PARK CITY

PARK CITY COUNCIL MEETING
SUMMIT COUNTY, UTAH
December 14, 2023

The Council of Park City, Utah, will hold its regular meeting in person at the Marsac Municipal Building,

City Council Chambers, at 445 Marsac Avenue, Park City, Utah 84060. Meetings will also be available
online with options to listen, watch, or participate virtually.

CLOSED SESSION - 3:15 p.m.
The Council may consider a motion to enter into a closed session for specific purposes allowed

under the Open and Public Meetings Act (Utah Code § 52-4-205), including to discuss the
purchase, exchange, lease, or sale of real property; litigation; the character, competence, or
fithess of an individual; for attorney-client communications (Utah Code section 78B-1-137); or
any other lawful purpose.
PARK CITY WATER SERVICE DISTRICT MEETING - 4:15 p.m.
ROLL CALL
PUBLIC INPUT (ANY MATTER OF CITY BUSINESS NOT SCHEDULED ON THE AGENDA)
CONSENT AGENDA
1. Request to Authorize the Mayor to Execute a Memorandum of Agreement, in a Form
Approved by the City Attorney, to Continue Leasing Surplus Water to Weber Basin
Concurrent with the Western Summit County Project Master Agreement
ADJOURNMENT
WORK SESSION
4:30 p.m. - Housing Resolution Biennial Review
5:15 p.m. - Break
REGULAR MEETING - 5:30 p.m.
. ROLL CALL

Il. COMMUNICATIONS AND DISCLOSURES FROM COUNCIL AND STAFF
Council Questions and Comments

Staff Communications Report

1. Temporary Winter Balcony Enclosure Pilot Program Extension
lll. PUBLIC INPUT (ANY MATTER OF CITY BUSINESS NOT SCHEDULED ON THE AGENDA)
IV. CONSENT AGENDA
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VL.

5.

Request to Approve and Accept the Fiscal Year 2023 Annual Comprehensive Financial
Report (ACFR)

Request to Amend a Contract with Granite Construction Company in a Form Approved by
the City Attorney, Not to Exceed $181,351.04, to Fund Project Closeout Activities on SR-
248

Request to Approve Special Event Temporary Alcoholic Beverage Licenses during the
2024 Sundance Film Festival

Request to Approve Type 2 Convention Sales Licenses for Operation during the 2024
Sundance Film Festival

Request to Change the Dates for the 2024 Park Silly Sunday Market

OLD BUSINESS

1.

Deer Valley Development Company, Inc. Petition to Vacate Public Right-Of-Way — Deer
Valley Drive West and South Sections — The City Council Will Conduct a Public Hearing
on the Vacation of City Right-of-Way (ROW) as it Pertains to Deer Valley’'s Snow Park
Base Redevelopment (2250 Deer Valley Drive South). This Meeting is a Continuation of
the City Council’s Public Hearing on March 16, 2023, Work Session on June 1, 2023,
Public Input on June 15, 2023, and Public Hearings on July 6, 2023, August 29, 2023,
September 28, 2023, November 2, 2023, November 16, 2023, November 30, 2023, and
December 5, 2023. The Proposed Vacation is Approximately 114,337 Square Feet or 2.62
Acres of City ROW

To submit written comment, please email planning@parkcity.org.
(A) Public Hearing (B) Action
Dining Deck Program Update

Consideration to Approve Ordinance No. 2023-54, an Ordinance Approving the North
Norfolk Plat Amendment Amending the Knudson Subdivision Parcel C and Parcel SA-200,
and Re-Subdividing the Vacant Lots into Four Lots to Allow Four Single-Family Dwellings.
Public Comment Will Be Limited to Those Unable to Provide Online Comment at the Prior
Hearing on November 16, 2023.

(A) Public Hearing (B) Action

NEW BUSINESS

1.

Consideration to Approve 2024 Insurance Premiums or Alternative in a Form Approved by
the City Attorney
(A) Public Input (B) Action

Consideration to Approve a Level Five Special Event Permit for the 2024 Sundance Film
Festival in a Form Approved by the City Attorney
(A) Public Hearing (B) Action

Consideration to Authorize the City Manager to Execute a Professional Services
Agreement, in a Form Approved by the City Attorney, with Bowen Collins and Associates
Inc., to Provide Engineering Services for the Water and Storm General Engineering
Service Project, in an Amount Not to Exceed $200,000

(A) Public Input (B) Action

Consideration to Continue an Ordinance to Amend Land Management Code Section 15-
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2.13-2 to Prohibit Nightly Rentals, Accessory Apartments, and Internal Accessory Dwelling
Units in The Bald Eagle Club at Deer Valley Subdivision in the Residential Development

Zoning District PL-23-05770
(A) Public Hearing (B) Continue to February 1, 2024

VIl. ADJOURNMENT

A majority of City Council members may meet socially after the meeting. If so, the location will be
announced by the Mayor. City business will not be conducted. Pursuant to the Americans with
Disabilities Act, individuals needing special accommodations during the meeting should notify the City

Recorder at 435-615-5007 at least 24 hours prior to the meeting.

*Parking is available at no charge for Council meeting attendees who park in the China Bridge
parking structure.
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PARK CITY |

Park City Water Service District Staff Report

Subject: Western Summit County Project
Author: Clint McAffee

Department: Public Utilities

Date: December 14, 2023

Type of Item: Administrative

Recommendation

Review and consider authorizing Nann Worel, Member, Board of Trustees, to execute a
Memorandum of Agreement (Exhibit A), in a form approved by the City Attorney’s
Office, to continue leasing surplus water to Weber Basin concurrent with the Western
Summit County Project Master Agreement.

This lease perpetuates a large and predictable revenue source that offsets about 25%
of the cost of water service, delays construction of a large water importation project, and
continues our partnership and collaboration as a member of the Western Summit
County Project which provides a meaningful redundant water source in the event of a
long-term water shortage or emergency.

This request follows City Council’s approval of the Highway 224 Water Interconnect
Agreement at the November 30, 2023, City Council meeting.

Executive Summary

Park City and the Park City Water Service District (collectively Park City) are parties to
the Western Summit County Project Master Agreement (MA), which was developed and
executed in 2013 to, in part, ensure a reliable water supply to the Snyderville Basin and
Park City by regionalizing water supply and infrastructure between parties, and
engaging Weber Basin to provide wholesale water. The MA provides for the
wholesaling of water by Weber Basin, through water sales contracts, to parties to the
MA that report a need for additional water. The MA also provides for the temporary
lease of surplus water to Weber Basin from parties to the MA that report a surplus water
supply. Continuing our partnership and collaboration as a member of the Western
Summit County Project, which provides water supply redundancy, is an important
measure of continuity and community protection in the event of a long-term water
shortage or emergency. Links to the MA are provided below in Exhibit B.

The Board initially approved a Memorandum of Agreement (MOA) in 2019 to lease
surplus water to Weber Basin through provisions in the MA. Each subsequent year, the
MOA has been approved by the Board and amended to update the price of surplus
water and extend the term by one year. Weber Basin has met its wholesale obligations
to other MA parties using surplus water leased from Park City.

Each year, Park City can extend the surplus lease contract for an additional year. Park
City will continue to lease surplus water until such time that either Park City determines
it does not have surplus water or earlier if Weber Basin determines that it must fulfill
obligations to its wholesale customers in the Snyderville Basin by building a new water
importation project. Importantly, the revenue generated by leasing surplus Park City
water offsets about 25% of Park City water customer’s expenses.
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The maximum water delivery flow rates in Exhibit A exceed the capacity of the existing
Highway 40 system interconnect. At the November 30, 2023, City Council meeting,
Council approved an agreement for the Highway 224 Interconnect, which will be the
fourth interconnection under the MA and is designed to increase the capacity to wheel
water between local water providers and provide additional redundancy between
disparate water systems.

Analysis

Water Supply and Treatment

Park City has a diverse and robust water source portfolio that includes local sources and
two imported sources, each from separate watersheds. The table below is a summary of
Park City’s dry-year water source capacity, which is the amount of water that can be
expected from each source in a drought year.

Dry Year Water Supply
(Gallons per Minute)

Source Dry Year Source Capacity Percent of total water capacity
Divide Well 950 8%
Park Meadows Well 1,000 8%
Middle School Well 1,000 8%
Ontario Drain Tunnel 1,000 8%
Judge Tunnel 662 6%
Spiro Tunnel 3,670 31%
Rockport 3,596 30%
Thiriot Spring 0 0%
Total 11,878 100%

After the completion and start-up of the new 3Kings Water Treatment Plant in 2024, the
City will have enough treatment capacity to treat all the water available to Park City to
drinking water standards. Additionally, 3Kings WTP significantly increases the capacity,
efficiency, reliability, resiliency, and redundancy of the City’s water treatment
infrastructure portfolio.

Water Demand

Park City’s robust water conservation program resulted in year-over-year reductions in
peak day water demand for 4 of the past 5 years. Additionally, there has been a
decreasing trend in peak day water demand over the past 20 years. The table below
summarizes historical and projected peak day water demand and available surplus
water capacity.

Park City is in a strong position to lease surplus water to Weber Basin through 2028 and
likely several years beyond.
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Historical Peak Day Water Demand
(Gallons per Minute)

Untreated Water Surplus Water
Treated Drinking (golf course, Lease Maximum Total

Year Water streamflow, irrigation Delivery Rate Demand Surplus
2018 5,734 3,100 0 8,834 3,044
2019 5,435 3,100 0 8,535 3,343
2020 5,129 3,100 62 8,291 3,587
2021 4,816 3,100 62 7,978 3,900
2022 4,816 3,100 558 8,474 3,404
2023 5,352 3,100 558 9,010 2,869
2024 5,578 3,100 682 9,360 2,518
2025 5,675 3,100 1,054 9,829 2,049
2026 5,773 3,100 1,922 10,795 1,083
2027 5,870 3,100 1,922 10,892 986
2028 5,962 3,100 2,100 11,162 716

Surplus Water Lease Revenue

As shown in Figure 1 below, leasing Park City’s surplus water to Weber Basin provides
a meaningful source of revenue to offset around 25% of the cost of water services to
our own customers. To maintain the current funding level, if Park City stops leasing
surplus water, an approximate 25% water rate increase would be required in addition to
the normal rate increases due to inflation and other infrastructure needs.

