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Recommendation 

Provide input on Land Management Code amendments for Accessory Uses in Master 
Planned Developments. 
 
Background 

Commercial development 10,000+ square feet and residential development 20,000+ 
square feet requires a Master Planned Development (MPD) application and review by the 
Planning Commission pursuant to Land Management Code (LMC) Chapter 15-6. LMC § 
15-6-5(A) Master Planned Development Requirements – Density states:  
 

The Planning Commission shall approve the type of Development, number 
of units, and Density permitted on a given Master Planned Development 
Site based on a Site Suitability Analysis. The Master Planned 
Development shall not exceed the maximum Density in the Zoning District, 
except as otherwise provided in this Section.  

 
LMC § 15-6-8 Unit Equivalents establishes a formula for MPD Density. 1,000 square feet 
of commercial use is one Unit Equivalent and one Single-Family Lot or 2,000 square feet 
of Multi-Unit Dwelling residential use is one Unit Equivalent.  
 
LMC § 15-6-8 Unit Equivalents exempts certain Support Commercial, Residential, and 
Resort Accessory Uses1 from counting toward the total Unit Equivalents within an MPD. 
These Accessory Uses are intended to provide services and support uses for patrons, 
employees, and residents within the development, and not for the general public.  
 
The Accessory Use exemptions from Unit Equivalents present challenges for some 
MPD reviews because they may result in increased mass and bulk of proposed projects 
and pose a potential risk that the Accessory Uses intended for patrons, employees, and 
residents already on site may eventually be opened to the general public without 
mitigating impacts like increased traffic and parking, and without contributing to 
affordable housing obligations pursuant to the City’s Housing Resolution No. 05-2021.  
 

 
1 LMC § 15-15-1 defines an Accessory Use as a land Use that is customarily incidental and subordinate 
to the primary Use located on the same Lot.  

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-6_Master_Planned_Developments
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-6-5_Master_Planned_Development_Requirements
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-6-5_Master_Planned_Development_Requirements
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-6-8_Unit_Equivalents
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-6-8_Unit_Equivalents
https://s3-us-west-2.amazonaws.com/municipalcodeonline.com-new/parkcity/resolutions/documents/1618936690_05-2021_Housing_Resolution.pdf
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-15-1_Definitions


 

 

On September 9, 2020, the Planning Commission forwarded a positive recommendation 
to the City Council to adopt phase I amendments for MPDs2 and provided input on 
phase II amendments to modify Support Commercial, Residential, and Resort 
Accessory Uses. Initial input from the Planning Commission included the following: 
 

• Do not be so restrictive that projects cannot be successful; allow for development 
in a way that is manageable 

• Consider reinstating caps like those originally in the code in the 1980s but be 
flexible – the caps may need to be increased 

• Consider reinstating the 2,000-square-foot cap—or something similar—for each 
Accessory Use to limit off-site visitors 

• Consider 25% or more for a cap on Residential Accessory Uses because these 
exemptions support efficiency of design 

• Remove the redundancy from Residential and Resort Accessory Use lists 

• Residential Accessory Uses are supported as is, but if any exemptions contribute 
to additional intensity of staffing, ensure that these impacts are considered when 
determining traffic and parking for the MPD approval 

• Use caution when creating caps because uses may change over time, especially 
considering the pandemic and impacts this may have on the future of design with 
social distancing 

• Work to balance caps with project success 

• Caps provide a mechanism for enforcement (Staff Report; Minutes, p. 11) 
 

Staff requests input from the current Planning Commission and notes that the Planning 
Commission liaisons recommend more restrictive amendments than originally proposed 
by the previous Commission.  

 
Staff contacted mountain and resort town Planning Departments to learn how 
Accessory Uses within larger development reviews are regulated.3 Calculating overall 
density and Accessory Uses is based on the underlying land use regulations, the 
intensity of uses, and whether a project is subject to a master plan and development 
agreement.  

 
Park City’s Land Management Code is unique because allowable density is determined 
differently, depending on the Zoning District. For example, the Recreation Commercial 

 
2 On October 1, 2020, the City Council adopted Ordinance No. 2020-45, amending the LMC to clean up 
remnant code, outline substantive and minor modifications, separate the MPD review process from the 
Conditional Use permit process, outline required compliance with all relevant sections of the LMC, require 
more or less restrictive height or setbacks to be noted on the plat and in the development agreement, 
require a public hearing prior to ratifying a development agreement, establish Planning Commission 
discretion to require applicants to provide additional studies and to fund those studies, and require 
sufficient traffic mitigation as a required finding and conclusion for approval (Staff Report; Minutes, p. 6). 
3 Staff contacted Crested Butte, Colorado; Taos, New Mexico, and Village of Taos Ski Valley; Jackson 
Hole, Wyoming; Aspen, Colorado; Snow Mass, Colorado; Telluride, Colorado; Town of Mountain Village, 
Colorado; Summit County, Utah; and Weber County, Utah. 

