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Summary Recommendation 
Staff recommends the City Council review the Master Planned Development Land 
Management Code amendments, hold a public hearing, and consider approving 
Ordinance No. 2020-45.   
 
Description 
Applicant: Planning Department 

 
LMC Amendment: Chapter 15-6, Master Planned Developments 

 
Sections Amended: § 15-2.10-2; § 15-2.11-2; § 15-2.12-2; § 15-2.13-2; § 15-2.14-2;  

§ 15-2.15-2; § 15-2.16-2; § 15-2.17-2; § 15-2.18-2; § 15-2.19-2;  
§ 15-2.22-2; § 15-2.23-2; § 15-6-1; § 15-6-2; § 15-6-3; § 15-6-4;  
§ 15-6-5; § 15-6-6; and § 15-6-7 
 

Reason for Review: Land Management Code amendments require Planning 
Commission review and recommendation to the City Council for 
Final Action  

 
Acronyms 
CUP  Conditional Use Permit 
LMC  Land Management Code 
MPD   Master Planned Development 

Terms that are capitalized as proper nouns throughout this staff report are defined in LMC § 15-15-1. 

 
Executive Summary 
The purpose of these Master Planned Development (MPD) amendments is to update 
and clean-up Land Management Code (LMC) Chapter 15-6 in order to simplify and 
clarify the application process and staff and Commission review. The amendments in 
this report encompass Phase I of many phases.  
 

 Phase II will refine Accessory Use definitions that are exempt from Unit 
Equivalents, reinstate some limitations for Accessory Uses, and clarify the 
conversion of Units to Unit Equivalents in volume-based zones.  

 

 Phase III will amend Master Planned Affordable Housing Development to 
incentivize public-private partnership development of affordable housing through 
reduced parking and increased height, based on a report that is being produced 

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


by a third-party consultant, Cascadia.  
 

 Staff is collaborating with other City departments on additional MPD 
amendments. Staff is working with the Engineering and Transportation 
Departments to update the MPD Chapter to align with Park City Forward, the 
City’s Transportation Master Plan that is under development, to implement active 
transportation connectivity review standards. Staff is also working with the 
Sustainability Department to update the standards within the MPD Chapter to 
align with the Community Advisory Committee work to incentivize net-zero 
development.  

 
 
Background 
The Planning Commission reviewed the Phase I amendments in a May 13, 2020 (Staff 
Report; Minutes, p. 7 - 19) and July 22, 2020 work session (Staff Report; Audio).  
 
On September 9, 2020, the Planning Commission considered the proposed 
amendments, conducted a public hearing, and forwarded a unanimous positive 
recommendation to the Council with two amendments: (1) require only a preliminary 
landscape plan for MPDs rather than a final landscape plan;1 and (2) include changes to 
Findings of Fact or Conditions of Approval as substantive MPD modifications.2 These 
two items are addressed in the proposed amendments (Staff Report; Audio). 
 
Analysis 
The Planning Commission has the primary responsibility of reviewing LMC amendments 
and forwarding a recommendation for City Council’s consideration.3 The City Council 
holds a public hearing and takes Final Action on LMC amendments.4 The proposed 
amendments are outlined below:  
 
 

(1) CLEAN UP REMNANT CODE FROM WHEN PRE-MPD APPLICATIONS WERE 

REQUIRED 
 
In 2017, the City Council adopted Ordinance 2017-15, which amended LMC Chapter 15-6 
to remove the Pre-MPD Application requirement. However, some remnant Pre-MPD 
Application processes and requirements remain in the LMC, resulting in conflicting 
provisions. Staff recommends amending LMC § 15-6-4, Process, to clean up remnant 
language from the Pre-MPD requirement, to clarify that a pre-application conference with 
staff is optional, and to outline the Application requirements that must be met prior to 
scheduling a work session with the Commission.  
 