The current value of the 5-year lease contract is over $17M, and if extended another 5
years, the value would be an additional $36M. The price set for surplus water reflects
the delivery cost and ensures the cost is similar to Park City’s water consumption fees.
For 2023, the surplus water charge is $9.67 per 1,000 gallons, similar to Park City’s
commercial consumption rate. The surplus water charge increases 3% in 2024, 2025,
and 2026. For 2027, the surplus water rate increased 12%, and for 2028 it increases
5%.

Leasing surplus water is often legitimately questioned as a growth-inducing tool or
counterproductive to water conservation goals. Though we understand the growth-
inducing and/or water conservation arguments, we disagree. Since Weber Basin has an
obligation to provide wholesale water to those parties of the MA that declare a need,
Park City is not providing water in addition to water already committed to the Snyderville
Basin. In other words, if Park City declines to lease its surplus water, Weber Basin is
required to build a large water importation project to meet its wholesale obligations. A
project of this magnitude would add considerably more water capacity to the Basin, and
likely divert the same water that Park City would no longer use to provide the surplus
water.

In addition, while Park City is using water that is surplus because of our own customers

conservation efforts, the lease is temporary and used for municipal purposes by entities

with conservation programs. Unlike agricultural water uses, municipal water use in Park
City and the Snyderville Basin is mostly non-consumptive, meaning that about 80% of
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the water we provide is used indoors and treated at SBWRD'’s treatment plant. In turn, it
is returned to local Creeks and downstream users, and eventually the Great Salt Lake.
Simply declining to lease surplus water does not slow future growth in the Basin, nor
does it relieve the water from municipal use or ensure its arrival at the Great Salt Lake.

Funding
Revenue generated by the sale of surplus water will be used to fund water system
improvements and offset future water rate increases.

Exhibits
A 2024 Memorandum of Agreement
B Links to Western Summit County Project Master Agreement

1 master agreement executed

2 master agreement exhibits a-d

3 master agreement exhibits e-j & exhibits (3)
exhibit list
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2024 MEMORANDUM OF AGREEMENT

This Memorandum of Agreement (“MOA”) is made and entered into this day of

, 2024, by and between Park City Water Service District, a special service
district organized and existing pursuant to the provisions of Utah Code Annotated §17A-2-1301
et seq., 1953, as amended, (the “District”), and Weber Basin Water Conservancy District, a
water conservancy district organized and existing pursuant to the provisions of §17B-2a-1001 et
seq., Utah Code Annotated, 1953, as amended (““‘Weber Basin”). The District and Weber Basin
each is a “Party” and collectively they are referred to as the “Parties.”

RECITALS

WHEREAS, The District and Weber Basin, along with other parties, entered into the
Western Summit County Project Master Agreement dated June 26, 2013 (“Master
Agreement”). This Master Agreement provides Weber Basin with the right to use, wheel and
comingle all Surplus Water of the District, Mountain Regional, and Summit Water. [See Master
Agreement 92.4].

WHEREAS, the Master Agreement provides Weber Basin with the right to determine, in
its sole discretion, which Parties to which it will deliver and sell that Surplus Water. The Master
Agreement allows each entity, at its sole discretion, to set the price per acre-foot for which its
Surplus Water may be sold. Weber Basin then is authorized to sell that Surplus Water to any
Party of the Master Agreement, as determined by Weber Basin in its discretion, for the price
established by the Party supplying the Surplus Water. [See Master Agreement 2.4].

WHEREAS, Weber Basin is then directed to credit the Party whose Surplus Water is
delivered at the rate applicable to that water so delivered.

WHEREAS, as outlined in Paragraph 2.4 of the Master Agreement, this process was
established in order to allow Weber Basin “to operate the Western Summit County Project in
such manner as Weber Basin deems necessary and proper.” [See Master Agreement 92.4].

WHEREAS, under the Master Agreement, Weber Basin was required to construct an
interconnect vault and associated facilities in the Quinns Junction area, which was funded one-
third each by Mountain Regional, Summit Water Distribution Company, and Park City
Municipal Corporation (“Interconnect Facilities”).

WHEREAS, pursuant to the Master Agreement, the District agrees to provide surplus
water to Weber Basin through the Interconnect Facilities (“Surplus Water”).

WHEREAS, on or about April 2023, the Parties entered into a Memorandum of
Agreement pertaining to the Surplus Water (the “2023 Agreement”).

1

SLC_504254.1
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WHEREAS, by executing this 2024 Agreement, the Parties desire to amend and restate

the terms of their agreement relating to the Surplus Water, and to supersede the 2023 Agreement,

and to replace that 2023 Agreement with this 2024 Agreement.

AGREEMENT

NOW, THEREFORE, in consideration of the mutual covenants and conditions set forth

herein, and other good and valuable consideration the receipt and sufficiency of which are
hereby acknowledged, the Parties agree as follows:

1. Water Lease.

A. Surplus Water. The District agrees to deliver to Weber Basin the Surplus Water
identified in Figure 1 through the Interconnect Facilities in accordance with the
Master Agreement. Pursuant to the terms of the Master Agreement, Weber Basin
agrees to make the Surplus Water available for sale and delivery to another party
to the Master Agreement (either Mountain Regional or Summit Water) (a
“Purchasing Party”), as selected in Weber Basin’s sole discretion; such water to
be marketed and sold at a price equal to the total annual take or pay amount in
Figure 1 below. The cost per acre foot shall be adjusted annually based, in part,
upon Operation and Maintenance costs, per the Master Agreement [See Master

Agreement 92.4].
Figure 1
Annual Surplus Water Take or Pay Volumes and Pricing Schedule

2024 2025 2026 2027 2028
Annual Volume (acre feet) 550 850 1550 1550 1550
Peaking Factor (see note below) 2 2 2 2 2
Max Flow Rate (gallons/minute) (see note below 682 1054 1922 1922 1922
Delivery Location Quinns Interconnect
Surplus Water Cost per Acre Foot $3,244.66 $3,342.00 $3,442.26 $3,855.33 $4,048.09
Total Annual Take or Pay Amount $1,784,561.20 $2,840,696.96 $5,335,497.29 $5,975,756.97 $6,274,544.82

Note: Peaking Factor and Maximum Flow Rate are subject to, and limited by, the capacity of
existing and/or future interconnects and/or the capacity of the Purchasing Party's water system.
Park City is not required to increase capacity of the existing or future interconnections or the
Purchasing Party's water system to achieve the Peaking Factor or Maximum Flow Rate shown
above. As aresult, the actual Peaking Factor and Maximum Flow Rate of water delivered by Park

B. Terms of Delivery. The total annualized cost for which the Surplus water shall
be marketed, sold, and delivered, by Weber Basin to a Purchasing Party, and the
total annualized cost to be paid by the Purchasing Party (and credited by Weber

Basin to the District) shall be take-or-pay for the full annual water volume in
Figure 1.

SLC_504254.1
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C. District Water Supply Shortage. In the event of shortage of water supply, of
either short or long term duration, caused by problems such as drought or other
natural or man-caused disasters, including unplanned failure of physical
infrastructure, Surplus Water deliveries may be temporarily reduced by the
District in proportion to reductions in overall District water demands anticipated
from either a declared Water Emergency under Park City Municipal Code 13-1-
22 or implementation of Drought Restrictions under Park City Municipal Code
13-1-26.

2. Term. The term of this MOA shall commence on January 1, 2024 and continue for a
term of five (5) years, ending December 31, 2028 (“Term”). This MOA supersedes
the previously signed MOA that was dated March 2023.

3. Binding Effect. The provisions of this MOA shall be binding upon and inure to the
benefit of the Parties hereto and their respective successors and assigns.

4. Assignment Limited. No assignment or other transfer of this MOA or any part
thereof or interest therein shall be valid unless and until approved by all Parties
hereto.

5. Attorney’s Fees. In the event that this MOA or any provision hereof shall be
enforced by an attorney retained by a Party hereto, whether by suit or otherwise, the
fees and costs of such attorney shall be paid by the Party who breaches or defaults
hereunder, including fees and costs incurred upon appeal or in bankruptcy court.

6. Severability. If any term or provision of this MOA shall, to any extent, be determined
by a court of competent jurisdiction to be void, voidable, or unenforceable, such void,
voidable or unenforceable term or provision shall not affect the enforceability of any
other term or provision of this MOA.

7. Captions. The section and paragraph headings contained in this MOA are for the
purposes of reference only and shall not limit, expand or otherwise affect the
construction of any provisions hereof.

8. Construction. As used herein, all words in any gender shall be deemed to include the
masculine, feminine, or neuter gender, all singular words shall include the plural, and
all plural words shall include the singular, as the context may require.

9. Further Action. The Parties hereby agree to execute and deliver such additional
documents and to take further action as may become necessary or desirable to fully

carry out the provisions and intent of this MOA.

10. Inducement. The making and execution of this MOA has not been induced by any
representation, statement, warranty or agreement other than those herein expressed.

SLC_504254.1
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11. Force Majeure. Performance by any Party hereunder shall not be deemed to be in
default where delays or defaults are due to war, insurrections, strikes, lock-outs,
floods, earthquakes, fires, casualties, acts of God, epidemics, quarantine, restrictions,
inability (when the responsible Party is faultless) to secure necessary labor, materials,
tools, acts or failure to act of any public or governmental agency or entity, or by any
other reason not the fault of the Party delayed in performing work or doing acts
required under the terms of this MOA, and in such event, the performance of such
work or the doing of such act shall be excused for the period of the delay and the
period of performance for any such work or the doing of any such act shall be
extended for a period equivalent to the period of such delay.