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/684285/Master_Planned_Development_Amendment_Staff_Report.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_c5922a0a686ec1955c62674d9afecc1e.pdf&view=1
https://www.parkcity.org/home/showpublisheddocument/69206/637386967992600000
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/702891/Master_Planned_Development_Land_Management_Code_Amendment_Staff_Report.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_91ae2ecf59c8e8dc25588ca008510686.pdf&view=1


 

 

Zoning District sets commercial density through a Floor Area Ratio, which establishes a 
building’s total square footage based on the size of the lot. Other Zoning Districts, like 
the Residential Development, establish density based on units per acre. Volume-based 
Zoning Districts like the General Commercial establish density through setback, building 
height, and open space requirements. As a result, it is difficult to make like comparisons 
with other communities that calculate density differently.  

 
However, overall, Park City’s Accessory Use exemptions may be more permissive than 
the communities we spoke with. For example, the LMC allows for broad Residential 
Accessory Use exemptions for ski equipment lockers, lobbies, registration, common 
pool and exercise rooms, and administrative office space. Many of the communities we 
spoke with limit Residential Accessory Use exemptions to spaces for mechanical 
equipment, hallways and circulation, and elevators and stairways.  

 

Analysis 

The LMC implements the goals and policies of the General Plan in part to protect and 
enhance the vitality of the City’s resort-based economy, the overall quality of life, the 
historic character, and the unique mountain town community.4 The Planning 
Commission reviews LMC amendments and forwards a recommendation to City Council 
for final action.5 
 
Possible amendments based on Commission input to clarify Accessory Uses within 
MPDs are outlined below:  
 

Support Commercial Accessory Uses 
 
When the MPD process was first established in the 1980s, the LMC allowed Support 
Commercial Facilities, which were defined as commercial uses oriented toward the 
internal circulation of the development “for the purpose of serving the needs of the 
residents or users of that development, and not the general public or persons drawn from 
off the site of the Master Planned Development.” The definition included examples like 
barber shops, beauty salons, travel agencies, clothing stores, gift shops, convenience 
stores, art galleries, auto rentals, camera stores, liquor stores, pharmacies, sporting 
goods stores, day care nurseries, information centers, tennis or golf pro shops or other 
hotel lobby type uses.  
 
Each Support Commercial Facility was capped to no more than 2,000 gross square feet 
of floor area and the total Support Commercial Facilities were capped to no more than 
10% of the total gross floor area. Signage for Support Commercial Facilities could only be 
visible from within the development. The 1980s LMC also allowed up to 5% of the total 
floor area to be dedicated to meeting spaces without requiring Unit Equivalents.  
 

 
4 LMC § 15-1-2 
5 LMC § 15-12-15(A)(3) 

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-1-2_Statement_Of_Purpose
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-12-15_Review_By_Planning_Commission


 

 

The definition of Support Commercial Use has been slightly modified since the 1980s, 
but still establishes the requirement that the Use serve the needs of residents or users 
of the development. LMC § 15-15-1 Definitions outlines the following: 
 

Commercial Use, Support. A Commercial Use oriented toward the 
internal circulation of a Development, for the purpose of serving the needs 
of the residents or users of that Development, and not Persons drawn 
from Off-Site. 

 
When the City re-wrote the LMC in the early 2000s, the LMC continued to allow within a 
Residential MPD for a Hotel or Nightly Rental condominium up to 5% of the total floor 
area for Support Commercial and 5% of the total floor area for meeting spaces without 
counting toward Unit Equivalents. This has not changed. LMC § 15-6-8(C) Unit 
Equivalents currently establishes the following for residential MPDs: 
 

SUPPORT COMMERCIAL WITHIN RESIDENTIAL MASTER PLANNED 
DEVELOPMENTS. Within a Hotel or Nightly Rental condominium project, 
the Floor Area of Support Commercial uses may not exceed five percent 
(5%) of the total Floor Area of the approved residential Unit Equivalents. 
Any unused support commercial floor area may be utilized for meeting 
space Uses.   

 
And LMC § 15-6-8(D) Unit Equivalents further allows the following: 
 

MEETING SPACE. Within a Hotel or Condominium project, Floor Area of 
meeting space may not exceed five percent (5%) of the total Floor Area of 
the approved residential unit equivalents. Any unused meeting space floor 
area may be utilized for support commercial uses within a Hotel or Nightly 
Rental Condominium project.   

