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Recommendation  
Review and consider a draft Request for Proposals (RFP) to allow City Council the 
ability to contemplate the potential development of affordable housing on portions of the 
Mine Bench Property. Given the opposition faced in the past with regard to in-fill 
affordable housing development, in addition to seeking feedback on the technical 
materials, we also suggest the Council reserve time for public input.  
 
Executive Summary 
Park City continues to push forward strategies to meet the aggressive community goal 
of creating 800 new affordable/attainable units by 2026. The plan to reach this goal has 
several strategies, such as partnering with private entities to develop affordable housing 
on City land. Without multiple projects in the affordable housing pipeline, PCMC is 
unlikely to reach its unit creation goal. To date, or since the 800 goal was set by City 
Council, we have created 156 additional units.  
 
More recently, the City released and awarded a Request for Qualification (RFQ) with 
the J. Fisher Company to select a preferred development partner to build a 100% 
affordable rental housing development on the “Homestake” Lot (LINK). The Homestake 
project, currently before the Planning Commission for review, is proposed to create 123 
new units of affordable rental housing. 
 
To continue using partnerships to produce affordable housing, the Housing Team went 
to Council to identify future affordable housing development sites. On March 17, 2022, 
(Staff Report, Minutes), the City Council discussed a desire to consider an RFP for the 
Mine Bench property as a potential location to site affordable housing. This report 
summarizes the property’s history and creates a potential work plan to consider an 
RFP.   
 
Background 
Development of City-Owned Land for Affordable Housing 
Park City has been developing affordable housing for the better part of 30 years using a 
variety of tools. Most notably, four main tools were used - regulatory (inclusionary 
housing requirement), negotiated (master planned development or annexation), public-
private-partnership (working directly with private developers), and owner/developer 
(PCMC as the developer). 
 
Recent examples include the Woodside Park Phase I (8 units) development, the Retreat 
at the Park (8 units), Central Park Condominiums (11 units), Iron Horse Transit Housing 
(13 units), 516 Marsac Avenue (1 unit), Prospector Square Condos (23 units), Snow 
Creek Cottages (13 units), and Park City Heights (68 units). (Link to Housing Projects 
Webpage).  

https://www.parkcity.org/home/showpublisheddocument/69970/637553799563000000
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1287886/Housing_Work_Session_Staff_Report_03-17-2022_FINAL.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_9cd161c215145974e7e75488b6ab1210.pdf&view=1
https://www.parkcity.org/departments/find-affordable-housing/projects
https://www.parkcity.org/departments/find-affordable-housing/projects


 
The projects were funded through a variety of sources, including the General Fund, 
Lower Park Avenue Redevelopment Agency (LPARDA), developer obligations, and the 
Transit Fund. Most units were developed as deed-restricted, owner-occupied with the 
sales revenue returned to the Housing Fund to help support the next cycle or round of 
affordable housing project. In addition, units were also developed or acquired by the 
City over time to support PCMC-specific employee rental housing. 
 
While these models created many units, it is unsustainable long-term without a new or 
dedicated revenue source. In other words, the subsidy carried by the City has 
necessarily increased due to escalating development costs (time, labor, and materials), 
which in turn either decrease the affordability of the units or reduce the amount of 
money available in the housing pipeline for the next housing project. The Housing 
financial model also does not address the increasing need for affordable rental units in 
the Park City area, as opposed to deed-restricted ownership, which returns nothing to 
the Housing Fund for the next project.  
 
As Park City looks to the future, public/private partnerships will be an incredibly 
important tool if we desire to continue towards our 800-unit goal. To this end, the 
Housing Team recommends additional consideration of a potential public/private 
partnership on City-owned land, such as the Mine Bench, immediately.   
 
History 
On February 11, 2021 (Staff Report, Minutes), City Council prioritized a list of potential 
City-owned properties to target for affordable housing development. On March 17, 2022 
(Staff Report, Minutes), City Council supported drafting an RFP and scope of work for 
the potential entitlement and development of a portion of the Mine Bench. City Council 
also indicated a relatively low prioritization and desire to place the bulk of the 
entitlement and development process on a future partner(s). Very little public input was 
received, other than concerns for the natural environment, trails, traffic, and wildlife 
impacts.  
 