12. No Third Party Beneficiaries. This MOA shall not be deemed to create any right in
any person who is not a Party (other than the permitted successors and assigns of a
Party) and shall not be construed in any respect to be a contract, in whole or in part,
for the benefit of any third party (other than permitted successors and assigns of a
Party hereto).

13. Warranty of Authority. The individuals executing this MOA on behalf of the Parties
hereby warrant that they have the requisite authority to execute this MOA on behalf
of the respective Parties and that the respective Parties have agreed to be and are
bound hereby.

IN WITNESS WHEREQF, the Parties have executed this MOA as of the day and year
first above written.

PARK CITY WATER SERVICE DISTRICT

By:

Nann Worel, Member, Board of Trustees

APPROVED AS TO FORM:

Attorney for Park City Water Service District

SLC_504254.1
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WEBER BASIN WATER CONSERVANCY DISTRICT

By:

Dee Alan Waldron, Chairman, Board of Trustees

ATTEST:

Scott Paxman, General Manager

APPROVED AS TO FORM:

Weber Basin Attorney

SLC_504254.1
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City Council Staff Report
Subject: Housing Resolution Biennial Review

Author: Browne Sebright

Department: Housing Team

Date: December 14, 2023

Type of Item: Work Session

Recommendation

Receive a presentation from the Housing team and the Kem C. Gardner Policy Institute,
the consultant reviewing Park City’s Housing Resolution’, and consider
recommendations to adopt a new affordable housing policy.

Executive Summary

Park City’s Resolution 05-2021 Affordable Housing Guidelines (the “Housing
Resolution”) was last amended and adopted in 2021. Section 4 of the Resolution
requires that it be reviewed by the City Council every 2 years to ensure that its
standards meet the Community’s current housing goals and objectives. Fluctuations in
the housing market, particularly of late, can be extreme and happen fast. Council’s
policy of returning every two years to assess existing community conditions helps
provide better outcomes for Park City.

To prepare for this biennial review, the City hired the Kem C. Gardner Policy Institute to
review the current Housing Resolution, update demographic and workforce wage data,
and provide recommendations to update key formulas, including employee trip
generation and fee-in-lieu calculations.

Background

Since 1991, Park City has facilitated the creation of new affordable housing units using
many of the aspects and strategies within the Housing Resolution. These types of
resolutions aimed at protecting the livability and viability of the community by ensuring
that new developments expand the availability of a sufficient amount of housing
affordable to the workforce and residents and mitigate the impact of new projects on the
community. Past resolutions include:

Resolution 37-91
Resolution 8-93
Resolution 6-94
Resolution 7-95
Resolution 17-99
Resolution 10-06
Resolution 20-07

Resolution 25-12

Resolution 02-15 Housing Resolution

Resolution 13-15 Affordable Housing Guidelines
Resolution 03-2017 Affordable Housing

Resolution 25-2020 Affordable Housing Guidelines
Resolution 05-2021 Affordable Housing Guidelines

The current Housing Resolution provides guidelines and standards for developing
affordable housing in Park City and was based on the 2019 Regional Housing Needs
Assessment. This assessment included findings and criteria for reviewing Master
Planned Development (MPD) applications, housing plans required by Development

" Resolution 05-2021 Affordable Housing Guidelines
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Agreements, and annexation petitions where affordable housing is necessary to
mitigate the project's impact on the community.

The Housing Resolution specifies essential parts of Park City’s housing policy, including
defining housing costs as no more than 30% of a household’s income, calculating
minimum affordable housing requirements for MPDs and annexations, methods to fulfill
housing obligations, minimum unit dimensions, and occupancy requirements. Approval
of individual housing development plans is required separately from most planning
regulatory requirements. Housing plans, sometimes referred to as Housing Mitigation
Plans, are required for certain development projects such as annexation of new land for
development into the City, MPD applications or modifications, and AMPD projects.

In Park City, housing plans are reviewed and approved by the Park City Housing
Authority to ensure compliance with the Housing Resolution. Approved plans dictate
when the affordable units need to be built relative to the delivery of market rate units
and the terms of the deed restrictions that ensure and maintain their affordability.

In 2022, the City received an updated Housing Needs Assessment from James Wood
which found that more than half of the affordable housing units in Park City (293) are a
result of Housing Resolution obligations. The next largest source of affordable units was
from Low-Income Housing Tax Credits (196). The Needs Assessment also indicated
that while the City was progressing towards its goal of creating 800 new affordable
housing units by 2026, the projected supply will still fall well short of demand.

At the same time and strategically, the City moved forward with two affordable housing
public policies that have transformed how affordable housing is developed and
delivered in Park City:

1. The first was the adoption of Ordinance 2021-10, enacting Chapter 15-6.1
Affordable Master Planned Developments (AMPD) in the Land Management
Code (LMC). This section of the code provides incentives through increased
density and the ability for parking reductions for projects that provide at least fifty
percent (50%) of the Residential Unit Equivalents as Affordable Units, as defined
in the Housing Resolution in effect at the time of a complete application.

2. The second was the Council’s prioritization of Public-Private Partnerships as the
preferred method to develop new affordable housing units.? The Homestake
RFP, for example, sought proposals for a public-private partnership, which led to
the development of EngineHouse, the first project to utilize the new AMPD
section of the LMC.

Together, these tools have reoriented the community’s approach to creating affordable
housing. Because their implementation followed the adoption of the Housing Resolution,
we have an opportunity to evaluate how to best align the Resolution with other parts of
the City’s housing policy.

2 February 11, 2021, City Council Affordable Housing Discussion — Public/Private Partnerships (Staff
Report, Meeting Minutes) 37
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2023 Park City Affordable Housing Analysis
The 2023 Park City Affordable Housing Analysis (the “Analysis”) by the Kem C. Gardner
Policy Institute covers four areas of analysis:

Demographic and Workforce Highlights

Review of Resolution 05-2021 Affordable Housing Guidelines
Review of the Fee-In-Lieu and the Development Process
Review of Employee Generation Formulas

rObM=

(1) Demographic and Workforce Highlights

The Analysis found that Park City has 10,200 jobs within City limits and currently
accommodates 12.1% of its workers within its boundaries. 55.8% of workers live in
Wasatch Back counties, and 37.2% live in Wasatch Front counties. Including those
living in Park City, 37.5% of the workforce lives within Summit County, 26.0% live in Salt
Lake County, 17.5% in Wasatch County, and 6.3% in Utah County. Another 7.1% of the
workforce lives in other Utah counties.

The Analysis found that Summit County’s mean household income ($176,064) is
substantially higher than the State of Utah ($101,412). However, a majority of Park City
workers work in industries whose average annual income is substantially below the
mean household income.

The economy in Park City is led by Accommodation and Food Services (1,897
employees), Arts, Entertainment, and Recreation (1,636 employees), and Retail Trade
(927 employees). The average annual income of employees in these industries is
$42,405, $44,763, and $41,729, respectively. These three industries comprise over half
of Park City’s workforce (5,460 employees).

The difference between Park City’s Area Median Income (AMI) and the Workforce
Wage (WFW) is also evident in housing tenure. Park City has approximately 8,585
housing units, of which 2,827 (32.9%) are occupied and 5,758 (67.0%) are vacant. 44%
of all housing units are listed as short-term rentals, which is nearly twice that of Summit
County.

Park City’s housing stock for residents is overwhelmingly used by owner-occupied
households, comprising 71.8% of occupied units. Only 28.1% of occupied housing units
are used by renter-occupied households.

Among owner-occupied units, the median household income is $140,147. Conversely,
for renter-occupied housing units, the median household income is $79,295. The
average owner-occupied household has 2.55 individuals, while the average renter-
occupied household has 3.85 individuals. This is different from Summit County as a
whole, where the average household size for owner-occupied units and renter-occupied
units are more similar, at 3.06 individuals and 3.31 individuals, respectively.
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Occupied Units Average HH Size | Median HH Income

Owner-Occupied

Households 2,032 2.55 $140,147
Renter-Occupied
Households 795 3.85 $79,295

Figure 1. Table comparing Owner-Occupied and Renter-Occupied Households.
(2) Review of Resolution 05-2021 Affordable Housing Guidelines

Section 3 of the Housing Resolution states that its purpose is “to ensure that new
development does not adversely affect the supply of affordable housing in the City...”
and that the requirements of the resolution are “...roughly proportionate and reasonably
related to the impacts of the Development.”

The Housing Resolution defined affordable housing as units affordable to households
with incomes at or below 80% of AMI. The Analysis found that based on the prevailing
workforce wage of those likely to be employed in new commercial development, most
employees of the new development would be unlikely to afford a rental unit priced to be
affordable to households with incomes at 80% of AMI. The Analysis found that “the
commercial development will employ low-wage workers... but provide relatively
expensive rental housing.”

The Analysis found that the City’s General Plan goal of meeting 15% of workforce
housing needs within City limits is a challenge and may require refinement of the
Housing Resolution. It found that of all homes sold in Park City since January 2022,
only 5.21% of homes sold (72 homes) were affordable to households, making 80% of
AMI. Sadly, the Analysis also found that the average wage of teachers and local
government employees (including police) means that less than 2% of homes sold would
be affordable to these important components of our community.

One of the primary outcomes of developments that are subject to the Housing
Resolution is that developers are required to mitigate the impact by providing affordable
housing units in an amount equal to 20% of the Residential Unit Equivalents (RUES) in
the project and if commercial development is proposed, providing affordable housing
units in an amount equal to 20% of the workers generated by the project. This
requirement is sometimes referred to as a housing obligation.

Today, an RUE is 2,000 square feet of Multi-Family Dwelling floor area or one single-
family lot. By comparison, an AUE is 900 square feet. Formulas approved by Council
define employee generation for different types of use, discussed further in the last
section of the Analysis.

