MPD site 
plan and subdivision plat (as further described below).  
 
Because the Design Guidelines are an attachment to the recorded Development 
Agreement, Staff is requesting Planning Commission review and ratification of the 
amendments to Exhibit G of the Amended Development Agreement (Design 
Guidelines), in order to record a clean (un-redlined) and color version of the amended 
Design Guidelines.  
 
Analysis 
The redlined Design Guidelines were recorded at Summit County as a black and white 
document that is not legible. Additional administrative revisions were approved by the 
Planning Director in September of 2014 after the Development Agreement and 
Guidelines were recorded at Summit County. These revisions provided clarity in terms 
of descriptions of lot types and street patterns to reflect the revised plat and the revised 
MPD site plan. Descriptions for the amended unit and lot types and configurations were 
corrected. These further amendments included the following: 
 
1) Include setback exceptions (such as for bay windows, eaves, porches, etc.) that 
apply per the CT zone and in compliance with the LMC;  
2) Include setbacks for the Clubhouse;  
3) Include height exceptions that apply per the CT zone (such as 5’ for pitched roofs of 
at least a 4:12 pitch);  
4) Revise the concept plan illustrations to match the amended MPD and plat;  
5) Change photos to comply with the amended MPD; 
6) Delete statements about LEED construction, consistent with the MPD conditions that  
did not require LEED standards, but conditioned the following: “all units will be 
constructed to National Association of Builders National Green Building Standards 
Silver Certification (or other equivalent Green Building certification approved by the 
Planning Director)” OR reach LEED for Homes Silver Rating (minimum 60 points).; and 
7) Other administrative design clarifications such as roof materials, articulation, 
stepping, repetition of design within 300’, etc. as highlighted in Exhibit A.  
 
Section 15-6-4 (G) of the Land Management Code states that once the Planning 
Commission has approved a Master Planned Development for a project (or an 
amendment), the approval shall be put in the form of a Development Agreement. The 
Development Agreement must be ratified by the Planning Commission and signed by 
the Mayor on behalf of the City Council prior to recordation at the Summit County 
Recorder’s office. 
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These proposed changes to Exhibit G of the recorded Amended Development 
Agreement are consistent with the approved amended Master Planned Development 
and are not contrary to the site and lot requirements of the CT Zone or the LMC. These 
amendments to the Design Guidelines are considered administrative and do not affect 
the force and effect of the recorded Development Agreement. 
 
Department Review 
The Planning Department has reviewed the amended Design Guidelines for 
consistency with the November 6, 2013, amended Park City Heights MPD approval and 
the October 15, 2014 Amended Development Agreement. Planning, Engineering and 
Legal Departments have reviewed this staff report. 

 
Recommendation 
Staff recommends the Planning Commission review and ratify the revised Exhibit G 
(Park City Heights Design Guidelines) of the recorded Amended Park City Heights 
Master Planned Development (MPD) Development Agreement and direct Staff to record 
the revised Exhibit G at Summit County.   

 
Exhibits 
Exhibit A- Proposed Amended Exhibit G (Park City Heights Design Guidelines) to the 
Amended Park City Heights Development Agreement 
Exhibit B- Recorded Amended Development Agreement (recorded November 4, 2016) 
(including recorded Exhibit G Design Guidelines) (note only Exhibits A, B, C and G are 
included with this report). 
Exhibit C- Minutes of November 6, 2013 Planning Commission meeting 
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height throughout town as evidence in comments by the Planning Commission and the 
public.    
 
MOTION:  Commissioner Joyce moved to CONTINUE the Bonanza Park East Master 
Planned Development Pre-application to October 26, 2016.  Commissioner Thimm 
seconded the motion. 
 
VOTE:  The motion passed unanimously.                                     
 
2. Park City Heights MPD- Ratification of Amended Development Agreement – 

Design Guidelines.      (Application PL-13-02209) 
 
Planner Kirsten Whetstone reported that this was an administrative item for ratification of 
the Amended Park City Heights Design Guidelines.  She noted that the Design Guidelines 
were amended when the Planning Commission approved the amended MPD in 2013 
based on the soil and changes to the site.  There was a configuration of lots and layout at 
the entrance.  
 
Planner Whetstone stated that the Design Guidelines were amended and recorded in 
2014.  However, with the building permits they realized that additional changes needed to 
be made to make it consistent with the MPD.  One was the LEED requirements, which was 
an “or” because it was a Green Building Standard or LEED.  She noted that those changes 
were approved by the Planning Director and when the applicant wanted to get them 
recorded, the Staff thought they should first come to the Planning Commission because 
they are an exhibit to a recorded document.   
 