In order to develop a portion of the Mine Bench, any applicant would require several 
land use applications, including but not limited to a plat amendment, rezone, Conditional 
Use Permit (CUP), and likely an Affordable Master Planned Development (AMPD). The 
draft RFP (Exhibit D) outlines requirements in Section I – Project Information (p. 1).  
 
On May 12, 2022 (Staff Report, Minutes), the Housing Team reviewed the Mine Bench 
Work Plan and an overview of potential challenges associated with developing the site, 
unit affordability mix, and RFP scope. Challenges also include the existing Ontario trail, 
a mine shaft, tenant leases, mine impacted soils, existing structures, municipal uses, 
and steep slopes.  
 
Council also provided input on allowing applicants to include dorms in a unit mix, 
increasing parameters to 100% workforce housing, a provision to target Empire Pass 
area employees to reduce vehicle trips to and from the area, and the potential to retain 
units for municipal employees. The Council also discussed having the City initiate land 
use applications, such as the Plat Amendment, but reached consensus that a developer 
should take on this work. Moving the responsibility of entitlement is consistent with other 

https://d3n9y02raazwpg.cloudfront.net/parkcity/1e6719b4-6a46-11eb-920e-0050569183fa-01133467-6d34-44a8-a801-0746aa501208-1612907905.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_3aa84834a664da90aefa2b09361646c4.pdf&view=1
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1287886/Housing_Work_Session_Staff_Report_03-17-2022_FINAL.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_9cd161c215145974e7e75488b6ab1210.pdf&view=1
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1362562/Mine_Bench_Staff_Report_25apr22__3_.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_5865bcfc60a83f667529bb207dccd26f.pdf&view=1


communities that have successfully used public-private partnerships to develop 
affordable housing.  
 
To prepare the RFP, the Housing Team reviewed several recent public-private 
affordable housing project RFPs from other jurisdictions, including Boise, ID, Madison, 
WI, Billings, MT, and Belmont, CA. The examples provide different development 
typologies, including greenfield and infill development, and project locations with varying 
transit and multi-modal accessibility. Key from the RFPs noted above, include: 

• Making applicants responsible for entitlement approvals, environmental surveys, 
site surveys, environmental remediation, building permits, and most other 
predevelopment costs; 

• Establishing desired unit mix and affordability levels (no moderate-income 
housing included), requiring an applicant to proactively identify what, if any, 
financial support they might require from PCMC; 

• Requiring a right of first refusal for PCMC to obtain future units for our own use if 
necessary; and 

• Including a local preference for residents within geographic proximity and 
requesting a compressed timeline for development. 

 
On July 14, 2022 (Staff Report, Meeting Audio), the Housing Team reviewed the Mine 
Bench Work Plan with City Council. Council provided input on the length of time that the 
RFP would be open, indicated less language regarding a ground lease to allow for 
proposals with different ownership structures, clarification on the AMI categories 
outlined in the draft RFP, clarification regarding waterfall provisions, and information 
regarding the trail disturbance. Additionally, Council sought a more detailed scoring 
model included in the draft RFP to help select a partner.  
 
Each of Council’s requests are addressed in the analysis section below, as well as 
within the draft RFP. 
 
Analysis 
As summarized in the May 12, 2022, staff report, the Housing, Planning, and 
Sustainability Teams completed an analysis of the Mine Bench property (Exhibit A). On 
May 12, Council supported a draft RFP that required the developer to entitle the 
property (rezone, plat amendment, AMPD, etc.) instead of the Housing Team.  
 
The Housing Team, in the collaboration with Sustainability, Transportation Planning, 
Planning, Engineering, and Legal, drafted an RFP (Exhibit D) and seeks input from 
Council. The RFP seeks an affordable, multi-unit residential rental project, urban infill, 
brownfield redevelopment, public/private partnership, and associated tax, grant, and 
regulatory information, and financing and operations of mixed-income housing.  
 