Two recommendations from this section include evaluating why 2,000 square feet is
used as one Residential Unit Equivalent and why 20% is used as the standard for
housing obligations.

(3) Review of the Fee-In-Lieu and the Development Process
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Section 9 of the Housing Resolution establishes a list of methods developers can
propose to fulfill housing obligations, listed in order of priority.

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.

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.

6. Payment of Fees in Lieu of Development.

The fee-in-lieu option can be used if the Park City Housing Authority determines that (1)
no other alternative is feasible, or (2) such a payment would result in more immediate
development of housing, or (3) such a payment would leverage additional resources,
then a Payment of Fees in Lieu of Development may be accepted. The collected funds
may only be expended for projects located within the corporate limits of Park City or
within the Park City School District boundary as it stands on January 1, 2015. The In
Lieu Fee shall be based on the actual cost of construction in the prior year and
published annually in June on the City’s affordable housing webpage. Updates may
occur more frequently at the request of the City Council to reflect changing real estate
conditions. Any Fees in Lieu collected and any interest accrued shall be used only for
the purpose of planning for, subsidizing, or developing affordable housing.

As of 2021, the current payment In Lieu of Development fee is $389,700 per Affordable
Unit Equivalent (AUE). Each AUE is equal to 900 square feet of Net Livable Space. This
assumes a per-square-foot cost of approximately $433. The Analysis found that the cost
per square foot in Park City is estimated at $445, similar to the assumed value.

(4) Review of Employee Generation Formulas
For developments with commercial components, the Housing Resolution requires that

the Developer mitigate 20% of the employees generated. The housing requirements are
determined by a table of employee generation ratios (Table 1).

Type of Use Full Time Equivalents (2080 hours)
per 1,000 Net Leasable Square Feet

Restaurant/Bar 6.5

Education 2.3

Finance/Banking 3.3

Medical Professional 29

Other Professional Services 3.7

Personal Services 1.3

Page 17 of 441



Real Estate/Property Management|5.9
Commercial/Retail 3.3
Recreation/Amusements 5.3
Utilities 2.9
Lodging/Hotel .06/room

Condominium Hotel

Greater of lodging/hotel calculation or
residential mitigation rate

Overall/General

4.4

Figure 2. Existing Employee Generation Table from the Housing Resolution (Table 1).

These formulas have been used in every Housing Resolution since 2006,2 and have
remained unchanged since their initial calculation. The exact methodology used for

these ratios is uncertain, but they appear to have been uniquely calculated for Park City
and use non-standard commercial use categories.

As a result of Planning Commission and Council discussion, the new Analysis evaluated
current employee generation ratios based on industry data from the Utah Department of

Workforce Services, Park City business licenses, and the Summit County Assessor.
These use categories used for these calculations are based on the North American
Industry Classification System (NAICS), a Federal statistical standard used by states

and based on data updated every five years.

# of Employees

NAICS Industry per 1k Sq. Ft.
31 Manufacturing 1.7
42 Wholesale Trade 2.1
44 Retail Trade 6.7
48 Transportation and Warehousing 0.5
51 Information 1.7
52 Finance and Insurance 1.6
53 Real Estate and Rental and Leasing 6.8
54 Professional and Technical Services 3.1
55 Management of Companies and Enterprises 3.1
56 Admin., Support, Waste Mgmt, Remediation 1.9
61 Education Services 2.2
62 Health Care and Social Assistance 5.1
71 Arts, Entertainment, and Recreation* 2.6
722 Food Services and Drinking Places 8.8

Figure 3. Proposed Employee Generation Table from the 2023 Analysis.

The recommended employee generation formula table included in the Study (Table 20)
five new categories not included in the current Housing Resolution. For the similar uses

in both tables, six categories now show more employees per 1,000 SF, and three

categories show fewer employees per 1,000 SF.

3 Resolution 0-06
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The Analysis also evaluated some industry categories specific to Park City’s resort
economy. It looked at the “high-end” hotel category to assess whether Park City’s
disproportionate concentration of luxury accommodations would translate to a higher
proportion of workers per room. It found that the “average” hotel employs 0.7 workers
per room. Conversely, “high-end” hotels employed on average 3.7 employees per room.

The Analysis also looked at the number of employees generated by short-term rentals.
It found that each short-term rental listing, on average, accounts for approximately 0.4
full-time jobs. Finally, the Analysis looked at the employee generation of ski resorts, as
measured by skiable acreage. It found that on a per-acre basis, there are approximately
0.44 employees. However, per-ski lift, the figure is 63 employees.

State Legislation

On March 24, 2022, the Governor signed H.B. 303, Local Land Use Amendments,
which modified the authority of a municipality or a county to require the development of
moderate-income housing as a condition of approval of a land use regulation.

Effective May 4, 2022, Utah Code 10-9a-535 set new regulations for how municipalities
may require the development of a certain number of moderate-income housing units as
a condition of approval of a land use application. The new standard says that “If an
applicant does not agree to participate in the development of moderate income housing
units under Subsection (1)(a) or (b), a municipality may not take into consideration the
applicant's decision in the municipality's determination of whether to approve or deny a
land use application”. These sections allow a requirement of moderate-income housing
units only by mutual agreement with developers, or incentives, such as our AMPD
process.

However, subsection (3) of Section 535 clarifies that specific regulations that pre-date
the state code, including Park City’s Land Management Code MPD and Annexation
sections, are effectively exempted if left unmodified. A considerable amount of effort
was spent obtaining this clarification provision to help protect Park City’s housing
efforts:

“(3) Notwithstanding Subsections (1) and (2), a municipality that imposes a resort
community sales and use tax as described in Section 59-12-401, may require the
development of a certain number of moderate income housing units as a
condition of approval of a land use application if the requirement is in accordance
with an ordinance enacted by the municipality before January 1, 2022”.

Concurrent Analyses

In addition to the Kem C. Gardner Policy Institute Analysis, the Housing team is also
reviewing other sources of information to understand the current conditions that could
impact the efficacy of Park City’s Housing Resolution. These sources include:

e 2023 Workforce Housing Report, Northwest Colorado Council of Governments
o 2022-2024 State of the State’s Housing Market, Kem C. Gardner Policy Institute
e 2021 Park City Housing Needs Assessment, James Wood
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The Housing team is also conducting a series of semi-structured 30-minute to 1-hour
interviews with residents, businesses, stakeholders, developers, and other interested
entities who have dealt with the Housing Resolution in the past, are contemplating
projects that would be subject to the Resolution in the future or have worked with similar
inclusionary zoning-style regulations in other mountain or resort communities.

The interviews are being evaluated to highlight common themes among the
conversations and identify areas of focus within the Housing Resolution and its
associated processes.

Recommendation

Given the scope and importance of the Housing Resolution to Park City’s overall
housing policy, the Housing team recommends that Council review the findings of the
Kem C. Gardner Policy Institute review of Park City’s Housing Resolution and consider
areas of the housing policy for potential changes or updates.

Following the Council’s initial review and discussion, the Housing team will prepare a
working draft for a new Housing Resolution or other housing policy to address the
Council’s identified priorities and return at a future meeting for potential adoption.

Exhibits
Exhibit A: Draft Park City Affordable Housing Analysis
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PARK CITY AFFORDABLE
HOUSING ANALYSIS

Draft 2, September 28, 2023
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Community Overview

Over the past decade, Park City's population has undergone notable changes that reflect both the
city's evolving dynamics and its enduring appeal. Park City has experienced steady population growth
over the past decade, increase by 10.8% between 2010 and 2021. This increase can be attributed to
factors such as the city's reputation as a scenic destination, its recreational opportunities, and its
robust economy. The combination of growth and recreation has put major pressure on local and
regional residential development.

Within the city, approximately 1,300 new residential units were permitted between 2010 and 2022 with
close to 56.5% of the unit approval occurring between 2020 and 2022. The construction of new
residential units is led by single-family homes, accounting for 64.3% of all units built over the 12-year
period. The growth in housing has played a significant role in attracting new residents to Park City.

Park City's status as a renowned tourist destination, particularly for its ski resorts and outdoor
activities, has contributed to seasonal economic and population fluctuations. The influx of tourists
during peak seasons can influence the local population temporarily as well as stress local housing
options for the workforce. Because of its tourism success, Summit County is home to the largest share
of short-term rentals in the state. In 2022, there were approximately 5,810 short-term rentals in the
county. This represents approximately 22.0% of all housing units in the county. Park City’s share of
short-term rentals is nearly twice that of the county with 44.0% of existing housing units listed.

The local thriving economy has shown a strong recovery since the pandemic. Additionally, the city's
growth in sectors like real estate, technology, and professional services has drawn individuals seeking
employment and career opportunities. This economic diversification has enhanced Park City's
attractiveness as a place to settle. Cultural and Lifestyle Appeal: The city's vibrant arts and cultural
scene, coupled with its focus on sustainability and quality of life, has resonated with individuals
looking for a unique and enriching place to live.
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Demographic Highlights
Between 2010 and 2020, Summit County grew by 6,033 residents. Driven by net migration, this
resulted in a 2020 Census population of 42,357, the tenth largest in Utah.

Summit County is home to a total population of 42,357 residents. The county demonstrates a
balanced gender distribution. Park City accounts for 19.8% of the county population, housing 8,396
residents. When considering age, Summit County's median age stands at 40.8 years, Park City has a
slightly higher median age of 43.7 years, both areas have a higher median age than the state average
of 31.3 years.

