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Recommendation  
 
Review and discuss the proposed plan of finance and revised phasing options to 
construct the City’s portion of the Park City Arts and Culture District.  
 
Executive Summary 
 
After several years of planning, analysis, public input, and stakeholder collaboration – 
culminating in a series of in-depth discussions with the City Council over the last three 
months – staff created a financial path to responsibly move forward with a plan of 
finance to fund the entire Arts and Culture District without jeopardizing currently 
programmed fiscal commitments. Staff also believes that the Arts and Culture District, 
with its central location in Park City, collaborative partnerships, and a focus on 
community gather and services for locals, significantly advances several Community 
Critical Priorities.   
 
However, a project of this magnitude requires a deep level of policy and financial 
commitment from the City Council and community. The Council has demonstrated its 
desire to “move the needle” on social equity, affordable housing, and transportation 
solutions. The District will be the most immediate, tangible, and effective manifestation 
of the collection of those priorities. Yet there are clearly opportunity costs, like any 
investment of this sheer size. 
 
Full buildout of the District is estimated to cost $88.4 million, including 50-70 affordable 
housing units, public gather plazas, and several community-focused arts and cultural 
spaces. The City spent several years working with a world-class team of architects that 
endeavored to create a vibrant and authentic District, and one that was equally 
appealing to locals and visitors alike. They also planned an interconnected District that 
addressed gaps in our community’s existing transportation systems. It is supported by 
two local arts and cultural stakeholders and integrates community housing as a defining 
asset. 
 
A variety of funding sources have been pledged, considered, and/or evaluated as a 
possible means to deliver a project of this size – the transient room tax (TRT), 
affordable housing, transportation, transit, and the Capital fund were identified early on 



as potential sources to pay for construction costs. Staff has also introduced the 
Additional Resort Community Sales Tax (ARST). 
 
Over time, and despite a firm commitment to the District's underlying goals and the 
opportunity it holds for Park City, construction costs soared, and COVID-19 shook 
confidence. This resulted in additional analysis, scrutiny, public input, and design 
amendment to reduce overall project costs. Council also sought further information on 
the type of housing being planned and whether that continued to meet their policy goals.  
 
Given the work undertaken to date, along with the Council’s desire to continue to 
contemplate alternative paths for moving forward, staff prepared additional options to 
phase the construction of the affordable housing element, either with or without studio 
co-op and artist retail spaces.  
 
Long term, however, those elements are essential incubation and retail opportunities for 
emerging local artists and makers. In addition, extra cost savings may be realized by 
value-engineering certain aspects of the housing element in Building 1 and/or 
constructing office space instead of some residential units in Building 3. These 
alternatives and the value-engineering will be explained in further detail during the work 
session. 
 
Staff is not seeking direction at Thursday’s meeting and is still preparing detailed 
financial slides to accompany the presentation. 
 
Overall Background 
 
This is the City Council’s sixth work session to discuss the Park City Arts and Culture 
District's future. Recent staff reports and presentations include:  

• Scope revisions, phasing, and plan of finance - December 15, 2020 staff report 
and audio;  

• Public input and general discussion - December 17, 2020 staff report and audio;  
• Housing, transportation, and plan of finance - January 7, 2021 staff report, 

presentation, and audio; 
• Transportation - January 21, 2021 staff report and audio; and 
• Housing - February 4, 2021 staff report and audio 

 
Additionally, the Council reviewed the City’s overall financial position on December 10, 
2020 (presentation and audio) and the potential for public-private partnerships to 
develop affordable housing on February 11, 2021 (staff report and audio).  
 
The Council also received a staff report detailing the proposed plan of finance for the 
buildout of an initial phase on December 15. Subsequently, the Council directed staff to 
return with a full buildout finance plan at the next work session on January 7. Due to 
time constraints, staff was unable to provide that information with the Council until now. 
Since then, staff refined the plan of finance based on discussions held during the 
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intervening Council meetings, but the estimated costs for construction have not 
changed substantially. 
 
Based on those conversations, staff will present a detailed plan of finance at the work 
session.  Staff also developed revised phasing and scope scenarios noted above, in 
addition to the full buildout scenario.  
 