PCMC would provide the land in Figure 1: Mine Bench Parcel and Proposed 
Development Sites and work, potentially, to provide financial tools and incentives. The 
Work Plan (Exhibit C) describes key considerations of the RFP.  For example, the Work 
Plan specifies the portion of the property proposed for development, type of 
development, range of desired affordability, and other requirements such as relocating 
the Ontario Trail and other lease requirements. 

https://bcacha.org/wp-content/uploads/2022/01/rfp_moore_street_development_services_v3_12-29-2021.pdf
https://www.cityofmadison.com/cdbg/documents/AffordableHousingProjectRFP3OpenDeadline.pdf
https://www.cityofmadison.com/cdbg/documents/AffordableHousingProjectRFP3OpenDeadline.pdf
https://ci.billings.mt.us/DocumentCenter/View/42055/930-Steffanich-Dr-Affordable-Housing-Development-PDF?bidId=
https://www.belmont.gov/home/showpublisheddocument/15460/636320097937870000
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1453878/Staff_Report_7700_Marsac_Ave.pdf
https://parkcity.granicus.com/MediaPlayer.php?view_id=1&clip_id=2632


 
A potential developer is asked to meet the following: 
 

• Full property entitlement (including, but not limited to, rezoning, plat amendment, 
and affordable master planned development pursuant to the Park City Land 
Management Code Chapter 15-6.1); 

• Design a workforce housing project containing a mix of uses, including, but not 
limited to, affordable rental housing, resident amenity spaces, multi-modal 
transportation infrastructure, parking improvements, and complementary 
residential support commercial space; 

• A site plan and building design that integrates historic mining character of the 
area and exemplifies mountain town design principles; 

• Energy performance in accordance with IECC 2021, and compatible with 
adopted policies and resolutions; and 

• A ground lease contemplated at 50 years. Construct and operate the 
development per future agreements with PCMC. 

 
Trails 
At the July 14, 2022, City Council meeting, the Housing Team was asked to analyze 
whether development would cause impact or disruption to the existing trails and 
trailheads on the property. A map of existing trails and trailheads for the property are 
included in Figure 2. 
 
On August 23, 2022, the Housing Team met with the Trails and Open Space Team to 
review potential trail impacts and what the City might require from a developer to ensure 
compliance with the Park City Trails Master Plan. The Trails and Open Space Team 
described the following as being required for potential development on the property: 

• The developer must be able to maintain trail access during construction; 

• The developer must demonstrate that there will be no net loss of trails because 
of the development; and 

• If trails are relocated temporarily or permanently, they must be accommodated 
on property, or on adjacent properties if required. 

 
The Trails and Open Space Team also offered the following parameters to include in 
the draft RFP: 

• The existing Ontario Main Trailhead may be included as part of Development 
Area “B” to allow for respondents to determine if that portion of the property is 
viable for proposed workforce housing development; 

• If the existing Ontario Mine Trailhead is impacted by the proposal, the developer 
should demonstrate that the level of service offered by replacement facilities is 
comparable to that provided by the existing trailhead; and 

• The City is open to proposals that supplement the Tour Des Suds Ontario 
Bypass trail access point on the south end of the property along Marsac Avenue.  

o The City does not recommend additional parking unless physically 
separated public trail parking from private development parking areas. 

o The City is interested in seeing an improved bike and pedestrian crossing 
where the Tour Des Suds Ontario Bypass trail cross Marsac Avenue. 

 

https://static1.squarespace.com/static/5b8b54d1f407b40494055e8f/t/5bd899a10d929731e8b16eb1/1540921779100/Park+City+Trails+Master+Plan.pdf


AMI Categories 
At the July 14, 2022, work session, Council asked to clarify the Area Median Income 
(AMI) categories discussed in the draft RFP, citing concerns that they may conflict. We 
reviewed the AMI descriptions in the RFP and offer the following clarifications: 
 

• The first reference is to 80% AMI, in the Introduction (p. 5). 
o Because definitions for “affordable units” vary based on jurisdiction, this 

reference establishes common language between the developer and the 
City that our internal definition of an Affordable Unit is for affordable 
households with incomes ranging up to 80% of AMI. 

o Because the City anticipates that this project will apply under the 
Affordable Master Plan Development (AMPD) section of the Land 
Management Code, the developer must produce a plan where, at the 
minimum, more than 50% of units meet the City’s definition of an 
Affordable Unit. 
 

