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Recommendation 
Review and provide preliminary feedback on PEG Development’s proposed affordable 
housing mitigation plan for the development planned for the Park City Mountain Base 
Area.  Housing Mitigation plans require a Planning Commission recommendation and 
the Housing Authority's approval to ensure that the applicant complies with the City’s  
2017 Housing Resolution and City Code.  Due to the degree of changes proposed, 
Housing staff recommended an early review by the Housing Authority prior to finalizing 
staff and Planning Commission recommendations.   
  
Background 
The Park City Base Resort  
Park City Mountain Resort opened in 1963 as Treasure Mountain. The name was 
changed to Park City Ski Area in 1966, and it became known as Park City Mountain 
Resort or PCMR in 1996. Powder Corporation operated the resort for many years until 
2014 when the resort sold to Vail Resorts. After the purchase, Vail changed the name 
again to Park City Resort.  The resort now includes summer activities as well as snow 
sports. 
 
The resort base area intentionally allows for some of the densest resort-oriented 
development in Park City. It contains a mix of medium- and high-density condominium 
and hotel buildings, many of which are nightly rental units. Most of the development at 
the Base was built in the 1980s and 1990s, including the Resort Center Condos (circa 
1985), Park City Village Condos (circa 1983), Village Condo Lofts (circa 1982), Marsac 
Mill Manor & Silver Mill House Condo (circa 1973 and 1976),  the Lowell Condominiums 
(circa 1985), Park City Mountain Village (circa 1999), and Marriott Mountainside 
Condominiums (circa 2001). 
 
On June 25, 1997, the Planning Commission approved the PCMR Large Scale Master 
Plan (also known as the 1997 MPD).  On August 21, 1997, the City Council granted 
height variations for the Concept Master Plan's specific volumetrics.  These two 
approvals, along with the PCMR Base Area Master Plan Study, resulted in the 1998 
Development Agreement between Park City Municipal Corporation and Powder Corp for 
the development of the Park City Mountain Resort Base (also known as the 1998 DA), 
recorded July 1998 (Exhibit A). 



 
The 1998 DA allows the Developer to develop the base area according to the 1998 
PCMR Base Area Master Plan Study, which is Exhibit D of the 1998 DA.  The 1998 DA 
memorializes the Developer's commitment to comply with all conditions of approval and 
the relationship of the Parties.  The DA also states that the "City granted development 
rights and height variations contained in the PCMR Concept Master Plan in exchange 
for, among other things, development restrictions on both the Open Space designations 
within the 1997 Master Planned Area and within the Park City Alpine Terrain." In effect, 
the 1998 DA consolidated resort density to base area Parcels A-E because the 
clustering of development preserved open space and view corridors and was preferable 
to spreading density on or up across the mountain.   
 
The DA also contains important considerations for employee housing requirements. 
Specifically, the DA requires the Developer to construct or provide deed-restricted off-
site housing for 80 PCMR employees (roughly 10% of total employees) on or before 
October 1, 2003. The 80 bed requirement is referenced in the Notice of Commission 
Action (Planning Commission Approval of the MPD) dated June 25, 1997 (Minutes), 
Finding 12, and reads: 
 

“The Park City Mountain Resort Master Plan will result in a significant demand for 
new employees as detailed in employee generation studies conducted by both 
the applicant and the City. The City Council has stated that employee generation 
should be addressed in resort expansion. The Park City Mountain Resort has 
agreed to provide seasonal housing for 80 employees, which constitutes 10% of 
the employees generated. In addition, the Park City Mountain Resort provides an 
employee shuttle from Salt Lake City, Provo, and Heber and will commit to 
continue this service.” 

To date, staff has not been able to find any historical employee generation studies that 
were used as the basis to create Finding 12, referenced above. However, the Minutes 
from the June 25, 1997, Planning Commission Meeting include a Public 
Communications section where the commercial development is noted to generate 
between 727 and 823 new employees (Exhibit E). If it was accepted in 1997 that 800 
new employees would be generated as a result of base area commercial 
development/expansion, 10% of this number would be 80 employees. 
 