 

                                            
1
 Please see line 1504 in Exhibit A, Attachment 1. 

2
 Please see lines 1189-1191 in Exhibit A, Attachment 1.  

3
 LMC § 15-12-15(B)(3).  

4
 LMC § 15-1-7(D).  
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(2) OUTLINE SUBSTANTIVE MODIFICATIONS THAT TRIGGER ADDITIONAL 

COMMISSION REVIEW AND APPROVAL AND ALLOW THE PLANNING 

DIRECTOR TO APPROVE MINOR MODIFICATIONS 
 
The proposed amendment to differentiate minor and substantive modifications outlined 
in § 15-6-4(I) is below: 
 

MPD MODIFICATIONS.  

The Planning Director shall determine whether a proposed modification to an 

approved Master Planned Development is minor or substantive.  

1. Minor Modification. A minor modification to an approved Master Planned 

Development is a modification that complies with the Land Management Code 

and Master Planned Development approval and does not trigger additional Off-

Street Parking requirements, does not reduce Open Space, and does not 

increase traffic by 5% or more as demonstrated by a traffic generation study. The 

Planning Director shall review and take Final Action on a minor modification to a 

Master Planned Development and shall issue an Administrative Permit for an 

approval. The Administrative Permit approval of minor modifications may be 

appealed to the Planning Commission. 

2. Substantive Modifications. Substantive [Changes in] modifications to an 

approved Master Planned Development create additional impacts and [, which 

constitute a change in concept, Density, unit type, or configuration of any portion 

or phase of the MPD will justify] require review of the entire [master plan] Master 

Planned Development and Development Agreement by the Planning 

Commission, unless otherwise specified in the Development Agreement. If the 

modifications are determined to be substantive, the project will be required to go 

through the pre-Application public hearing and determination of compliance as 



outlined in Section 15-6-4(B) herein. Substantive modifications include but are 

not limited to a change to a Finding of Fact or Condition of Approval, a change in 

Use or an increase in Floor Area that triggers additional Off-Street Parking 

requirements, a change in Use or an increase in Floor Area that generates more 

than a 5% increase in traffic demonstrated by a traffic generation study, or a 

reduction in Open Space. 

 

(3) SEPARATE THE MPD REVIEW PROCESS FROM THE CONDITIONAL USE 

PERMIT PROCESS  
 
MPDs required a Conditional Use Permit (CUP) when they were first established in the 
LMC in the early 1980s. Over the years, LMC Chapter 15-6 was amended to specify the 
Zoning Districts where MPDs are required, allowed, and prohibited. The LMC Uses 
Sections for each Zoning District were not updated to reflect these changes. As a result, 
LMC § 15-6-2, which outlines the Zoning Districts where MPDs are allowed—and the 
individual Zoning District Uses Sections—are not aligned.  
 
Also, the Utah State Legislature amended land use law over the years to limit city 
discretion regarding CUPs. Cities “shall approve a conditional use if reasonable 
conditions are proposed, or can be imposed, to mitigate the reasonably anticipated 
detrimental effects of the proposed use in accordance with applicable standards.”5 To 
better enable the Commission to approve MPDs that meet the goals outlined in LMC § 
15-6-1, including flexibility for well-planned development, staff recommends separating 
the MPD approval process from the CUP process.  
 
Amending the Uses Sections will further clarify what Uses may be approved for an MPD. 
LMC § 15-6-3, Uses, states that an MPD “can only contain Uses, which are Permitted or 
Conditional in the zone(s) in which it is located.” There are some Zoning Districts that call 
out specific Uses that are only allowed as a Conditional Use if they are part of an MPD. 
For example, in the Estate Zoning District, Support Retail and Minor Service Commercial 
are Conditional Uses when approved as part of an MPD. The redlines retain these Uses 
that are tied to MPD approval. 
 