• The next reference is to 60% AMI, in Minimum Requirements (p. 23).  
o This section establishes the City’s expectation that we seek a proposal in 

which 80% of units meet the definition of an Affordable Unit. 
o This section also establishes that of the Affordable units, the rent should 

average 60% AMI for a minimum of 50 years. 
o This lets developers know that beyond the City’s definition for Affordable 

Units, we expect project proposals to cater to area workforce wages, 
which are typically 60% AMI and below. 
 

• The next reference is to 50% AMI, in Preferences (p. 24). 
o This section establishes the City’s preference for proposals that maximize 

housing affordable to households at or below 50% AMI. 
o This lets developers understand that more deeply affordable proposals are 

preferred to those with higher average AMIs. 
 

• The final reference to AMI is to 30%-50% AMI, in PCMC Development Tools (p. 
16).  

o This section is intended to let developers know that the City may be willing 
to offer additional support to decrease the overall development cost for a 
Project that results in a high number of affordable units. 

o This lets developers understand that there may be additional tools 
available for proposals that cater to more deeply affordable units.  

 
Based on current AMI categories for Summit County, an employee earning $20/hour 
would be approximately 44% of AMI. A two-person household making the same wage 
would be approximately 77% of AMI. Based on these benchmarks, we found that the 
above descriptions of average AMI levels are required, and which AMI levels are 
incentivized, are appropriate for this particular workforce housing project.  
 
Net Zero Sustainability Requirements 
Net-zero energy performance, in accordance with the 2021 IECC, provides information 
to developers about what is required to build a highly efficient building that can achieve 

https://housinghelp.org/income-limits/


net-zero energy performance, specific to Park City’s climate zone. Without these 
provisions being met, net-zero performance is unlikely to be realized, resulting in higher 
energy bills for occupants and/or owners, as well adding to the renewable load for which 
Park City will be responsible to build to meet the City’s goal of 100% renewable 
electricity by 2030. 
 
According to a study1 performed by Pacific Northwest National Laboratory for the U.S. 
Department of Energy, the 2021 IECC provides cost-effective levels of energy efficiency 
and performance for residential buildings in Utah. Compared to the IECC 2015, which is 
the current standard under Utah State Energy Code, following the 2021 IECC, on 
average, results in the following consumer savings: 
 

 
 
This Code provides developers the guidance needed to achieve the desired 
performance, using a more familiar “prescriptive” methodology. This Code places 
energy efficiency, as well as occupant health and comfort, as non-negotiables for the 
project, instead of add-on efficiency measures that often get value-engineered out. 
During outreach performed for the Decarbonizing Buildings project, staff heard clearly 
that developers prefer prescriptive-based approaches over performance-based because 
the prescriptive measures allow them to much easier develop their pro-forma to hit the 
target, especially in cases where net-zero design and building is not the specialty of the 
firm. 
 
Other, performance-based methods of achieving net-zero are also acceptable, but may 
incur more cost for the project: 

• DOE‘s Zero Energy Ready (LINK) 
• PHIUS+ certified, plus on-site renewables (LINK); 
• International Living Future Institute’s Zero Energy (LINK) or Zero Carbon (LINK) 

or full Living Building Challenge (LINK) certification; 
• LEED Zero, all categories must be fulfilled (LINK);  or 
• ZE plus electric-ready from Enterprise Green Communities 2020 Criteria (LINK). 

While building cheaper, less efficient buildings ultimately saves cost of developers, the 
cost gets passed down to whomever ends up paying the utility bills, either building 
owners or tenants.  
 