Table 1: Demographic Highlights, 2020

Summit Park

County City
TOTAL POPULATION 42,357 8,396
Male 21,578 4,320
Female 20,779 4,076
MEDIAN AGE 40.8 437
RACE
Total population 42,357 8,396
One Race 39,461 7,675
White 35,927 6,379
Black or African American 173 57
American Indian and Alaska Native 133 28
Asian 728 241
Native Hawaiian and Other Pacific
Islander 44 9
Some Other Race 2,456 961
Two or More Races 2,896 727
HISPANIC OR LATINO
Hispanic or Latino (of any race) 4,737 1,623
Not Hispanic or Latino 37,620 6,773

Source: US Decennial census
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Summit County’'s population is projected to grow from 42,394 on July 1, 2020, to 59,603 in 2060.
Summit County's overall population ranking is projected to decrease from tenth largest in 2020 to
eleventh largest in 2060. Park City's population is expected to increase by approximately 1,300 people
during the same time.

Net migration is projected to be the primary driver of growth from the mid-2020s throughout the
projection period. Natural decrease (more deaths than births) is projected for Summit County
beginning in the 2030s.

Figure 1. Projected Population Growth, 2020 -2060
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Source: Kem C Gardner Policy Institute, UDOT Travel Demand Model

Within Summit County, there are 13,475 occupied housing units, with the majority, accounting for
10,708 units, classified as owner-occupied, and the remaining 2,767 units designated as renter
occupied. This distinction in tenure translates into distinct average household sizes: owner-occupied
households in Summit County have an average size of 3.06 individuals, while renter-occupied
households maintain an average size of 3.31 individuals. Similarly, in the unique enclave of Park City,
2,827 housing units are occupied. Of these, 2,032 units are owner-occupied, and 795 units are renter-
occupied. This tenure demarcation manifests in differing average household sizes: owner-occupied
households in Park City exhibit an average size of 2.55 individuals, whereas renter-occupied
households exhibit a notably larger average size of 3.85 individuals.

Table 2: Occupied Housing Units by Tenure and Average Household Size, 2021

Summit Park

Housing Tenure County City
Occupied housing units 13,475 2,827
Owner-occupied 10,708 2,032
Renter-occupied 2,767 795
Average HH size of owner 3.06 2.55
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Average HH size of renter 3.31 3.85
Source: US Census ACS 2021 5-year average
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The distribution of households by workforce participation reveals insightful patterns across the State
of Utah, Summit County, and Park City. In Utah, among 1,033,651 households, 18.8% do not have
workers, 35.1% have one worker, 33.8% have two workers, and 12.3% have three or more workers. In
Summit County, out of 13,475 households, 19.9% lack workers, 35.9% have one worker, 34.5% have
two workers, and 9.7% have three or more workers. Similarly, Park City's 2,827 households
demonstrate that 20.9% have no workers, 38.5% have one worker, 28.3% have two workers, and
12.4% have three or more workers.

Table 2: Number of Workers per Household and Share, 2021
State of  Summit  Park

Utah Co. City
Households 1,033,651 13,475 2,827
No workers: 194,630 2,675 590
1 worker: 362,659 4,837 1,087
2 workers: 349,053 4,655 800
3 or more workers: 127,309 1,308 350
No workers: 18.8% 19.9% 20.9%
1 worker: 351% 35.9% 38.5%
2 workers: 33.8% 34.5% 28.3%
3 or more workers: 12.3% 9.7% 12.4%

Source: US Census ACS 2021 5-year average

Approximately 37.5% of those working in Park City reside within Summit County itself, while 62.5% live
outside of the county. Meanwhile, Park City accommodates 12.1% of its workers within its own
boundaries., a notable portion of workers commute from Salt Lake County, contributing 26.0%, while
Wasatch County hosts 17.5% of Park City workers. Smaller shares are represented by Utah at 6.3%,
Davis at 2.6%, and Weber at 1.6%.

Table 3: Where Park City Worker Live, 2020

County Share

Summit 37.5%
Park City 12.1%
Other Summit 25.4%

Salt Lake 26.0%

Wasatch 17.5%

Utah 6.3%

Davis 2.6%

Weber 1.6%

Cache 0.9%

Morgan 0.8%

Tooele 0.7%

Washington 0.5%
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All Other Locations 5.7%
Source: US Census Longitudinal Employer-Household Dynamics

For most households, earnings from wages represent the majority of the household income. Because
nearly two-thirds of those working in Park City live outside of Summit County, it is important to
understand the source of income since those living in Summit County have a higher share of income
originating from sources other than wages.

For the State of Utah, the mean household income stands at $101,412, while the mean earnings
constitute $99,934, accounting for 98.5% of the income. An additional 1.5% of the income derives
from other sources. On the other hand, Summit County manifests a notably higher mean household
income at $176,064, where mean earnings make up $170,672, forming 96.9% of the total income, with
3.1% arising from alternative sources.

Table 4: Earnings as a Share of Mean Household Income, 2021
Earnings Other

Mean HH Mean Share of  Income

Income Earnings Income Share

State of Utah $101,412 $99,934 98.5% 1.5%
Summit County $176,064  $170,672 96.9% 3.1%

Source: US Census ACS 2021 5-year average

Combining earning share from other sources with where Park City workers live shows that for the
average Park City worker, 2.1% of household income originates from sources other than wages.

Table 5: Other Income as a Share of Mean Household Income by Where Park City Workers
Live, 2021

Source of Other Income

Workers Share

Summit County 37.50% 3.1%
Rest of State 62.50% 1.5%
Blended share 2.1%

Source: US Census Longitudinal Employer-Household Dynamics
and ACS 2021 5-year average
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In 2022, Park City had a total of 10,200. The economy is led by Accommodation and Food Services
sector, boasting an average annual employment of 2,897. Second is the Arts, Entertainment, and
Recreation sector with 1,636 employees. Retail Trade has the third highest share with 927 employees.
The Health Care and Social Assistance sector secures the fourth spot with 777 employees, while the
Real Estate and Rental and Leasing sector follows with an average of 670 employees.

In terms of annual income, the Finance and Insurance sector takes the lead with an average of
$198,304, followed closely by the Information sector at $151,464 and Management of Companies and
Enterprises at $157,756. Conversely, sectors such as Agriculture, Forestry, Fishing and Hunting, Retail
Trade, and Educational Services exhibit lower average annual incomes at $41,411, $41,729, and
$39,548, respectively. A discernible pattern emerges wherein sectors with higher annual incomes tend
to have fewer employees, while those with lower annual incomes have higher employment figures.

Table 6: Industry Average Employment, Monthly Wages, and Annual Income, Park City, 2022

Avg. Earnings
Avg. Annual  Monthly ~ + Other Annual
Employment Wage Income  Income

Total 10,200 $5117  $5,224  $62,694
Agriculture, Forestry, Fishing and Hunting 7 $3,380  $3,451  $41,41
Utilities 8 $10,928  $11,158 $133,893
Construction 286 $5196  $5,305 $63,656
Manufacturing 94 $6,533 $6,670  $80,039
Wholesale Trade 110 $9,801  $10,006 $120,078
Retail Trade 927 $3,406  $3,477  $41,729
Transportation and Warehousing 132 $4,582  $4,678  $56,135
Information 281 $12,362  $12,622 $151,464
Finance and Insurance 278 $16,185  $16,525 $198,304
Real Estate and Rental and Leasing 670 $6,177  $6,307  $75,680
Professional, Scientific, and Technical Services 623 $10,418  $10,637 $127,644
Management of Companies and Enterprises 52 $12,876  $13,146  $157,756
Admin., Support, Waste Mgmt, Remediation 262 $5,300 $5,411  $64,933
Educational Services 571 $3,228  $3,296  $39,548
Health Care and Social Assistance 777 $5186  $5,294  $63,533
Arts, Entertainment, and Recreation 1,636 $3,654  $3,730 $44,763
Accommodation and Food Services 2,897 $3,461  $3,534  $42,405
Other Services (excluding Public

Administration) 349 $4,313 $4,403  $52,840
Public Administration 242 $4,596  $4,693  $56,316

Source: Kem C. Gardner Policy Institute extrapolation of Utah Department of Workforce Services Data.
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Housing Overview

The region accommodates a total of 25,827 housing units, with 13,475 units currently occupied, and
an additional 12,352 units standing vacant. Within the confines of Park City, a notable 8,585 of which
2,827 units that are actively occupied, and 5,758 units currently vacant.

In Summit County, 12,352 units are vacant, with a significant number, 10,129, are reserved for
seasonal, recreational, or occasional use. Conversely, Park City showcases 5,758 vacant. A notable
portion, 4,438 units, are designated for seasonal or recreational purposes. As of Spring 2023, there
approximately 6,150 short-term rentals in the county. This represents approximately 23.4% of all
housing units in the county. Park City's share of short-term rentals is nearly twice that of the county
with 44.0% of existing housing units listed.

Table 7: Housing Unit Occupancy and Vacancy Characteristics, 2021

Park
Summit County  City

Total housing Units 25827 8585
Occupied 13475 2827
Vacant 12352 5758

Total Vacant 12352 5758
For rent 1604 1043
Rented, not occupied 48 41
For sale only 242 100
Sold, not occupied 50 34
For seasonal, recreational, or occasional

use 10129 4438
For migrant workers 0 0
Other vacant 279 102

Source: US Census ACS 2021 5-year average

The distribution of unit types shows majority are 1-unit, detached houses, with 16,196 units in Summit
County and 3,455 units in Park City. Additionally, there are 1,779 attached 1-unit units in Summit
County and 818 in Park City. Notably, structures containing 20 or more units make up a significant
portion of housing, totaling 3,844 in Summit County and 2,170 in Park City.

Table 8: Existing Housing Unit Type, 2021

Park
Unit Type Summit County  City
Total housing units 25,827 8,585
1-unit, detached 16,196 3,455
1-unit, attached 1,779 818
2 units 613 401
3 or 4 units 859 551
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5to 9 units 1,354
10 to 19 units 809
20 or more units 3,844
Mobile home 373

708
448
2,170
34

Source: US Census ACS 2021 5-year average
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For owner-occupied housing units, the median income stands at $127,465 in Summit County and
notably higher at $140,147 in Park City. Conversely, for renter-occupied housing units, the median
income reflects a figure of $77,884 in Summit County and slightly elevated at $79,295 in Park City.
Considering the entirety of housing tenure scenarios, the median income emerges as $116,351 for
Summit County and advances to $121,701 for Park City.