Condition of Approval 11 in the MPD (Exhibit D), states, “The proposed 
employee housing will be required to meet the guidelines of the standards adopted by 
the City Council (such as rental limitations and sizes) at the time of site-specific 
approval. The specific location, design, and restrictions on the housing require the 
appropriate review by the Planning Commission.” 
 
The DA also noted that receipt and approval of Conditional Use Permits (Small Scale 
MPD's of the base area Parcels A-E proportionally) trigger an employee housing 
requirement. There is a footnote on page 11 of the DA that states if the "Developer fails 
to obtain approval for 60% of the Small Scale MPDs before 10/1/03, the Developer 
shall, at a minimum, acquire its proportionate obligation to produce employee housing.  
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For example, if only 40% of Small Scale MPDs have been approved by 10/1/03, the 
Developer shall provide/acquire housing for 32 (40% of 80) beds for PCMR employees.  
Once the Developer achieves 60% Small Scale MPD approval, it must provide deed-
restricted housing for all 80 employees." 
 
Currently, only Parcel A has been developed, consisting of the Marriott Mountainside 
Resort, a 182-unit timeshare project, a skier services building called Legacy Lodge, and 
193 parking spaces, of which 177 are in an enclosed structure.   
 
The partial buildout of the approved MPD triggered an incremental housing requirement 
of 23 employee beds (out of the overall 80) that needed to be satisfied; however, the 
Developer never fulfilled this obligation, and the housing requirement is still outstanding. 
 
On March 25, 2015, Planning Commission approved (Staff Report, Minutes) 
amendments to the 1998 MPD and DA, (specifically Exhibit L, known as the Mountain 
Upgrade Plan) and issued a new CUP for both the Interconnect Gondola (now the 
Quicksilver Gondola) and the expansion of the Snow Hut on-mountain restaurant (now 
Miners Camp). Condition of Approval #3 of the March 25, 2015, MPD amendment 
states;  

 
3. Employee Housing 
Unless Section 2.2 of the Development Agreement is previously satisfied 
by the Developer in an off-site location, which shall include employee 
housing required by the development of Parcel A (the “Required 
Employee Housing”), or an updated housing plan is approved by the 
Housing Authority, the Developer shall include as part of the next 
application for a Small Scale MPD/CUP approved after March 25, 2015, 
under the Development Agreement for Parcels A-E (the "next Small Scale 
MPD Application") an affordable housing plan subject to Park City Housing 
Authority approval per the Housing Resolution in effect at the time of 
application for the Required Employee Housing and the employee housing 
required for the Next Small Scale MPD/CUP Application as determined by 
such resolution.  Unless otherwise approved in the housing plan or 
previously satisfied, a completion bond or letter of credit in a form 
approved by the City Attorney will be required for the Required Housing as 
a condition of building permit issues for the Next Small Scale MPD. 
Nothing in this condition shall be deemed to relieve any owner or prior 
Developer of Parcel A from any liability that may exist to the City, the 
Developer, or any future developers in the MPD for failure to comply with 
Section 2.2 of the Development Agreement. 

 
Existing documents that govern the development site include the following: 

• The June 25, 1997 Planning Commission approval of the PCMR Large Scale 
Master Plan (MPD) 

• The August 21, 1997 City Council approval of the PCMR Large Scale Master 
Plan 
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• The April 1, 1998 Conditional Use permit for Parcel A 
• The 1998 Development Agreement including Exhibits A-M. 
• The 2007 Annexation Agreement 
• The March 25, 2015 Development Agreement Amendments to the Mountain 

Upgrade Plan and MPD Amendments to add the Upper Mountain Ski Terrain to 
the MPD 

• The First Amendment to the Development Agreement, December 2019. 
 
Housing Mitigation Plans 
 
Section 3 of the 03-17 Housing Resolution states the purpose of the resolution and why 
the City requires Housing Mitigation Plans for large developments.  
 

SECTION 3.  PURPOSE.  The purpose of this Resolution is to ensure that new 
development does not adversely affect the supply of affordable housing in the 
City and to maintain the social, economic and political fabric of Park City’s 
community character.  It is intended that the requirements imposed herein are 
roughly proportionate and reasonably related to the impacts of the Development. 

