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Recommendation 
Staff recommends the Planning Commission review the outline regarding the MPD   
review process, binder/tool kit for review, and proposed timeline and provide to staff 
any input regarding these items. Staff requests the Commission provide any 
additional direction regarding proposed revisions to the concept plan.   
 
Objectives 
The purpose of this report is to outline the Master Planned Development review 
process, identify a tool kit for MPD review, and provide a timeline for review of the 
Park City Heights MPD application. This item will be discussed at work session only 
and a public hearing will be held on October 13, 2010. This staff report outlines the 
following items:  
 

I.  Background  
II. Review Process 

A.  Overall review process (annexation to building permit) 
B.  Specific Master Planned Development Review 

III. Tool Kit for Review (see PC Heights Binder) 
IV. Timeline 
V.  Applicants’ response to July 14 and August 11, 2010 Commission 

comments 
 

Description 
Project Name:  Park City Heights Master Planned Development 
Applicants:   The Boyer Company and Park City Municipal Corporation  
Location: Southwest corner of the intersection of SR248 and US40 
Zoning:   Community Transition (CT) 
Adjacent Land Uses: Municipal open space; single family residential; vacant 

parcel to the north zoned County- RR; vacant parcel to 
the south zoned County- MR; Park City Medical Center 
(IHC) and the Park City Ice Arena/Quinn’s Fields 
Complex northwest of the intersection. 

Reason for Review: Applications for Master Planned Developments require 
Planning Commission review and approval 

Owner:  Park City Municipal Corporation is 50% owner with The 
Boyer Co. of the larger parcel to the south and 24 acres 
of the front open space.  Park City owns approximately 
40 acres, 20 within the open space on north and 20 at 
the north end of the development parcel, outright.  
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I. Background  
On May 27, 2010, Park City Council voted to adopt an ordinance approving the Park 
City Heights Annexation agreement, including an associated water agreement. The 
Council also voted to approve Community Transition (CT) zoning for the entire 286 
acres (see Annexation Agreement in Binder).  During the Planning Commission’s 
review of the annexation (April 9, 2008), prior to the Council approval, the 
Commission requested the following items be addressed with the MPD application: 
 

 overall density in terms of number of single family/market rate lots,  
 location of units on the site in consideration of sensitive lands (ridgelines, etc),  
 better integration of the affordable units within the overall project,  
 entry area needed to be redesigned to provide a neighborhood gathering 

location and better sense of arrival,  
 sustainability and water conservation, and  
 greater overall design/appearance as a residential community that relates to 

Park City’s resort identity rather than as a “cookie cutter” suburban 
subdivision.   

 
On June 17, 2010, the applicant submitted a pre-MPD application based on the 
annexation approval and agreement, including a revised conceptual site plan for a 
mixed residential development on 239 acres of the total 286 acres annexed. The 
remaining annexed area is owned by separate parties and is not subject to this MPD. 
The pre-MPD conceptual plan consists of 239 residential dwelling units, including: 
 

 160 market rate units in a mix of cottage units on smaller (6,000 to 8,000 sf 
lots) and single family detached units on 9,000 to 10,000 sf lots,  

 44.78 Affordable Unit Equivalents configured in approximately 28 deed 
restricted affordable units to satisfy the IHC MPD affordable housing 
requirement, 

 32 Affordable Unit Equivalents configured as approximately 16 deed restricted 
affordable units to meet the CT zone affordable housing requirement, and 

 35 deed restricted affordable units that Park City Municipal proposes to build 
consistent with one of its stated public purposes in the acquisition of an 
ownership interest in the land.   

 
The plan includes approximately 175 acres of open space (73% open space), a 
community park and splash pad play feature, neighborhood club house, bus shelters 
on both sides of Richardson’s Flat Road, trails throughout the development with 
connections to the city wide trail system, including connections to the Rail Trail.  
 
The Planning Commission reviewed the pre-MPD application on July 14 and August 
11, 2010 and found the application in initial compliance with applicable elements of 
the Park City General Plan. The Commission provided direction to the applicants 
(see Minutes in Binder) to consider the following items in the development of the 
detailed Master Planned Development site plan and supporting documents:  
 

 Affordable housing needs in the community; 
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 Traffic mitigation, transit options, trails and connections for alternative modes 
of transportation; 

 Support commercial elements; 
 Environmental, wildlife and sensitive lands considerations- preserving more of 

the meadow lands balanced with keeping development off of ridgelines and 
steeper slopes and understanding wildlife issues; and 

 Site planning details that are not typical of suburban development. 
 Creation of a neighborhood that reflects Park City’s natural environment and 

resort character and that creates a sense of place as a neighborhood while at 
the same time provides community amenities or attractions that connect it to 
other Park City neighborhoods. 

 
II. Review Process 

  
A. Overall Review Process 
The overall review process was described in greater detail in the August 11, 2010 
staff report (see binder).   
 