Planner Whetstone commented on recent changes identified by the Staff regarding 
basements and building height that they wanted referred back to the LMC.  Those were the 
handwritten changes reflected on pages 5, 16 and 27.  Each one for house size talks about 
excluding the basement, and the Staff wanted it tied back specifically to the way the LMC 
excludes basements.  Language was added to say, “As defined by the Park City Land 
Management Code”.   The language for Height currently says, “As defined by the Park City 
Municipal Code”, and that changed to read, “As defined by the Park City Land 
Management Code.”  Planner Whetstone noted that those were the only highlighted 
changes.   
 
The Staff recommended that the Planning Commission review, approve, and ratify the 
amended Design Guidelines in Exhibit A.  The changes shown in yellow were made by the 
Planning Director.  The handwritten changes would be cleaned up and the document would 
be recorded at the County.  It would be ideal if the County will record them without any 
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redlines and in color.  Planner Whetstone noted that the public have been interested in 
purchasing homes and they cannot read the recorded version of the Design Guidelines.   
 
Chair Strachan opened the public hearing. 
 
There were no comments. 
 
Chair Strachan closed the public hearing.                       
 
Chair Strachan did not understand the history of the amendment or the substantive effect 
of the amendments.  He thought the revision on Exhibit A were too vague.  It says per the 
LMC, but he thought it was important to know the exact citations to the LMC that apply.  
 
Chair Strachan understood that the changes to the old Design Guidelines were done 
administratively, but he would like to know the history behind those changes because they 
were not approved by the Planning Commission.  Chair Strachan recalled that the original 
Guidelines were vigorously debated.  When he read the Staff report for this meeting, it was 
the first time that he knew there were strike-outs and that things were removed from the 
Design Guidelines after the project was approved.   
 
Chair Strachan noted that Exhibit C attached to the Staff report did not show the discussion 
that the Planning Commission had over these Design Guidelines, and he remembered a  
lively discussion about the LEED certification.  Chair Strachan stated that any time there 
are height exception changes he wants to know exactly what they were.  Without that 
information he was not confident or comfortable with a motion to approve amendments to 
the Design Guidelines when he was not sure what the amendments are.  Chair Strachan 
clarified that he was not saying that the changes could not be remedied, but he needed the 
pertinent information.   
 
Planner Whetstone explained that there are no height exceptions to the CT Zone.  
However, there is a standard height exception for a pitched roof of 5’.  The Design 
Guidelines said 28’ but it did not have the exception.  Planner Whetstone stated that none 
of the setback exception like the 3’ for the eve, or the chimney or the bay windows were in 
the Design Guidelines but they are standard in the LMC.  The applicant was not asking for 
those as a change to the Guidelines.  Planner Whetstone remarked that because the CT 
zone has a 25’ setback for everything, the MPD identified the setbacks, and those were 
part of the approval.  Planner Whetstone pointed out that design guidelines were definitely 
part of the discussion when the MPD was amended.  
 
Chair Strachan agreed.  However, he has never seen the ones attached with the strike-
throughs, and those were not approved.  Planner Whetstone clarified that it was the Exhibit 
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that was discussed by the Planning Commission when it was approved in 2013.  Chair 
Strachan requested to see the minutes from that meeting, because that was not his 
recollection.  Planner Whetstone stated that the Guidelines were included in the Staff 
report when they were approved, and she would provide that Staff report.  She explained 
that the redlines were brought to the Planning Commission and suggested that maybe 
Chair Strachan was not present for that meeting.  She recalled that the MPD amendment 
was discussed over three or four meeting and the Design Guidelines were always part of 
that discussion.  The redlines in the recorded version were part of the packet.   
 
Chair Strachan recalled all the meetings and he was wary of why they would change things 
like height the exception now.  Planner Whetstone reiterated that there were no height 
exceptions.  They were only adding the height exception for a pitched roof to the 
Guidelines, which is already allowed in the LMC.  Chair Strachan believed the Planning 
Commission deliberately left out the 5’ exception.   
 
Chair Strachan assumed there was an issue, or they would not be asking the Planning 
Commission to amend it.  He asked what the Planning Commission needed to change.  
Planner Whetstone referred to page 5 of the Design Guidelines, which was page 84 of the 
Staff report, and noted that for basements they were adding language, “As defined by the 
Park City Land Management Code”.  This language is important because of the way they 
measure to determine whether basements are included or not.  Under Building Height, the 
change was that no structure shall be erected, but it did not specify a height.  The zone 
height says 25’ and allows an additional 5’.  The change is important because these 
Guidelines are the documents for reviewing building permits, and they wanted the 
language to match the CT zone.    
 