Table 9: Median Household Income by Tenure, 2021

Summit
Median Income by Housing Tenure County Park City
Owner Occupied $127,465 $140,147
Renter Occupied $77,884 $79,295
Total $116,351 $121,7071

Source: US Census ACS 2021 5-year average

Review of Resolution to Adopt Affordable Housing Guidelines (Resolution 05-

2021)

Affordable Housing Guidelines (05-2021) standards apply to all new Housing and Commercial
Development created under 15-6 Master Planned Developments and 15-8 Annexation under the Park
City Land Management Code.

The Master Planned Development (MPD) process is required in all zoning districts except the
following:

e Historic Residential- Low Density (HRL)

e Historic Residential (HR-1)

e Historic Residential 2 (HR-2)

e Historic Residential Commercial (HRC) and
e Historic Commercial Business (HCB)

For all the following projects:

e Any Residential project with ten (10) or more Lots.

e Any Residential project with ten (10) or more Residential Unit Equivalents (20,000 square feet).

e Any Hotel or lodging project with ten (10) or more Residential Unit Equivalents (20,000 square
feet).

e Any new Commercial, Retail, Office, Public, Quasi-public, mixed-use, or industrial project with
10,000 square feet or more of Gross Floor Area.

e All projects utilizing Transfer of Development Rights Development Credits

e All Affordable Housing Master Planned Developments consistent with Section 15-6-7.

Affordable Housing Master Planned Developments are allowed in the following zoning districts and
may only contain allowed or conditional uses of that district.
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Table 10: Affordable Housing Master Planned Developments Allowable Zoning Districts:
Administrative

Zoning District Allowed Use** Conditional Use** Conditional Use
Residential Dev. (RD) Duplex Multi-Unit N/A
Residential Dev. Medium Density
(RDM) Triplex Multi-Unit N/A
Residential Medium Density (RM) Triplex Multi-Unit N/A
Recreation Commercial (RC) Triplex Multi-Unit N/A

No primary
General Commercial (GC) Residential Multi-Unit N/A

No primary
Light Industrial (LI) Residential Multi-Unit N/A

No primary Multi-Unit with Approved No Residential
Community Transition (CT) Residential MPD Uses
Historic Commercial Business (HCB) Multi-Unit Group Care N/A
Historic Recreation Commercial*
(HRQ) Duplex Multi-Unit N/A

*HCB is the only zoning district with multi-unit development as an allowed use but is exempt from
requiring Master Planned Developments. All Master Planned Developments are required to fulfill
Affordable Housing guidelines, making HCB zoning districts exempt from affordable housing
guidelines.

** highest density allowed/conditional uses

The only zoning district that allows multi-unit development (a Building containing four (4) or more
Dwelling Units as a by-right, allowed use is the Historic Commercial Business District (HCB). HCB is
exempt from requiring a Master Planned Development process. It is unclear if HCB zones alone would
be allowed.

The Master Planned Development process is allowed but is not required in the Historic Residential
(HR-T) and Historic Residential 2 (HR-2) Zoning Districts only when the HR-1 or HR-2 zoned Properties
are combined with adjacent HRC or HCB zoned Properties. Height exceptions will not be granted for
Master Planned Developments within the HR-1, HR-2, HRC and HCB Zoning Districts. See Section 15-
6-5(F) Building Height. Without a required Master Planned Development process, it is unclear where
Affordable Housing Guidelines apply. Realigning zoning districts allowed uses to support the
affordable housing goals of Park City while incentivizing developers to take on these projects should
be considered.

After a review of the resolution Gardner Policy Institute makes the following recommendations:

Goal 7 in Park City's General Plan addresses the need to create a diversity of primary housing
opportunities. By creating a mix of housing stock at varying price ranges, sizes, and designs, residents
will have local options, whether they are seasonal workers, young professionals, families, empty
nesters or retirees.
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Workforce housing is often defined as housing affordable to households that earn too much to
qualify for traditional housing subsidies. Although the term is imprecise it refers to programs targeted
for households at 80% to 120% of AMI. Workforce housing is a subset of the broader concept of
affordable housing. The General Plan goal of meeting 15% of workforce housing needs is a challenge
and requires some refinement of the resolution.

The challenge of meeting the workforce housing goal is depicted in Table 7. Using the most recent
HUD income data for Summit County, Table 11 shows the maximum affordable housing price by
household size. For example, a four-person household at 80% AMI could afford a home priced up to
$359,250. However, only 72 of the 1,382 homes sold in Park City since January 2022 were affordable
to this household. The 72 homes represent only 5.21% of homes sold in Park City for the period. See
Table 12 for HUD 2023 Summit County income estimates.

The table also shows the threshold of affordability for a teacher (average wage) and local government
employee (average wage) in administration including public safety. In both cases, the average wage is
sufficient to afford only a tiny fraction of homes sold, less than 2%.

Resolution revisions that could help address the workforce housing issue are:

(1) Earmark some fee in lieu dollars for workforce housing units.

(2) Methods to fulfill developer's housing obligation.
Construction on site, off site, or dedication of existing non-deed restricted for
affordable workforce housing. Incentives through some type of development bonus.

Table 11: Housing Affordability for Workforce Housing

Homes Sold in Park
City < Maximum Price

Price of Maximum (01/01/2022 to % of Total
Household Size  Affordable Home 08/01/2023) Home Sold
Household Income at 80% of AMI
One person $251,600 32 2.32%
Two persons $287,450 43 3.11%
Three persons $323,425 56 4.05%
Four persons $359,250 72 5.21%
Household Income at 100% of AMI (median income)
One person $314,550 53 3.84%
Two persons $359,250 65 4.70%
Three persons $404,275 99 7.16%
Four persons $449,000 125 9.04%
Household Income at 120% AMI
One person $377,500 82 5.93%
Two persons $431,000 15 8.32%
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Three persons $485,134 142 10.27%
Four persons $538,725 173 12.52%
School Teachers (average wage)

NA | $188,750 | 20 | 1.45%
Local Government Employees Incl. Police (average wage)

NA | $225,125 | 27 | 1.95%

Source: Kem C. Gardner Policy Institute

Figure 2: Number of Homes Sold by Unit Size, Park City, (01/01/2022 to 08/01/2023)
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Source: Kem C. Gardner Policy Institute

Table 12: HUD AMI Income Estimates for Summit County, 2023

3,000-
4,000

4,000~
6,000

30% 50% 80% 100% 120%
Household Size AM| AM AM| AM| AM|
One person $29,760 | $49,600 | $79,360 | $99,200 | $119,040
Two persons $33,990 | $56,650 | $90,640 | $113,300 | $135,960
Three persons $38,250 | $63,750 | $102,000 | $127,500 | $153,000
Four persons $42,480 | $70,800 | $113,280 | $141,600 | $169,920
Five persons $45,900 | $76,500 | $122,400 | $153,000 | $183,600
Six persons $49,290 | $82,150 | $131,440 | $164,300 | $197,160
Seven persons $52,680 | $87,800 | $140,480 | $175,600 | $210,720
Eight persons $56,100 | $93,500 | $149,600 | $187,000 | $224,400
Source: HUD

219
183
142 137 142 148
83
61
I I I | I I 1.
|

6,000- 8,000+
8,000

The resolution provides a methodology for estimating employee generation for commercial
development. Based on the employees generated by the commercial space the developer is
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obligated to satisfy a mitigation rate. The mitigation rate specifies the number of AUEs (affordable
unit equivalent = 900 sf) required due to the commercial development. Rental units priced at 80%
AMI satisfies the mitigation requirement. two-bedroom units at 80% AMI carries a rental rate of
$2,549 in Summit County, Table 74.

Table 13: Rental Rates at AMI Levels for Summit County, 2023

80% 100% 120%

AMI AMI AMI
studio $744 $1,240 $1,984 $2,480 $2,976
One bedroom $796 | $1,328 $2,125 $2,656 $3,187
Two bedrooms $956 |  $1,593 $2,549 $3,186 $3,823

Three bedrooms | $1104 |  $1,841 $2,946 |  $3,682 $4,418
Four bedrooms $1,232 | $2,053 $3,285 $4,106 $4,927
Five bedrooms $1359 | $2.266| $3626| $4,532 $5,438
Source: HUD
Most of the those employed, however, by the commercial development would not be able to afford a
rental unit at 80% AMI. Even rent at 50% AMI would be difficult for many of the low wage workers
associated with the commercial development. For example, a household with 1.5 accommodation
workers would have an income of $62,300 (Utah Department of Workforce Services). At this income
level the household could afford $1,557 in rent, well below the two-bedroom rent of $2,549 and
slightly below the 50% rent of $1,593. In essence, the commercial development will employ low wage
workers—primarily retail, accommodations (hotel), and food services (restaurants) workers—but
provide relatively expensive rental housing. The resolution could be refined to require some of the
AUEs at 50% AMI rents.

Recommendation on sourcing
For a few key concepts we recommend a short description or rationale for the use of selected
variables.

(1) The calculation of the Residential Unit Equivalent (RUE) uses 2,000 sf as the divisor to determine
the RUE. It is unclear why 2,000 sf is used.

(2) Once the Residential Unit Equivalent (RUE) is determined a mitigation rate of 20%, for both
residential and employment generation is applied. Itis unclear why 20% is used or why is it an
accepted standard for inclusionary zoning.
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Fee In Lieu and the Development Process

To better understand the development obstacles faced by the building community working in Park
City, a brief survey was implemented in the Summer of 2023. The purpose of this survey was to
highlight specific areas where challenges exist and how the city can provide a smoother process for
building more attainable housing.