A simplified review process flow chart is as follows: 
 

 Annexation and Zoning (PC and CC)   (completed May 27, 2010) 

▼ 
 Pre-Master Planned Development meeting (PC)   (completed  August 11, 

2010) 

▼ 
 Master Planned Development submittal and review (PC) 

▼ 
 Preliminary plat/site plan submittal and review (PC and CC) 

▼ 
 Final plat/utility plan submittal and review (PC and CC) 

▼ 
 Conditional Use Permit (CUP) review for certain uses/buildings, as 

conditioned by the MPD and/or CT zoning (PC or Staff) 

▼ 
 Building permits (Staff) 

▼ 
 Occupancy permits (Staff) 

 
B. MPD Review Process 
The MPD review process allows the Commission to take a detailed look at the 
specific site plan including lot layout, building site location, street layout, utility 
systems, locations of trails and trail connections, type and location of open space, 
location of bus stops, relationships between buildings and parking, architectural 
theme or character, building materials, requirements for specific building practices 
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such as green/sustainable building, water efficient landscaping, types and 
occupancy of units, affordable housing units and configuration, location and amount 
of support commercial uses, and other items. The MPD is also required to comply 
with the terms of the annexation agreement. 
 
The Land Management Code (Chapter 6) specifies the following steps: 

 Pre-application public meeting and determination of initial compliance. 
 Application submittal and reviewed for completeness.  
 Planning Commission is the primary review body. 
 At least one work session is required prior to a public hearing. 
 At least one formal public hearing with notice provided per the LMC Notice 

Matrix (LMC Section 15-1-21). 
 Planning Commission review per the underlying zoning district (CT) and the 

MPD requirements of LMC Section 15-6-5  
o Density 
o Setbacks 
o Open Space 
o Off street parking 
o Building Height 
o Site Planning 
o Landscape and Streetscape 
o Sensitive Lands Compliance 
o Employee/Affordable housing  
o Child Care 

 Planning Commission must make required findings and conclusions of law as 
listed in LMC Section 15-6-6. 

 Development Agreement drafted according to requirements of LMC Section 
15-6-4 (G) within 6 months of MPD approval. 

 Development Agreement formally ratified by Planning Commission, signed by 
the City Council and Applicant, and recorded with Summit County Recorder. 

 Construction, as defined by the Building Code, is required to commence 
within 2 years of the date of the execution of the Development Agreement. 

 
III. Binder/Tool Kit for Review  
The following items are included in the Tool Kit for review of the Park City Heights 
MPD application: 

 The Park City General Plan (not included in the binder) 
 Quinn’s Planning Principals 
 Park City Heights Task Force Recommendations 
 Park City Heights Annexation Agreement and Ordinance 
 Land Management Code- Master Planned Development Chapter 6 
 Land Management Code- Community Transition (CT) zone Chapter 2.23 

 
Staff has provided a binder for the Commission that includes the above items as well 
as the staff reports and minutes of the July 14th and August 11th Planning 
Commission meeting. Staff recommends the Commission update the binder with 
staff reports, minutes, and handouts related to the PC Heights MPD at subsequent 
meetings.  
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IV. Timeline 
The following is a preliminary timeline for the MPD review: 
 

 September 22, 2010- work session- overview of process and applicants’ 
response to Commission comments on the Pre-MPD concept plan. 

 October 13, 2010- work session/public hearing- transportation/traffic, trails, 
utilities, site plan overview, and environmental/SLO compliance.  

 November 10, 2010- work session/public hearing - “sense of 
place”/neighborhood character, architectural design (e.g. design guidelines), 
recreation/amenities, sustainable elements, including water 
conservation/landscaping details and housing issues. 

 December 8, 2010- work session/public hearing- draft development 
agreement.  

 January 2011- final action. 
 

V.  Applicant’s response to Commission comments 
At the work session the applicants will present a draft working MPD site plan 
incorporating revisions based on the Commission’s comments and input during the 
pre-MPD review (Exhibit B). The applicants are seeking input from the Commission 
at the work session to better understand the Commission’s comments at the 
previous meetings and to gain an understanding as to whether the MPD plan is 
generally addressing the Commission’s overall concerns and moving in the right 
direction. Staff has met with the applicants to review the revised site plan and 
provided additional input.  The Commission should discuss the revised site plan at 
the work session and provide additional input to the applicants and staff.  
 
Notice 
This item is scheduled as a work session item only. Notice of the October 13, 2010, 
public hearing will be published in the Park Record and posted according to 
requirements of the LMC. Courtesy notice letters will be sent to affected property 
owners according to requirements of the LMC prior to future public hearings.  
 
Public Input 
At the time of writing this report, no public input has been received.  
 
Recommendation 
Staff recommends the Planning Commission review the above outline regarding the   
process, binder/tool kit for review, and proposed timeline and provide to staff any 
input regarding these items. Staff requests the Commission provide additional 
direction to the applicant and staff regarding the revised concept plan. 
 
Exhibits 
Exhibit A- Park City Heights Binder/Tool Kit    
Exhibit B- Revised MPD site plan 
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EXHIBIT B
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