Construction Mitigation 

 
1 Cost-Effectiveness of the 2021 IECC for Residential Buildings in Utah: 
https://www.energycodes.gov/sites/default/files/2021-07/UtahResidentialCostEffectiveness_2021_0.pdf 

https://www.energy.gov/eere/buildings/zero-energy-ready-homes
https://www.phius.org/phius-certification-for-buildings-products/project-certification/overview
https://living-future.org/zero-energy/
https://living-future.org/zero-carbon-certification/
https://living-future.org/lbc/basics4-0/
https://www.usgbc.org/programs/leed-zero#:~:text=LEED%20Zero%20Energy%20recognizes%20a,certification%20at%20the%20Platinum%20level.
https://www.greencommunitiesonline.org/operating-energy


At the last work session, Council asked for clarification on how this potential project 
would fit in with existing and projected construction activity already occurring in the 
Flagstaff area.  
 
The Building Department shared that they are aware of three development projects in 
the Upper Deer Valley neighborhood. These projects include developments with active 
building permits, or projects that are anticipated to receive permits soon: 

• Flagstaff- 3 new homes still open 

• Sommet Blanc- 48 condo units (this one is under review and has recently 
received final plat approval) 

• Moonshadow- 7 new condos (single family homes/free standing units) 
 
Waterfall Provision 
In Section I – Project Information of the RFP, the developer must be willing to develop a 
tenant selection plan that contains an agreement utilizing a “waterfall” provision that 
gives preference to applicants working within a certain distance of the Mine Bench. At 
the July 14, 2022, Council meeting, Council directed staff to review the provision and 
come back with additional information.  
 
The RFP anticipates that respondents develop a tenant section plan, but the City may 
offer more specific desired outcomes to present to potential developers. Accordingly, in 
Figure 4, the Housing Team illustrated sample buffer distances from the Mine Bench 
property to show which areas of the City would be included at certain distances.  
 
For example, a one-half-mile radius from the site will include Silver Lake and portions of 
the Empire Pass developments. A one-mile radius is also inclusive of most of the Upper 
Deer Valley neighborhood. A 1.5-mile radius includes the areas mentioned above, as 
well as the Snow Park base area of Deer Valley and most of Main Street. A two-mile 
radius would begin to include areas of the PCMR base area. 
 
Selection Advisory Committee 
The Housing Team is recommending that a Selection Advisory Committee be 
established to review and make recommendations on the responses to the RFP. As 
done with the Homestake RFQ, we are recommending that the Selection Advisory 
Committee be made up with local industry experts, to ensure that the selected proposal 
utilizes best practices for affordable housing development, and City staff to ensure that 
the project aligns with City goals. 
 
We recommend that industry experts on the Selection Advisory Committee include: 

• Development expert 

• Lending expert 

• Finance expert 

• Sustainability expert 
 
From City staff, we recommend that the Committee include representatives from: 

• Budget 

• Finance 

• Housing 



• Sustainability 

• City Council liaisons 
 
To fill this Selection Advisory Committee, the Housing Team would make an initial list of 
recommended candidates that would be reviewed by the City Council Liaisons. The 
Council Liaisons would then make their recommendations to the City Manager, who 
would approve the selections. All candidates will be required to fill out conflict of 
interest/disclosure forms prior to selection. 
 
The Housing Team is seeking feedback from City Council on the desired composition of 
the Selection Advisory Committee and the approval process for their appointment. 
 
Potential next steps for releasing an RFP for the Mine Bench property 

• October 2022 - RFP submissions are opened 

• January 2023 - RFP Submission close at 3:00 p.m. 

• Early 2023 - MOU between PCMC and developer.  
 
Funding  
N/A
 
Exhibits 
A – Existing Conditions – Mine Bench 
B – Land Analysis – Mine Bench 
C – Work Plan – Mine Bench 
D – Draft Request for Proposals 



 
 

Figure 1. Map of Development Areas 



 
 

Figure 2. Map of Existing Trails and Trailheads 
 



 
 

Figure 3. Slope Map of Site 



 
 

Figure 4. Potential Waterfall Buffer Distances 
 