 
 
Questions for Consideration: 
 

• Should the 1980s cap for each Support Commercial Use for residential MPDs be 
reinstated to no more than 2,000 gross square feet of floor area, while still allowing 
up to 5% of the total MPD square footage for Support Commercial Use and up to 
5% of the total MPD square footage for Meeting Spaces? 
 

• Should the requirement that signage for Support Commercial Facilities only be 
visible from within the development be reinstated?  

 

• Should a condition of approval require that advertising for Support Commercial 
Facilities be limited to residents and patrons on site? 
 
or 
 

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-15_Defined_Terms
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-6-8_Unit_Equivalents
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-6-8_Unit_Equivalents


 

 

• Should the Support Commercial Use exemption be reduced or removed? 
 

• Should the exemption for meeting spaces be reduced or removed?  
 

• Are there other considerations?  
 

 

Residential Accessory Uses 
 
The 2002 LMC update further exempted administrative and banquet offices, as well as 
Residential Accessory Uses from Unit Equivalents, which included ski lockers, lobbies, 
registration, concierge, bell stand/luggage storage, maintenance areas, mechanical 
rooms, laundry facilities, employee facilities, common pools, saunas, and hot tubs not 
open to the public, telephone areas, public restrooms, administrative offices, hallways and 
circulation, elevators and stairways, and back of house uses. There is no square footage 
or percentage cap on Residential Accessory Uses. 
 
LMC § 15-15-1 Definitions does not define Residential Accessory Uses. However, LMC 
§ 15-6-8(F) Unit Equivalents includes the following description:  
 

RESIDENTIAL ACCESSORY USES. Residential Accessory Uses include 
typical back of house uses and administration facilities that are for the 
benefit of the residents of a commercial Residential Use, such as a Hotel 
or Nightly Rental Condominium project and that are common to the 
residential project and are not located within any individual Residential 
unit. Residential Accessory Uses do not require the use of Unit 
Equivalents and include, but are not limited to, such Uses as: 
 
Ski/Equipment lockers 
Lobbies 
Registration 
Concierge 
Bell stand/luggage storage 
Maintenance Areas 
Mechanical rooms and shafts 
Laundry facilities and storage 
Employee facilities 
Common pools, saunas and hot tubs, and exercise areas not open to the 
public 
Telephone Areas 
Guest business centers 
Public restrooms 
Administrative offices 
Hallways and circulation 
Elevators and stairways   

 

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-15_Defined_Terms
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-6-8_Unit_Equivalents


 

 

Questions for Consideration:  
 

• Does the Commission still support a proposed 25% cap—or greater or lesser 
cap—on Residential Accessory Uses? 
 

• Would the Commission like to consider amendments requiring any Residential 
Accessory Uses that contribute to additional intensity of staffing to be included in 
affordable housing requirements, and traffic and parking studies, to ensure these 
impacts are considered when reviewing an MPD? 
 
or 

 

• Would the Commission like to consider refining the list of Residential Accessory 
Uses, removing uses that contribute to additional intensity of staffing and 
restricting the list to functional spaces only, like hallways and circulation, 
elevators and stairways, and mechanical rooms and shafts? 
 

• Are there other considerations? 
 

 
Resort Accessory Uses 
 
The 2002 LMC added Resort Accessory Uses, exempting lost and found, mountain 
patrol, mountain administration, mountain maintenance, emergency medical facilities, 
public lockers, public restrooms, employee restrooms, ski school/day care facilities, ticket 
sales, ski check, circulation, and hallways from Unit Equivalents. There is no square 
footage or percentage cap on Resort Accessory Uses.  
 
The General Plan and recommended strategies acknowledge the need for flexibility with 
resort development, while preserving the City’s core values. Goal 11 of the General 
Plan is to support the continued success of the multi-seasonal tourism economy while 
preserving the community character that adds to the visitor experience. Objective 11A 
states the vibrancy of Park City’s resorts is essential to the success of resort support 
businesses and the City must provide flexibility to allow the primary resorts to evolve 
with the tourism industry, increase occupancy rates year round, and create more 
demand for the resort support industries throughout the City. Objective 11B is to 
preserve our community core values of Small Town, Natural Setting, Sense of 
Community, and Historic Character to maintain the unique Park City experience for 
visitors and residents.6  
 
LMC § 15-15-1 Definitions, while defining Resort Support Commercial Use and Resort 
Support Commercial as shown above, does not define Resort Accessory Uses. LMC § 
15-6-8(G) Unit Equivalents includes the following:  
 

 
6 General Plan Volume I, Sense of Community, p. 20 – 22.  

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-15-1_Definitions
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-6-8_Unit_Equivalents
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-6-8_Unit_Equivalents
https://www.parkcity.org/home/showpublisheddocument/12388/635724909559570000


 

 