Spencer White, representing the applicant, emphasized that they were not asking for any 
special consideration.  If someone reads through the Design Guidelines, they should know 
exactly the City’s height restrictions without going to the LMC.  He explained that they 
incorporated the language straight from the LMC into the Design Guidelines to avoid 
confusion.   
 
Mr. White stated that through the MPD process there were a few lots on a ridge and they 
were going to limit some of those heights.  In the MPD process, those lots were removed 
from the ridge when they redid the lot configurations.  He clarified that those were the only 
lots that had specific restrictions, but those lots no longer exist because they were removed 
in the MPD amendment. 
 
Chair Strachan clarified that the issue was that he did not understand exactly what was 
being changed.  He pointed to pages 83 and 84 as examples.  He stated that handwritten 
notes revised per the LMC and highlighted section did not have the same specificity with 
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which they dealt with the entire packet of Design Guidelines.  He was concerned that 
ratifying what may be considered administrative amendments were actually substantive      
amendments.  For example, revise the concept plan illustrations.  Planner Whetstone 
noted that the concept plan was on the first page.  It was the revised plan that the Planning 
Commission had approved, but the recorded version had the old layout.  Chair Strachan 
referred to page 75, which was a new concept plan with a highlight that said, “correct 
layout”.  May was scratched out and August was written in.  He asked if that would be the 
recorded document.  Planner Whetstone replied that Mr. White would make the final 
changes.  She did not have the ability to make the changes because it was a PDF.   Since 
it was a recorded document she had to write in the changes until Mr. White could make the 
changes on the appropriate pages.  Once the changes are made it will be recorded. 
 
Mr. White understood that Chair Strachan was asking for a redlined version showing what 
exactly was changed.  Chair Strachan wanted a way to determine whether the change is 
administrative or substantive.   He was not comfortable approving changes that Mr. White 
still needed to fix.  What the Planning Commission reviews for an approval should be 
exactly what they are approving.  He was concerned that the recorded document could be 
different from what they thought they were approving.   
 
Mr. White pointed out that some of the changes were requested by the City.  He 
understood Chair Strachan’s concerns and he was willing to come back with a redline set 
for discussion at another meeting.  His only request is to have the final set recorded as 
quickly as possible.  Mr. White stated that the changes are not substantive to Park City 
Heights.  It does not change the design of the homes and there were no issues on their 
part.   
 
Commissioner Phillips stated that as he read the Staff report it was very difficult to 
understand why the changes were being made.  After hearing Planner Whetstone answer 
Chair Stachan’s questions, it would have been helpful to have that information in the Staff 
report, especially, since the other Commissioners were not on the Planning Commission 
when Park City Heights was approved.   
 
Planner Kirsten offered to provide additional information for the next meeting.  Chair 
Strachan thought it would also be helpful to know what changes were made by former 
Planning Director Eddington and the history behind those changes.   
 
Director Erickson stated that if the other Commissioners were having a difficult time 
understanding the changes, the Staff would provide background information and bring 
them back for review.   
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Commissioner Band found it confusing and she had actually called Planner Whetstone 
when she was reading the Staff report.   Commissioner Joyce thought this was a good 
opportunity to use color coding.  They could use one color for what has already been 
approved by the Planning Commission, another color for changes that have never been 
approved by the Planning Commission, and other colors for additional categories to help 
with clarification.   
 
Chair Strachan believed that Mr. White and Planner Whetstone understood their concerns 
and that they needed to walk the Planning Commission through the process.   
 
Commissioner Thimm stated that he was confused when he saw a color version and a 
black and white version.  He tried to his best to understand what it all meant, but it would 
have been helpful to have a redline version.  Commissioner Thimm supported 
Commissioner Joyce’s suggestion for color coding to keep it all in one document.  Chair 
Strachan suggested that Planner Whetstone also include a separate, clean version for the 
Planning Commission to approve.   
 
Chair Strachan asked Mr. White for a status update.  Mr. White stated that currently four 
affordable townhome units are ready for final approval.  Six of the Park Homes, which are 
the small lot, single-family detached affordable units have final approval.  Four other 
affordable townhomes are under construction.  One market rate unit is under construction 
and nearly final.  They have applications in for other building permits.  Mr. White stated that 
they were working with Anne and Rhoda to finalize the pricing on the affordable units and 
those ten units should be up for sale fairly soon. 
 
MOTION:  Commissioner Joyce moved to CONTINUE the Park City Heights MPD 
Ratification of the Amended Development Agreement Design Guidelines to a date 
uncertain.  Commissioner Band seconded the motion. 
 
VOTE:  The motion passed unanimously. 
 
     
 
 
The Park City Planning Commission Meeting adjourned at 7:50 p.m. 
 
 
 
Approved by Planning Commission: ___________________________________________ 
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