The Commission will retain the ability to require CUP approval for specific Buildings within 
an approved Master Planned Development, as well as for different phases of an approved 
Master Planned Development.6  
 

                                            
5
 Utah Code § 10-9a-507(2).  

6
 These CUPs will require Commission review and cannot be staff-level administrative review.  
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(4) OUTLINE REQUIRED COMPLIANCE WITH ALL RELEVANT LMC SECTIONS 

SO THAT THE STANDARDS ARE CONSIDERED AS PART OF THE OVERALL 

MPD REVIEW  
 
The first required finding and conclusion of law the Commission must make when 
approving an MPD is that the MPD “complies with all the requirements of the Land 
Management Code.” LMC § 15-6-6(A).  
 
To ensure that detailed staff analysis is presented to the Commission for MPD 
consideration in an approval process separate from the CUP process, staff recommends 
the following amendment: 
 

15-6-5 MPD Requirements 
All Master Planned Developments shall contain the following minimum 
requirements. Many of the requirements and standards will have to be increased 
in order for the Planning Commission to make the necessary findings to approve 
the Master Planned Development. 

. . . 
 
P. LAND MANAGEMENT CODE REVIEW. All Master Planned Development 
Applications shall be reviewed in accordance with the Land Management Code, 
including: 
 1. the underlying Zoning District requirements in Chapter 15-2;  
 2. relevant Overlay Zoning requirements in Chapter 15-2; 
 3. Chapter 15-3, Off-Street Parking;  
 4. Chapter 15-4, Supplementary Regulations;  
 5. Chapter 15-5, Architectural Review;  
 6. Chapters 15-7, 15-7.1, 15-7.2, 15-7.3 Subdivision Provisions;  

7. Chapters 15-11 and 15-13 for Master Planned Developments located in a 
Historic Zoning District;   

 8. any other relevant provisions of the Land Management Code.  

 
 

(5) NOTE WHEN MORE OR LESS RESTRICTIVE HEIGHT OR SETBACKS ARE 

APPROVED PURSUANT TO CHAPTER 15-6 IN THE FINDINGS OF FACT, 
DEVELOPMENT AGREEMENT, AND PLAT 

 
The MPD Chapter provides the Commission with discretion regarding Height and 
Setbacks. To ensure that Building Permits issued for Structures within the MPD 
are analyzed under the MPD approval in addition to the Zoning District 
standards, staff recommends that any exception for Height or Setbacks pursuant 
to Chapter 15-6 be included as a Finding of Fact, outlined in the Development 
Agreement, and notated on the plat.  
 
Staff recommends amending LMC § 15-6-4(G), Process, as follows: 
 

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-6-6_Required_Findings_And_Conclusions_Of_Law
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-6-5_MPD_Requirements
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-6-4_Process


DEVELOPMENT AGREEMENT. Once the Planning Commission has approved 
the Master Planned Development, the approval shall be put in the form of a 
Development Agreement. The Development Agreement shall be in a form 
approved by the City Attorney, and shall contain, at a minimum, the following:  
 . . .  

2. All relevant zoning and Land Management Code parameters, including all 
findings, conclusions, and conditions of approval, specifying any exceptions 
pursuant to Chapter 15-6 for more or less restrictive Height or Setbacks;  

 

 
LMC § 15-6-5(C) as follows:  
 

SETBACKS. 
. . .  

6. Final Setback approvals shall be specified as a Finding of Fact in the Master 
Planned Development Approval, in the Development Agreement, and on each plat 
within the Master Planned Development. 

 
LMC § 15-6-5(F) as follows: 
 

BUILDING HEIGHT. 
 
 . . .  
 

Additional Building Height shall be specified as a Finding of Fact in the Master Planned 
Development Approval, in the Development Agreement, and on each plat within the 
Master Planned Development that includes a Building with an additional Height 
allowance.  

