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Summary Recommendations 
Staff recommends the Planning Commission review the staff report and provide input.   
 
Acronyms 
AMPD  Affordable Master Planned Development  
AUE  Affordable Unit Equivalent  
LMC  Land Management Code 
MPD  Master Planned Development  
RUE  Residential Unit Equivalent 
UE  Unit Equivalent 
 
Terms that are capitalized as proper nouns throughout this staff report are defined in LMC § 15-15-1. 

 
Executive Summary 
This work session provides the Commission with an overview of the research and work 
in progress regarding affordable housing Land Management Code amendments. A work 
session specific to Phase II of the Affordable Master Planned Development 
amendments to decrease parking requirements and increase height was originally 
scheduled for this date, but the work session has been moved to a later date to 
accommodate third-party research and to provide staff more time for community 
outreach, which was delayed due to the pandemic.  
 
Analysis 
City Council’s ambitious goal is to add 800 new affordable units by 2026 with an interim 
goal of 220 units by 2020. To date, 132 units have been completed, 279 units are in 
process, and 389 are unidentified and unfunded. There are three types of affordable 
housing developments in the City: (1) City-initiated and funded development; (2) 
developer Affordable Unit Equivalent (AUE) obligations triggered through a Master 
Planned Development (MPD) or annexation approval pursuant to Housing Resolution 
03-2017; and (3) Affordable Master Planned Developments incentivized through density 
bonuses and open space reductions pursuant to LMC § 15-6-7.  
 
To achieve the City’s affordable housing goals, Council directed staff to explore several 
avenues. To further incentivize public-private affordable housing partnerships, the 
Council directed Planning staff to amend the City’s Affordable Master Planned 
Development Section in the Land Management Code. The Council directed the Housing 

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-15-1_Definitions
https://parkcity.municipalcodeonline.com/book?type=resolutions#name=03-2017_Affordable_Housing
https://parkcity.municipalcodeonline.com/book?type=resolutions#name=03-2017_Affordable_Housing
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-6-7_Master_Planned_Affordable_Housing_Development


Team to amend Housing Resolution 03-2017 and consider (1) a housing obligation for 
large Single-Family Dwellings, (2) re-evaluation of affordable housing qualifications for 
seniors, (3) expansion of Master Planned Development AUE obligations, (4) analysis of 
remaining MPD and Annexation development potential, and (5) evaluation of Accessory 
Apartment Units.   
 
Planning staff is following these Housing Resolution proposals and will continue to work 
with the Housing Team to amend the Land Management Code to reflect the Housing 
Resolution, to update affordable housing definitions, to potentially implement new 
Master Planned Development triggers to capture AUE obligations for a larger pool of 
approvals, and to refine the definition of Residential Unit Equivalents (RUE) and the 
calculation of RUEs and Master Planned Development Accessory Uses to increase 
AUE obligations.  
 
The table below outlines the three different avenues staff is working through and a 
timeline for when these items are scheduled for the Commission’s review: 
 

AFFORDABLE MASTER 

PLANNED DEVELOPMENTS 
HOUSING RESOLUTION  

03-2017 
LAND MANAGEMENT CODE 

AMENDMENTS 

 
Scope:  
Incentive-Based AMPDs 

 Reduced Parking &  
Increased Height 

 
Impacts:  

 LMC § 15-6-7, 
Affordable Master 
Planned 
Developments 

 
Triggers Future Discussion: 

 Density Bonus 
Program 

 AMI Matrix  
 
Research: 

 Cascadia  

 Staff 
 
Timeline: 

 Work session in 
October 

 
Scope:  

 Potential increase in 
MPD and 
Annexation AUE 
obligations 

 Potential AUE 
obligation for large 
Single-Family 
Dwellings 

 
Impacts:  

 MPDs and 
Annexations 

 
Timeline: 

 Joint work session 
with Council on 
September 17  
 

 
Scope:  

 Clean-up Residential 
UEs and affordable 
housing Definitions 
to align with the 
Housing Resolution  

 Potential MPD 
amendments to 
capture AUE 
obligations for a 
larger pool of 
approvals  

 
Impacts: 

 LMC Definitions 

 LMC Chapter 15-6, 
MPDs 

 
Timeline: 

 Will come before the 
Commission after 
Council approves 
the updated Housing 
Resolution  

 
 

https://parkcity.municipalcodeonline.com/book?type=resolutions#name=03-2017_Affordable_Housing


AFFORDABLE MASTER PLANNED DEVELOPMENTS (AMPDS) 
 
The City is exploring incentive-based approvals to encourage private development of 
AMPDs pursuant to LMC § 15-6-7. For a background on AMPDs and the amendments 
that have been in development over the past several years, please see Exhibit A. The 
purpose of AMPDs is to incentivize private affordable housing developments through 
bonus density in exchange for deed-restricted affordable units. Initially, the City pursued 
an aggressive AMI Matrix as the framework for the AMPD bonus: the matrix gave 
developers a larger density bonus for units deed-restricted for lower AMI levels and a 
smaller density bonus for units deed-restricted for higher AMI levels.  
 