 
The 2017 Housing Resolution allows several options to fulfill a housing obligation listed 
below in order of preference: 
 

1. Construction of unit(s) on the site on which the development is proposed;  
2. Construction of the unit(s) within the Park City corporate limits provided such 

land, site or structure had not been previously deed-restricted for affordability; 
3. Dedication of existing units within Park City corporate limits provided such units 

have not been previously deed-restricted for affordability and meet current 
energy efficiency requirements;   

4. Construction of units outside Park City, but within the Park City School District 
boundary as it stands on January 1, 2015; 

5. Conveyance of land within the Park City School District boundary as it stands on 
January 1, 2015, provided such land has not been previously deed-restricted for 
affordability; or  

6. Payment of Fees in Lieu of Development.   
 
PEG development has proposed to amend the DA by replacing the 1997 Master Plan 
(Exhibit D of the 1998 DA) with a new Master Plan. The proposed plan seeks to develop 
the existing surface parking lots and construct a mixed-use resort development 
consisting of for-sale condominiums, affordable and employee housing, day skier 
parking, hotel, retail and restaurants, ski club, public ski lockers, skier services, 
wayfinding, and public plazas. 
 
PEG’s application includes proposed amendments to the existing Housing Mitigation 
Plan and requirements. PEG proposes to fulfill the outstanding obligation for 23 
employees in three, 8-bed dormitories located within Parcel B.  The Housing Mitigation 
Plan proposes that the 57 remaining beds required by 1998 DA be replaced to meet 
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current Park City Affordable Housing Guidelines, including 20% of the employee 
generation created by the new commercial uses and 15% of market-rate housing units.     
 
Summary of proposed Housing Obligation according to PEG (Exhibit B): 

• 23 beds outstanding from the 1998 DA 
• 59 AUE’s required by new commercial development 
• 21.5 AUE’s required by new residential development 

 
Summary of PEG’s proposal to meet the Housing Obligation: 

• Three dormitories of 8 rooms each, totaling 24 beds; and 
• Fifty nine 1, 2, and 3 bedroom condominiums ranging from 575 to 1,832 sqft.   

 
In addition, PEG seeks to reserve the residential housing portion of their housing 
obligation as for-sale units (21.5 AUE’s), and the commercial development housing 
obligation for rent (59 AUE’s). 
 
Analysis 
In reviewing PEG’s proposal, several differences vary from the current housing 
mitigation plan approved in the 1998 DA. The Housing Authority should review and 
discuss the following: 
 
Off-site vs. On-site Workforce Housing 
 
Section 2.2 of the MPD Development Agreement states that the “Developer shall 
construct or provide deed-restricted off-site housing for 80 PCMR employees”. PEG’s 
proposal seeks to have all housing on-site.  The original approval is obviously 180 
degrees opposite of the recommended priority choice of “on-site” in the current 
affordable resolution.  Staff seeks clearer information regarding the pragmatic plan to 
serve particular employees before recommending one way or the other or a blend.. In 
the past, resort developments in particular have struggled with the long term 
management and compliance with on-site AUEs.. The original off-site proposal was 
based upon a target of seasonal, temporary employees in rentals. In addition, on-site 
housing can be an issue if it negatively impacts the project design.  Meeting both the 
Land Management Code and the Housing Resolution on site is a difficult task to 
accomplish. At times designs will exceed height limits or set back requirements in order 
to make sure all the housing fits on-site.  Heights and setbacks are a pending review 
item for the Planning Commission.  Staff recommends exploring a proposal to provide a 
mix of on-site and off-site housing. Also, allowing for some off-site housing may provide 
a cheaper, more financially viable option that could produce a higher number of 
affordable units. Is the Housing Authority supportive of moving all housing 
requirements on-site? 
 
Employee Preference 
 
Staff has requested additional information regarding proposed eligibility for the 
proposed AUEs.  The 1998 DA assumes that the base area developer is the ski 



operations operator, and it did not distinguish between the obligations of each 
respective party if the two parties were different entities.  The current application to 
develop the remaining base lots are from a separate party that does not control overall 
Resort operations. By requesting a bifurcation of DA obligations from the mountain 
operations, the City is limited in its ability to proactively monitor, mitigate and control 
changes in mountain operations, such as employee trip generation, traffic, parking, and 
environmental.  Does the Housing Authority find that the housing requirement to 
mitigate impacts of the base development should also include requirements to 
mitigate mountain operation employees? 
 
