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Overarching Goals 

• Community choice 
• Resolve development uncertainty 
• Reduce project density: size, scale and scope 

– Community impacts: excavation, traffic and parking, 
mass, construction, etc. 

• Full project was not for sale 
• $6M, $24M voter approved bond 

– Settlement Agreement: 50% of the original SPMP 
residential (394K) and commercial (19K) density 

– Development Agreement: Planning Commission 
– If bond vote fails; 6M buys down 10% of UE density 

 
 
 

 



Alternative Development Summary 

• Instead of 394K residential and 19K 
commercial SF, includes no more than: 
– 100K square feet UE hotel;  
– 97K square feet UE of single family homes over 18 

home sites (not including garages, below existing 
grade basements, and decks, per 2017 Land 
Management Code definitions);  

– 9.5K square feet of UE commercial uses. 
– There will still be impacts! 



Overall Project Comparison 
  

  

Residential 
SF 

Commercial / 
Support 

Commercial 
SF 

Accessory – 
Circulation / 

Back-of-
House / etc. 

SF 

Accessory – 
Meeting 
Space SF 

Parking SF Total SF 

1985/86 
SPMP 
Woodruff 

394,000 19,000 192,945 - 269,218 875,163 

Refinement 
17.2 

393,466 

18,566 + 
21,339 

= 39,899 

254,792 16,214 244,359 948,730 

Proposed 
Negotiation 

2018 

100,000 
boutique 
hotel  + 
97,000 
single family 
homes = 
197,000 

9,500 (50% 
reduction) +  
5,000 (5% of 
hotel) 

= 14,500 

70,886 
boutique 
hotel 
(including 
employee 
housing) + 
32,600 
single family 
homes 
(including 
basements 
& garages) = 
103,486 

5,000 

(5% of 
hotel) 

78,750 – 
13,300 (20% 
hotel and 
commercial 
parking 
reduction) = 
65,450 

(estimated at  
187 spaces 
and not 
including 
parking for 
the 18 Single 
Family 
Homes) 

255,836 
hotel  + 
129,600 
Single 
Family 
Homes 

  

385,436 + 
7,500 mid-
station = 
392,936 



% Reductions 

• Refinement 17.2 to Proposed Alternative 
– UE Residential = 50% 
– UE Commercial and Support Commercial = 64% 
– Residential Accessory (Back-of-House) = 60% 
– Meeting Space = 69% 
– Parking = 73% (variable based on # of hotel 

rooms) 

• Total Reduction = 59% (including estimated parking) 

 

 



PROGRESS 
Option C preferred: 
• Away from neighborhood 
• Larger footprint (height) 

 



Size of Project Detail 
  UEs 

square footage (SF) 
equivalent notes 

Residential (SINGLE FAMILY) 48.5 97,000 
5,388 SF above grade per each single family residential lot plus basements 
and garages (see LMC definition current in 2017) 

Residential (HOTEL) 50 100,000   
Total Residential 98.5 197,000   

Commercial 9.5 9,500 

UEs used for any commercial above the support commercial allowed per code 
(shops, kitchen, restaurant, bar, and spa) Assumes 1/3 portion of these uses 
are by hotel guests and can be considered support commercial. 

        
Support Commercial   5,000 5% of 100,000SF HOTEL = 5,000 SF based on LMC current in 2017 

Meeting Rooms   5,000 5% of 100,000SF HOTEL = 5,000 SF based on LMC current in 2017 
Residential Accessory Spaces       

Back of House   7,500 fitness, lockers, pool 
Circulation/Lobby/Mechanical 
Rooms/Laundry/Storage   50,450 

35% for corridors, elevators, restrooms, laundry etc. (see LMC definition 
current in 2017) 

Employee Housing   12,936 
based on 14,500 SF of commercial; 120 hotel rooms; and 18 single family 
homes 

Structured Parking   65,450 

assumes 187 spots at 350SF each and not including single family home 
parking; based on  120 hotel rooms and will vary depending on final # of hotel 
rooms and parking reductions applied 

        
total HOTEL gross SF   255,836   
total Single Family gross SF (all homes)   129,600 average of 18 homes at 7,200 gross SF each including garages and basements 
total gross SF (HOTEL + SINGLE FAMILY)   385,436   
total SF as a % of 17.2 948K gross SF   41%   
total SF as a % of Woodruff 875K gross SF   44%   
        

Mid-station   7,500 
Only resort commercial uses (per LMC definition current in 2017) allowed; 
minimal parking (employees only) 



Areas of Debate 

• Road alignments 
• Housing obligation 
• Traffic and construction impacts 
• Parking plan 
• Excavation plan 
• Mid-station request 
• SF Gross maximums 
• Hotel massing/height 

 



Access Road 
• Location 

– Minimize site impacts, costs, and interruption of ski access 
• Slopes 

– Reviewed by Park City Fire District 
– 10% with 3 sections of 250ft at 12% 
– Include a truck turn-round at hotel 

• Excavation  
– Estimated at 80,000 CY excess material for main access road 

• Impacts on mine-sites 
– Misses upper mine site; lower dump site will have to be mitigated 

• Retaining Walls 
– Do not exceed 40ft 

• Maintain Existing Ski Accesses 





 





 



 



 





Size & Massing 

• Hotel 
– Excavation estimated at 100,000 CY 
– Establish height limit; do not break ridge line 
– Establish a building area boundary and limits of 

disturbance 
– Including employee housing at hotel site preferred 

 
 
 



 



Size & Massing 
• Single Family Homes 

– 126,900 gross SF averaged over 18 lots including below-
grade basements and garages (max 600SF) 