Analysis 
 
Plan of Finance  
This plan of finance was created for the full buildout given cost estimates from 
December 2020. It requires multiple financial policy commitments from the Council: 
- Expanding the future uses of the Additional Resort Sales Tax (ARST) to include the 

District – it currently encompasses Old Town Street Projects (OTIS), Main Street, 
and open space; 

- A 20-year maturity schedule for District bonds, instead of the 15-year maturity 
previously preferred by the Council; 

- Moving some capital projects traditionally funded from ARST (35%) cash to being 
funded by bond proceeds (65%) – note that this would not delay existing capital 
projects as already planned in the FY21 5 year CIP. Instead, it takes advantage of 
the City’s favorable credit rating and extremely low-interest rates and schedules out 
those commitments within the borrowing schedule; and  

- Binds the ARST and TRT until FY30, or for the next 9 years, given current revenue 
estimates, yet provides enough funding to fulfill the anticipated annual amount 
needed for ongoing capital funding needs and inflation.  

 
Figure 1: Sources and Uses 

 
 

Expenses by Category Sources by Category Amounts Comments

Affordable Housing Pipeline Proceeds $25,576,029
STR 2019 ($22M) and remainder of housing 
pipeline funds ($3.5M)

STR Series 2022 Bond $9,000,000 New TRT and ARST STR Bond

Senior Center Reallocation $1,791,390
From LPA RDA ($1M) and remainder General 
Fund transfer

Firehouse Sale $1,000,000 Sale of Fire Station land

Soils Repository Remainder $1,745,093
Remainder of CIP money after 
construction/maintenance

Housing Fee-in-Lieu $840,317 Accrued Fee-in-Lieu
$39,280,594 $39,952,829

Non-Housing Expenses STR Series 2022 Bond $33,000,000 New TRT and ARST STR Bond

TRT-Related Capital Fund Balance $5,637,621
Difference between realized revenues and 
debt service payments

Assumed Sale of Land $6,825,000 Expected sale of land to partners
$45,582,150 $45,462,621

Transportation Expenses Transportation Fund
$2,795,240 $3,000,000 Capital projects within the Transit Fund

Walkability Expenses 2014(a) Walkability GO Bond Proceeds
$747,158 $750,000 $5M in remaining bond proceeds

$88,405,142 $89,165,450

Housing Construction and 
Housing-related Expenses



Scope and Phasing 
 
Based on the Council discussions, staff also prepared phasing scenarios that could 
sequence construction of the cultural facilities (Buildings 2-4) ahead of a future housing 
phase that maintains the integrity of the site design and attempts to minimize the 
potential for construction-related impacts. Given the hundreds of hours spent on our 
master-planning and District design concepts, we recommend preserving the integrity of 
the District’s overall layout and built-in connectivity. 
 
Additionally, Council discussed adding office space in lieu of some residential units in 
Building 3 and/or value-engineering the housing element (if included in the approved 
buildout). Staff is investigating the feasibility of combining a future housing element at 
the District with a request for proposals for the Homestake parcel, and possibly 
commencing construction for both projects, concurrently, using a public-private 
partnership. This was direction received from Council previously.  
 
The Council may also choose to specify whether market-rate residential units are 
included or not in the housing portfolio. This change would generate more revenue for 
subsequent projects and decrease the City’s overall financial contribution, resulting in 
fewer affordable units delivered, at least initially.  
 
Scenario 1 fulfills the City’s commitment to build an Arts and Culture District, addresses 
the critical need for affordable housing faster, locks in construction costs sooner, and 
takes full advantage of historically advantageous interest rates. The subsequent 
scenarios partially meet those goals while providing the Council with more flexibility 
regarding future affordable housing development and, perhaps, lowering the overall 
appetite for risk.  
 
The scenarios are priced out in the following tables. 
 
Scenario 1: Full and concurrent buildout 
 

 
 
 
 
 
 



Scenario 2: Parking, Site, Buildings 2, 3, 4 + defer Building 1 entirely 
 

 
 
 
Scenario 3 - Parking, Site, Buildings 2, 3, 4 + defer housing portion of Building 1 
 

 

 
 

 
Staff plans to walk Council through the overall detailed plan of finance, each scenario 
included above, and include a detailed PowerPoint presentation (Exhibit A). Scenarios 2 
and 3, for example, would require a larger TRT/ARST revenue bond as a result of not 
having housing in the initial phase.  
 
Staff is planning for a 2.5 hour work session and requests Council review the 
PowerPoint prior to the discussion. 
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