Seasonal Dormitories 
The applicant proposes three dormitories, presumably (pending additional information) 
for seasonal rentals. Affordable Housing Resolution 03-2017 Section 9(C) states such 
units may be approved in the sole discretion of the City.   
 

Winter Seasonal Units. Pursuant to the applicable City codes, an applicant for a development 
may, at the sole discretion of the City and subject to certain requirements, satisfy the employee 
housing requirements by provision of dormitory/lodge units designed for occupancy by seasonal 
employees.  The dormitory/lodge units must satisfy all requirements of the applicable Guidelines 
and shall be required to meet the following minimum standards: 

1. Occupancy of a dormitory unit shall be limited to no more than 8 persons. 
2. There shall be at least 150 square feet of net livable square footage per person, including 

sleeping and bathroom uses.  
3. At least one bathroom shall be provided for shared use by no more than four 

persons.  The bathroom shall contain at least one toilet, one wash basin, one bathtub with 
a shower and a total area of at least 60 net livable square feet. 

4. A kitchen facility or access to a common kitchen or common eating facility shall be 
provided subject to the Building Department’s approval and determination that the 
facilities are adequate in size to service the number of people using the facility. 

5. Use of 20 net leasable square feet per person of enclosed storage area located within, or 
adjacent to, the unit. 

6. Rents for dormitory units will be set by Special Review on a case-by-case basis, given the 
unique and varying characteristics of dormitory units, with affordability as the key issue. 

7. Seasonal Lodge Developments may be required to house qualified employees of the 
community at large. 

Does the Housing Authority have any preliminary concern regarding this part of 
the proposal and the applicable criteria? 
 
Independent Calculations 
 
Staff identified an issue within the calculations for the proposed development’s housing 
obligation. The Developer used an independent calculation of employee generation (1.3 
employees per 1,000 square feet) to measure the housing requirement for two ballroom 
spaces. Staff seeks a justification for using an Independent Calculation of the two 
ballrooms instead of the required formula in Housing Resolution 03-2017.  
 



The Resolution states the following for acceptance of an Independent Calculation: “The 
independent calculation shall be accepted by the City Council if the Council determines 
the calculation constitutes compelling evidence of a more accurate calculation of 
employee generation than Table 1: Employee Generation Table.”  
 
Staff requested the Developer provide a written justification to merit the independent 
calculation. Staff will analyze the request, make a recommendation, and request the 
Housing Authority to either approve or deny the request after submittal by PEG. 
 
Other Affordable Housing Requirements 
 
Phasing. PEG proposes to construct all affordable units in the first phase after the 
“occupancy” of the proposed parking structure.  If the Housing Authority approves the 
on-site housing request instead of off-site, staff recommends the phasing proposed by 
PEG.  However, the current DA states that housing will be built proportionally to any 
development that occurs, but that after 60% development occurs, the developer must 
satisfy the entire housing requirement. Any change to phasing as a result of the MPD 
review requires Housing Authority approval. Is the Housing Authority supportive of 
the proposed phasing plan? 
 
Employee shuttle program. Exhibit E of the 1998 DA states that an employee shuttle 
program will be maintained to help offset the large number of employees that will do not 
have access to on-site housing. The current plan does not provide any detail on current 
or proposed employee shuttle programs. Staff strongly recommends maintaining, or 
even expanding the employee shuttle commitment to align with the General Plan and 
Critical Community Priority.  Does the Housing Authority want to maintain the 
employee shuttle program within the Housing Mitigation Plan?   
 
Bond Calculation  
 
As part of the approval of the March 2015 MPD amendment, Condition of Approval #3 
states that “unless otherwise approved in the housing plan or previously satisfied, a 
completion bond or letter of credit in a form approved by the City Attorney will be 
required for the required housing as a condition of the building permit issued for the 
Next Small Scale MPD.” A bond proposal has not been received yet. Does the 
Housing Authority want to maintain Condition of Approval #3 prior to issuing a 
building permit?  
 
Attachments 
Exhibit A 1998 Development Agreement between Park City Municipal Corporation 

and   Powder Corp for the development of the Park City Mountain Resort 
Base  

Exhibit B PEG Housing Mitigation Plan Proposal 
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