The initial AMPD amendments only contemplated bonus density based on AMI without 
other LMC exceptions. At the direction of the City Council, the Planning Department 
hired a third-party consultant, Cascadia, to research the feasibility of the proposed 
AMPD amendments. Cascadia developed mock projects under the code and concluded 
that Setbacks and Open Space requirements had to be reduced in order for AMPD 
bonus density to fit on site. City Council enacted LMC amendments reducing Setbacks 
and Open Space requirements in January. Cascadia also concluded that without 
decreasing Parking Requirements or increasing the Maximum Building Height, there 
was no way to physically fit the density bonuses within a development. To be effective, 
the AMPD needs to be further amended. (See Cascadia’s Affordable Master Planned 
Audit Report: Identifying Zoning and Housing Development Barriers.) 
 
Cascadia developed models showing the required City subsidy for public-private 
partnerships under the recommended amendments to the AMPD. The first model 
assumes that the City provides the land at no cost for AMPD development that includes 
100% affordable units. To make the AMPD pencil, the City would be required to 
subsidize $36,000 per affordable unit. (Even with an additional story, the subsidy is 
fairly consistent due to a funding gap inflection point.) 
 

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-6-7_Master_Planned_Affordable_Housing_Development
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/481432/Affordable_Master_Planned_Development_Code_Audit_Report_-_Cascadia_Partners_-_November_25__2019.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/481432/Affordable_Master_Planned_Development_Code_Audit_Report_-_Cascadia_Partners_-_November_25__2019.pdf


 
 
   
The second Cascadia model outlined the subsidy required for an AMPD with 50% 
affordable units where land costs are calculated. The City subsidy required for the 
recommended AMPD amendments is $69,900 per affordable unit. If the City increases 
the allowed height by one story, the subsidy falls to $32,300.  
 

 
 



In short, even with the AMPD amendments, the required subsidy will average $30,000 
per affordable unit – even with incentives for private developers, affordable housing 
construction will need to be a public-private partnership.  
 
The Planning Department is in the process of finalizing a scope of services for research 
on successful density bonus programs and projects developed in other jurisdictions 
using density bonus programs. This third-party research will be summarized in a 
memorandum outlining recommended planning principles for parking reductions and 
Maximum Building Height increases and how these principles can be successful and 
effectively applied to Park City AMPDs. Concurrently, Planning staff is revisiting the AMI 
levels initially outlined in the AMPD amendments to align with the Housing Resolution to 
find the optimum ratio for incentivizing additional Affordable Housing units and to best 
allocate the density bonus.   
 

LMC AMENDMENTS TO SUPPORT THE AMENDED HOUSING RESOLUTION  
 
The LMC is not aligned with the Housing Resolution in defining certain terms. Also, 
there may be opportunities to amend the LMC to support Council-directed updates to 
the Housing Resolution, including potentially expanding AUE obligations for 
Development Activity of certain sizes/impacts, broader AUE obligations for MPD and 
Annexation approvals, and potentially lowering the threshold for MPD approvals. Staff 
will continue working with the Housing Team to implement these changes as required. 
Additionally, Council may direct staff to further incentivize affordable housing 
development through expansion of Accessory Apartment Units.  
 
Affordable Housing Land Management Code Schedule 
 

September 17 
Joint Session 

 
Housing Resolution Amendments 

 
October 28 

 
AMPD Phase II – Decreased Parking & Increased Height 

 
October 28 

 
Evaluation of 2020 Housing Assessment and Plan  

 
November 11 

 
LMC Updates to Support Housing Resolution Amendments  

 
Department Review 
The Housing, Planning, and Legal Departments reviewed this staff report.  
 
Notice 
Staff published notice on the City’s website and the Utah Public Notice website on July 
8, 2020. The Park Record published notice on July 8, 2020. LMC § 15-1-21.  
 

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