Additionally, part of the survey was also focused on construction costs. These costs are meant to
serve as a basis for a new Fee-in-Lie. The breakout of the costs goes beyond construction costs,
highlights include costs associated with management and design elements of developing housing
targeting individuals and family working in Park City.

Some elements of construction in Park City are outside of anyone’s control. The weather adds a
challenge to building by shortening the build season. This increases the risk of prolonging the
construction timeline and thus adding costs. Another element is location to the Wasatch Front's labor
pool. Because of the distance, transporting skilled labor to sites in the city is difficult, thus builders are
forced to pay more for labor.

There are other elements of building in Park City that are within the city’s control. Most of these have
to do with design elements and the approval process. Builders expressed that architecture
requirements that go beyond code add additional unnecessary costs. While this isn't an issue for
higher-end priced homes, when trying to achieve a certain affordability price-point, these
requirements add an additional layer of challenges.

The greatest challenge for building housing that is affordable is the approval process. Site
improvement costs are higher than average because of legacy environmental issues and the
challenging topography of Park City. A major challenge in working with the city is that the process
requires city council approval or planning commission approval on the most innocuous decisions. This
results in limiting staffs’ ability to make decisions and always defaulting to the most conservative or
obstructive determinations. Clarity and consistency are also a challenge. For example, additional
height limits are conditioned with an additional 10-foot setback. This limits floorplans and density.
Consistency form the Park City Planning Commission is needed. Parking allowable under the
Affordable Master Planned Developments needs to be upheld consistently because it can lead to
require more parking than a non-affordable market rate project.

During interviews, developer feedback included discussion on the difficulty of making it through the
entitlement process, specifically for conditional uses. Park City has a highly engaged community and
the extra time spent through the approval process could make the difference of a project being able
to pendil.

This strenuous process adds costs due to the risk of investing millions into land development without
having assurances of a project being approved. As a result, budget contingencies are increased to 8-
10% in Park City projects compared 2-4% in Wasatch Front communities.
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Smart land use is vital in Park City to maintain the open lands and historic community the city is built
upon — but there appears to be contradictions between uses. With much of the zoning map listed as
recreation and open space including a Sensitive Lands Overlay, the areas zoned for residential
development are minimal. To achieve affordability with limited land, higher density will be required.

Addictingly, without understanding the nuances of construction costs it is challenging to set policy
that assists in the development of more housing. Construction costs fluctuate significantly between
the Wasatch Front and the Wasatch Back according to the survey.

For an average affordable housing project in Park City, the cost per square foot is estimated at $445.
Within this cost framework, the allocation of expenses is delineated as follows:

o Land Costs: Representing $105 per square foot of the total cost of the building, this category
accounts for 23.6% of the overall expenditures.

o Total Construction Cost: The most substantial portion of the budget, totaling $313 per square
foot, corresponds to 70.5% of the total. This category further breaks down into
subcomponents, including:

o Direct Construction Cost: Constituting $239 per square foot (53.8% of the total), this
component encompasses the core expenses directly associated with the physical
construction process.

o Architectural/Engineering Fees: Amounting to $13 per square foot (2.9%), these fees
cover the professional design and engineering services integral to the project.

o Permits, Tap Fees & Taxes: At $10 per square foot (2.3%), this portion includes
regulatory permits, utility connection fees, and tax obligations.

o Overhead and Marketing: This category accounts for $14 per square foot (3.1%) and
encapsulates general project overhead and marketing-related expenditures.

o Construction Loan Fees & Interest: With a total of $37 per square foot (8.4%), this
component incorporates fees and interest payments associated with project financing.

o Developer/Contractor Fee: Concluding the cost structure, the developer/contractor fee
represents $26 per square foot, equivalent to 5.9% of the total cost per square foot.

Table 14: Total Costs per square foot for Park City Projects

$
Total Cost Per Sq. Ft. (in Dollars) 445
$
Land Costs 105
$
TOTAL CONSTRUCTION COST 313
$
Direct construction cost 239
Architectural/engineering fees $ 13
Permits, tap fees & taxes $ 10
Overhead, marketing $ 14
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Construction loan fees & $

interest 37
$
Developer/Contractor Fee 26

Source: Kem C. Gardner Policy Institute
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Employee Generation

In Summit County, Utah, several industries stand out as driving forces for the local economy based on
their significant levels of employment and economic impact. These industries play a pivotal role in
shaping the county's overall economic landscape:

Accommodation and Food Services: With a robust employment figure of 6,040 individuals,
this sector is a cornerstone of Summit County's economy. The region's popularity as a tourist
destination, particularly for its ski resorts and recreational activities, fuels a strong demand
for accommodations, restaurants, and entertainment services.

Arts, Entertainment, and Recreation: Employing 4,471 individuals, this sector capitalizes on
the county's cultural and recreational offerings. Its popularity as a destination for outdoor

activities and entertainment contributes significantly to the local economy through various
events, attractions, and recreational facilities.

Retail Trade: With 3,559 employees, the retail trade sector reflects the county's role as a
shopping and commercial hub, serving both residents and tourists. Retail establishments
catering to diverse consumer needs contribute substantially to the local economy.

Health Care and Social Assistance: Providing employment to 1,796 individuals, this sector
highlights the importance of healthcare services in Summit County. As the population grows
and seeks medical care, this sector plays a crucial role in meeting healthcare needs.

Construction: With a robust vacation and second home market, the construction sector
supports 2,460 employees.

Professional, Scientific & Technical Services: With 1,555 employees, this sector represents the
knowledge-based economy in the county. It encompasses a range of professional services,
including consulting, technology, legal, and engineering services, contributing to economic
diversification.

Real Estate and Rental and Leasing: Employing 1,361 individuals, this sector signifies the
county's growth and development. As the region attracts residents and businesses, real
estate and rental services play a vital role in supporting housing and commercial needs.
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Table 15: Summit County Top 5 Industries, 2022

Avg.
NAICS Avg. Monthly
Industry sector Sector Employment Establishments Wage

Accommodation and Food Services 7?2 6,040 228 $3,461
Accommodation 721 2,527 47 $4,426
Food Services and Drinking Places 722 3,513 181 $2,765

Arts, Entertainment, and Recreation 71 4,471 89 $3,654
Performing Arts, Spectator Sports, 71 385 43 $5,222
Amusement, Gambling, and

Recreation 713 3,885 42 $3,490

Retail Trade (44 & 45) 44 3,559 330 $3,406
Motor Vehicle and Parts Dealers 441 185 17 $4,581
Building Material and Garden

Equipment 444 312 16 $3,654
Food and Beverage Retailers 445 821 35 $2,957
Furniture, Home Furnishings,

Electronics 449 229 32 $3,572
General Merchandise Retailers 455 243 9 $3,201
Health and Personal Care Retailers 456 70 14 $3,102
Gasoline Stations and Fuel Dealers 457 257 15 $2,012
Clothing, Clothing Accessories 458 870 85 $3,872
Sporting Goods, Hobby 459 578 116 $3,468

Construction 23 2,460 440 $5,196
Construction of Buildings 236 892 193 $5,490
Heavy and Civil Engineering

Construction 237 299 29 $6,685
Specialty Trade Contractors 238 1,269 218 $4,669

Health Care and Social Assistance 62 1,796 218 $5,186
Ambulatory Health Care Services 621 745 159 $5,276
Social Assistance 624 408 49 $3,109

Totals for Top Five NAICS by

Employment 18,326 1,305 $4,020

Total, all industries 29,433 3,876 $5,169

Source: Utah Department of Workforce Services.
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Table 16: Top Employers in Summit County, 2022

o ~N O UMW N

26
27
28
29
30
31
32

33

1000-1999
1000-1999
500-999
500-999
500-999
250-499
250-499
250-499
250-499
250-499
250-499
100-249
100-249
100-249
100-249
100-249
100-249
100-249
100-249
100-249
100-249
100-249
100-249
100-249
100-249

100-249
100-249
100-249
100-249
100-249
100-249
100-249

100-249

Deer Valley Resort

Park City Mountain Resort
Park City School District
Park City

Park City Hospital

Stein Eriksen Lodge
Montage Deer Valley
South Summit School District
United Benefits Consulting
Promontory Development
Summit County

Triumph Gear Systems
Woodward Park City
North Summit School District
Wal-Mart

Storied Management
Smith’s Food and Drug
Home Depot

CFl Resorts Management
Backcountry.com
Associated Retail Operations
The Lodge at Blue Sky
Resort Retailers
Skullcandy

Whole Foods Market
Snyderville Basin Special
Recreation

Park City Fire Service
Captiva Salt Lake

Salt Lake Brewing

Jans

Waldorf Astoria

Marriott Resorts

Utah Athletic Foundation

Industry

Outdoor Recreation
Qutdoor Recreation

Public Education

Local Government

Health Care

Tourism

Tourism

Public Education

Qutdoor Recreation
Qutdoor Recreation

Local Government
Aerospace

Recreational and Vacation Camps
Public Education
Warehouse Clubs and Supercenters
Amusement and Recreation
Grocery Stores

Home Centers

Real Estate

Online Retail

Grocery Stores
Accommodations
Convenience Stores
Manufacturing

Grocery Stores

Museums and Historical Sites

Local Government

Computer Systems Design Services
Restaurants

Sporting Goods Stores
Accommodations
Accommodations

Promoters of Performing Arts and
Sports

Source: Utah Department of Workforce Services

23

Page 44 of 441



Park City employment and wages presented in table 17. Two key metrics are presented for each
sector: the average annual employment and the corresponding average monthly wage. This dataset
enables an analysis of the city's economic landscape, highlighting the distribution of jobs and wages
among different sectors. In 2022, there were approximately 10,200 jobs in Park City. The region is
Tourism-Driven economy. Th Accommodation and Food Services and Arts, Entertainment, and
Recreation sectors significantly contribute to employment, collectively accounting for 4,533 jobs. This
highlights Park City's status as a popular tourist destination. The Real Estate and Rental and Leasing
sector demonstrates substantial employment (670 jobs) and a relatively higher average monthly
wage. This suggests a thriving real estate market and related services in the city. The Health Care and
Social Assistance and Educational Services sectors provide consistent employment (1,348 jobs),
highlighting the stability of these essential service sectors.