– Maximum home size of 11,000 gross SF 
• Home size may vary between each site. 
• Homes sizes per lot will be established at the time of the 

subdivision process 
• Total of all home sizes may not exceed to total 129,600 SF 
• If lots are combined, the home cannot exceed 11,000 gross SF; and 

the gross SF deduction from the 126,900 will be calculated at 0.5 
multiplier of the average 7,200 gross SF plus the actual gross home 
size (14,600 max) 

– Accessory Apartments/Accessory Structures 
– Subject to a future Subdivision process 

 



Size & Massing 

• Mid-Station 
– Resort Accessory Uses 
– 7,500SF gross SF cap; 5,000 SF net 
– UE Commercial uses may be relocated from hotel to Mid-

station with no added parking (requested by Park City II) 
– Require future CUP approval in concert with lift 

improvements (recommended by staff) 
– Minimal employee parking and delivery (up to 10 spaces) 

• Consistent with prior approvals at Deer Valley, PCMR, 
Empire Pass (Montage), and Dear Crest (St. Regis) 

 
 



Parking & Hotel Rooms 

• Code complaint 
• Parking reduction of 20% provide transportation 

plan for guests and employees  
– Comparable - Flagstaff Development Agreement 

(includes Montage) requires the developer to reduce 
parking by 25% based on a parking study at Silver Lake 

• Additional reduction - (35%) provided a true 
connection with Old Town established to move 
guests and visitors (people mover, etc.) to Main 
Street and skier enhancements; reduce max. 
gross proportionally 



Affordable Housing 
• 1999 Resolution and depends on upon final hotel room 

count & commercial uses 
• Obligation is twofold between residential and commercial 

– Owner to fulfill obligation prior to CO: either the residential or 
commercial obligation fulfilled on-site separately, or fulfilled on-
site all together, unless otherwise approved by Housing 
Authority 

• Determine residential obligation versus commercial, based 
upon final hotel/residential units and commercial 
employee generation, which is subject to change:  
residential lots: 2.7 AUEs = 2,160 sq. ft.; hotel: 9.23 AUEs = 
7,384 sq. ft.; commercial:  4.24 AUEs = 3,392 sq. ft. 

• Housing Mitigation plan to be approved by the Park City 
Housing Authority prior to building permit application 
 



Size of Project Detail 

 

  UEs 
square footage (SF) 

equivalent notes 

Residential (SINGLE FAMILY) 48.5 97,000 
5,388 SF above grade per each single family residential lot plus basements 
and garages (see LMC definition current in 2017) 

Residential (HOTEL) 50 100,000   
Total Residential 98.5 197,000   

Commercial 9.5 9,500 

UEs used for any commercial above the support commercial allowed per code 
(shops, kitchen, restaurant, bar, and spa) Assumes 1/3 portion of these uses 
are by hotel guests and can be considered support commercial. 

        
Support Commercial   5,000 5% of 100,000SF HOTEL = 5,000 SF based on LMC current in 2017 

Meeting Rooms   5,000 5% of 100,000SF HOTEL = 5,000 SF based on LMC current in 2017 
Residential Accessory Spaces       

Back of House   7,500 fitness, lockers, pool 
Circulation/Lobby/Mechanical 
Rooms/Laundry/Storage   50,450 

35% for corridors, elevators, restrooms, laundry etc. (see LMC definition 
current in 2017) 

Employee Housing   12,936 
based on 14,500 SF of commercial; 120 hotel rooms; and 18 single family 
homes 

Structured Parking   65,450 

assumes 187 spots at 350SF each and not including single family home 
parking; based on  120 hotel rooms and will vary depending on final # of hotel 
rooms and parking reductions applied 

        
total HOTEL gross SF   255,836   
total Single Family gross SF (all homes)   129,600 average of 18 homes at 7,200 gross SF each including garages and basements 
total gross SF (HOTEL + SINGLE FAMILY)   385,436   
total SF as a % of 17.2 948K gross SF   41%   
total SF as a % of Woodruff 875K gross SF   44%   
        

Mid-station   7,500 
Only resort commercial uses (per LMC definition current in 2017) allowed; 
minimal parking (employees only) 



Traffic 

• LSC Transportation Consultants assessed 
between 56% and 75% less trip generation 
based on reductions in densities and land use 
 



Construction Activities 

• Keep construction staging and parking on-site 
• Timing and sequencing of activities to avoid 

conflict with peak traffic 
• Minimize individual employee vehicles travelling 

to construction site 
• Maintaining excess excavation material on-site or 

on mountain to the extent possible 
• Mid-station contingent on lift improvements 
• Exhibit C 

 
 
 



Financial Summary 
• Strong financial position 
• General Obligation (GO) Bond specific 
• State limits = 4% of taxable value = $312M for PCMC 

– PCMC has $253 million remaining capacity ($59M) 

• Council further limits 2%  
– Total max debt for PCMC = $156M or $97M in remaining debt capacity 

($156M subtracting current debt of $59M). 

• $0.15/$1.00 of bond paid by PCMC full time residents 
– 55% of assessed value = primary 
– $1M primary home = $90 annual increase 
– $500K primary home = $45 annual increase 



List of Questions 

• Hotel Massing 
• Hotel Building Boundary 
• Size/location of single family home lots 
• Limits of Disturbance 
• Settlement Agreement Ratification 
• Development Agreement – agreement on final 

language 



Process/Decision Making 

• Settlement Agreement: CC 
• Development Agreement: PC 
• Re-zone:  PC and CC 
• Subdivisions: PC and CC 
• Design Review: staff 
• Admin CUP: staff 
• Bond Vote: Community 



Questions 

• Provide input on updated information 
presented. 

• Are there any deal breakers? 
• Next steps & Schedule  

– January 31: Planning Commission 
– February 1: City Council 
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