RESORT ACCESSORY USES. The following Uses are considered 
accessory for the operation of a resort for winter and summer operations. 
These Uses are considered typical back of house uses and are incidental 
to and customarily found in connection with the principal Use or Building 
and are operated for the convenience of the Owners, occupants, 
employees, customers, or visitors to the principal resort Use. Accessory 
Uses associated with an approved summer or winter resort do not require 
the Use of a Unit Equivalent. These Uses include, but are not limited to, 
such Uses as: 
 
Information 
Lost and found 
First Aid Mountain patrol 
Administration 
Maintenance and storage facilities 
Emergency medical facilities 
Public lockers 
Public restrooms 
Employee restrooms, employee locker rooms, employee break rooms, 
and employee dining areas 
Ski school/day care facilities 
Instruction facilities 
Ticket sales 
Equipment/ski check 
Circulation and hallways for these Resort Accessory Uses  

 
Questions for Consideration:  
 

• Is the Planning Commission still supportive of no cap on Resort Accessory 
Uses? 
 

• Would the Planning Commission like to consider amending LMC § 15-6-8 Unit 
Equivalents to require the Applicant to identify those Resort Accessory Uses that 
require additional employees and to include these numbers in the traffic impact 
study and parking calculations for the project? 
 
or 

 

• Would the Planning Commission like to consider refining the list to remove uses 
that require increases in staffing like ski school and day care facilities and 
instruction facilities? 
 

• Are there other considerations?  
 

 
 

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-6-8_Unit_Equivalents


 

 

Resort Support Commercial 
 
Support Commercial is also defined for the resorts. § 15-15-1 Definitions outlines the 
following: 
 

Commercial Use, Resort Support. A Commercial Use that is clearly 
incidental to, and customarily found in connection with, the principal resort 
Use, and which is operated and maintained for the benefit or convenience 
of the Owner, occupants, employees, customers of, or visitors to, the 
principal Use. 
 
RESORT SUPPORT COMMERCIAL. Use that is clearly incidental to, and 
customarily found in connection with, the principal Building or Use, and 
that is operated and maintained for the benefit and convenience of the 
Owners, occupants, employees, customers, or visitors to the principal Use 
or Building. 

 
However, LMC Chapter 15-6 outlining MPD regulations is silent regarding Resort 
Support Commercial. Resort Support Commercial is established through the Park City 
Mountain Resort and Deer Valley Development Agreements specific to each project and 
no proposed amendments to the LMC would impact what is already defined and 
established specific to each resort.   
 
Resort Support Commercial uses are allowed in the Recreation Open Space,7 
Residential Development,8 Residential Development Medium,9 Regional Commercial 
Overlay,10 General Commercial,11 and Light Industrial12 Zoning Districts. All Zoning 
Districts establish Resort Support Commercial as a Conditional Use, requiring Planning 
Commission review, and include a footnote stating the Resort Support Commercial 
must be approved as part of an MPD except for the Recreation Open Space, General 
Commercial, and Light Industrial Zoning Districts.  
 
Staff recommends the Planning Commission consider updating the Uses Section of the 
Recreation Open Space, General Commercial, and Light Industrial Zoning Districts to 
shift the use from an Allowed Use to a Conditional Use, triggering Planning Commission 
review, as well as adding a footnote that Resort Support Commercial may only be 
allowed when part of an MPD approval.  
 
Additionally, staff recommends the Planning Commission consider adding Resort 
Support Commercial to the MPD Unit Equivalent Section to establish parameters for 
future reviews, including a square footage maximum.  

 
7 LMC § 15-2.7-2(C)(19) 
8 LMC § 15-2.13-(B)(22) 
9 LMC § 15-2.14-2(B)(22) 
10 LMC § 15-2.17-2(B)(26) 
11 LMC § 15-2.18-2(A)(23) 
12 LMC § 15-2.19-2(A)(18) 

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-15_Defined_Terms
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-6_Master_Planned_Developments
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-2.7-2_Uses
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-2.13-2_Uses
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-2.14-2_Uses
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-2.17-2_Uses
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-2.18-2_Uses
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-2.19-2_Uses


 

 

 
Questions for Consideration: 
 

• Would the Planning Commission like to shift Resort Support Commercial from an 
Allowed Use in the Recreation Open Space, General Commercial, and Light 
Industrial Zoning Districts that requires only a building permit to a Conditional 
Use requiring Planning Commission review?  

 

• Would the Planning Commission like to add a footnote to these Zoning Districts 
stating Resort Support Commercial is only allowed when approved as part of an 
MPD? 
 

• Would the Planning Commission like to outline Resort Support Commercial 
parameters in the MPD Unit Equivalent LMC § 15-6-8? 
 

• Are there other considerations?  
 
 

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-6-8_Unit_Equivalents