 
 

(6) REQUIRE A PUBLIC HEARING PRIOR TO RATIFYING A DEVELOPMENT 

AGREEMENT AND CLARIFY THAT THE MAYOR SIGNS THE AGREEMENT 
 
Regardless of whether an MPD is approved through Chapter 15-6, an annexation, or any 
other process, staff recommends a public hearing for the ratification of a Development 
Agreement. Several recent Development Agreement approvals for MPDs were delayed 
as a result of external factors and the public is not always aware of the final Development 
Agreement terms. As a result, staff recommends amending LMC § 15-6-4(G)(9) as 
follows: 
 

The Planning Commission shall hold a public hearing prior to ratifying a 
Development Agreement [shall be ratified by the Planning Commission,]. A 
Development Agreement ratified by the Commission shall be signed by the [City 
Council] Mayor and the Applicant[,] and recorded with the Summit County 
Recorder. The Development Agreement shall contain language[, which allows] to 
allow for minor, administrative modifications [to occur to the approval] without 
revision of the agreement. The Applicant shall submit a draft Development 

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-6-4_Process


Agreement [must be submitted] to the [City] Planning Department within six (6) 
months of the date the [project was approved by the] Planning Commission[,] 
approved the Master Planned Development or the Planning Commission 
approval shall expire. 

 

 

(7) OUTLINE COMMISSION DISCRETION TO REQUIRE APPLICANTS TO 

PROVIDE ADDITIONAL STUDIES AND TO FUND THOSE STUDIES 
 
Some MPDs will increase Density and intensity of Uses, resulting in increased traffic or 
other impacts. For MPDs that significantly increase the Density or intensity of Use, the 
Commission may request studies that are in addition to what an Applicant is required to 
submit. Staff recommends amending LMC § 15-6-4, Process, to clarify that when the 
Commission requests an additional study, the Applicant fund the study. Staff also 
suggests that the Transportation Department and City Engineer recommend the methods 
of modeling and scope for Traffic Studies:  
 

ADDITIONAL STUDIES. The Commission may require Applicants to submit and 
fund additional studies for Master Planned Development proposals that 
significantly increase the Density and intensity of Use of a Site. If the 
Commission requires an Applicant to submit a traffic study, the Transportation 
Department and City Engineer shall recommend a method of modeling and 
scope of the study area. 
 
 

(8) INCLUDE TRAFFIC MITIGATION AS A REQUIRED FINDING AND 

CONCLUSION FOR AN MPD APPROVAL 

 
LMC § 15-6-6, Required Findings and Conclusions of Law, does not address traffic 
considerations. Staff proposes amending the Section to include Subsection (P) so that 
the Commission may consider traffic mitigation as part of an MPD approval. This 
Subsection will be expanded when the active transportation connectivity amendments 
are completed.  
 
 

(9) CLEAN UP THE CODE WITH NON-SUBSTANTIVE EDITS 
 

 Comply with Municipal Code of Park City § 1-1-1 for Code citations 
 

 Comply with MCPC § 1-1-6 when referencing Titles, Chapters, and Sections 
 

 Comply with LMC § 15-15-1 and capitalize defined terms as proper nouns 
 

 Edit passive voice to active voice 
 

 Consistently use the serial comma 

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-6-4_Process
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 Reword sentence structures for clarity 
 

 Replace gender-specific language with gender-neutral language  
 

 Remove duplicated language (highlighted in blue in Exhibit A) 
o LMC 15-6-3(A), Density, which duplicates LMC 15-6-5(A) 
o LMC 15-6-7(F), Off Street Parking, which duplicates LMC 15-6-5(E) 

 
 
Department Review 
The Planning, Engineering, and Legal Departments reviewed these Land Management 
Code amendments.  
 
Notice 
Staff published notice on the City’s website and the Utah Public Notice website on 
August 20, 2020. The Park Record published notice on August 22, 2020. LMC § 15-1-
21.  
 
Public Input 
Staff did not receive any public input at the time this report was published.  
 
Exhibits 
Exhibit A: Draft Ordinance and LMC Redlines  
 
 
 

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