While some sectors such as Information, Finance and Insurance, and Management of Companies and
Enterprises offer higher monthly wages, others like Agriculture, Forestry, Fishing and Hunting and
Retail Trade provide lower wages.

Low Wages:
e Retail Trade: The average monthly wage in the retail trade sector is $3,406. Retail jobs often

include entry-level positions and customer service roles, which typically offer lower wages.

e Accommodation and Food Services: With an average monthly wage of $3,461, this sector
includes jobs in hospitality and restaurants. While it provides a substantial number of
employment opportunities, the wages tend to be on the lower side due to the prevalence of
part-time and seasonal positions.

e Arts, Entertainment, and Recreation: This sector offers an average monthly wage of $3,654.
Jobs in entertainment and recreation, which may be part-time or event-driven, contribute to
the lower average wage.

High Wages:

e Information: The information sector boasts an average monthly wage of $12,362. This likely
includes positions in technology, data analysis, and media, which often require specialized
skills and education, leading to higher compensation.
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e Finance and Insurance: With an average monthly wage of $16,185, this sector includes jobs in
financial services and insurance that typically demand expertise in finance and economics,
leading to higher salaries.

¢ Management of Companies and Enterprises: The average monthly wage in this sector is
$12,876. Positions in management often come with responsibilities that require experience and
leadership skills, justifying the higher wages.
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Table 17: Industry Average Employment, Monthly Wages, and Annual Income, Park City, 2022

Sector

Total

Agriculture, Forestry, Fishing and Hunting
Utilities

Construction

Manufacturing

Wholesale Trade

Retail Trade

Transportation and Warehousing
Information

Finance and Insurance

Real Estate and Rental and Leasing
Professional, Scientific, and Technical
Services

Management of Companies and Enterprises
Admin., Support, Waste Mgmt, Remediation
Educational Services

Health Care and Social Assistance

Arts, Entertainment, and Recreation
Accommodation and Food Services
Other Services (excluding Public Admin)
Public Administration

Avg. Annual

Employment
10,200

94
110
927
132
281
278
670

623
52
262
571
777
1,636
2,897
349
242

$5,117
$3,380
$10,928
$5,196
$6,533
$9,801
$3,406
$4,582
$12,362
$16,185
$6,177

$10,418
$12,876
$5,300
$3,228
$5,186
$3,654
$3,461
$4,313
$4,596

Source: Kem C. Gardner Policy Institute extrapolation of Utah Department of Workforce Services Data.
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Most establishments, 1,294 in total, fall into the category of 1to 4 employees. A larger portion of
these fall under single proprietors and limited-liability companies. There are 327 establishments with 5
to 9 employees, while slightly fewer, 247, have 10 to 19 employees. The range narrows further, with
166 establishments having 20 to 49 employees, and a smaller group of 45 establishments with 50 to
99 employees. A more select category emerges with 22 establishments employing 100 to 249
individuals, and an even smaller group of 5 establishments with 250 to 499 employees. There are two
establishments in the 500 to 999 employee range, and only 1 establishment reports an employee
count of 1000 to 1999.

Figure 3: Distribution of Top Industries and Employment Size, 2022

Industry
Accommodation & Food

Retail

Fducation

Entertainment & Recreation
Health Care

Professional Services

Real Estate & Leasing

q‘f. = 5
®.

Employee Range
1-4
548
10-19
2045
5099 »
100-249
750499 ®
E_\DD 999 zireetMap

Source: Utah Department of Workforce Services

Table 18: Number of Establishments by Average Annual Employment Range, Park City, 2022

Avg.

Annual # of

Emp. Establishments
1-4 1,294
5-9 327
10-19 247
20-49 166
50-99 45
100-249 22
250-499 5
500-999 2
1000-1999 1
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Source: Utah Department of Workforce Services

Table 19: Number of Establishments by Average Annual Employment Range by Industry, Park

City, 2022

54
44
53
72

81
23
52
62
51
56
71
42
31
61
55
92
48
22

Industry

Professional Scientific & Technical
Svc

Retail Trade

Real Estate and Rental and Leasing
Accommodation and Food Services
Other Services (except Public
Admin.)

Construction

Finance and Insurance

Health Care and Social Assistance
Information

Admin., Support, Waste Mgmt.,
Arts, Entertainment, and Recreation
Wholesale Trade

Manufacturing

Education Services

Mgmt. of Companies and Enterprises
Public Administration
Transportation and Warehousing
Utilities

113

50
80
10

33
28
37
21
27
22
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9

10-
19
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20-
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43

100- 250-
249 499

500-
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1000-
1999

Source: Utah Department of Workforce Services

The data presents a ranking of industries based on their employee density per 1,000 square feet.
Topping the list is the Food Services and Drinking Places sector, with a density of 8.8 employees.
Following closely is the Retail Trade sector, with a density of 6.7 employees.

The Real Estate and Rental and Leasing sector ranks third, registering a density of 6.8 employees,
highlighting its robust property management landscape. However, it is important to note that many
real estate agents are not present in the office full-time, therefore this figure is skewed.

Health Care and Social Assistance secures the fourth position, with a density of 5.1 employees.

Professional and Technical Services, along with Management of Companies and Enterprises, jointly
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claim the fifth position with a density of 3.1. The Arts, Entertainment, and Recreation sector ranks sixth,
with a density of 2.6 employees.

Education Services follows at the seventh position, sustaining a density of 2.2 employees. Wholesale
Trade and Information sectors share the eighth position, both exhibiting a density of 2.1 employees.
Manufacturing stands at the ninth position, registering a density of 1.7 employees. The Information
sector follows suit at the tenth position, maintaining the same density of 1.7 employees. The Finance
and Insurance sector claims the eleventh position, with a density of 1.6 employees. The Administrative,
Support, Waste Management, and Remediation sector ranks twelfth, sustaining a density of 1.9
employees. Lastly, the Transportation and Warehousing sector occupies the thirteenth position, with a
density of 0.5 employees, highlighting its spacious operational framework.

Table 20: Number of Employees per 1000 sf by Industry, Park City, 2022

# of

Employees

per 1k Sq.

Industry Ft.
31 Manufacturing 1.7
42 Wholesale Trade 2.
44 Retail Trade 6.7
48 Transportation and Warehousing 0.5
51 Information 1.7
52 Finance and Insurance 1.6
53 Real Estate and Rental and Leasing 6.8
54 Professional and Technical Services 3.
55 Management of Companies and Enterprises 3.1
56 Admin., Support, Waste Mgmt, Remediation 19
61 Education Services 2.2
62 Health Care and Social Assistance 5.1
71 Arts, Entertainment, and Recreation* 2.6
722 Food Services and Drinking Places 8.8

Source: Kem C Gardner Policy Institute analysis of Summit County Assessor figure, Park City Business
Licenses, and Utah Department of Workforce Services
*Non-ski resort establishments

Hotel staffing varies by season as well as service class. In the high-end hotel category, there is a
notable variance in the staffing levels. On average, high-end hotels employ 3.7 employees per room.

However, this ranges between 2.5 to 5.0 employees per room based on hotel and seasonality.

For the average tier hotels 0.7 employees per room is the standard, but does fluctuate between 0.5 to
1.0 based on seasonality.
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Figure 4: Employees per Room by Hotel Class, Park City, 2022
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In 2022 Summit County averaged 5,810 short-term rentals which generated $495.8 million in revenue.
The previous year, data shows for every $1 million generated in hotel revenue, 4.6 jobs existed in the
leisure and hospitality sector. Using this ratio in combination with the annual revenue estimates that
the STR industry in Summit County supports approximately 2,277 jobs. As a result, each STR listing on
average accounts for approximately 0.4 full-time jobs in the area.

Table 2TEmployee Generation per STR Listing, Summit County, 2022
Summit
Category County
STR Revenue $495.8M

*Employees per $1M of Revenue 4.6
Supported Employees Based on Revenue 2,277
STR Listings 5,810

Employees pre STR Listing 04

Source: Kem C. Gardner policy Institute analysis of Transparent.com data.
*Calculation based on Summit County profile https://gardner.utah.edu/wp-content/uploads/2021-TT-
CountyProfiles-May2023.pdf?x71849

In the first three months of 2023, Summit County resorts employed approximately 4,073 people. This
includes all employees associated directly with the ski resort and does not include hotel staff.

On a per-acre basis, there are approximately 0.44 employees, highlighting the relatively low
employee density across the resort's total acreage. In contrast, when considering the number of
employees per ski lift, the figure rises significantly to 63 employees.

Table 22: Employee Generation for Ski Resorts

2023
Employees 4,073
Acres 9,326
Ski Lifts 65
Per Acre 044
Per Lift 62.7

Source: BLS.gov, Resort Operations.
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PARK CITY |

City Council
Staff Communication

Subject: Temporary Winter Balcony Enclosures Update
Author: Planning Team

Department: Planning Department

Date: December 14, 2023

Summary

In 2016, the City Council initiated a pilot program to allow annual balcony enclosures from
November 15 through April 30 on non-historic buildings along Main Street in the Historic
Commercial Business District. The pilot program was initially set for three years, but the City
Council extended the program through 2023 after careful consideration and additional public
input.

In 2022, the Historic Preservation Board and Planning Commission held work sessions to
discuss whether the pilot program should be extended. On September 7, 2022, the Historic
Preservation Board unanimously expressed support for continuing the program on non-historic
structures (Staff Report; Minutes, p. 2). On October 12, 2022, the Planning Commissioners
were split (3-to-3) regarding the program (Staff Report; Minutes, p. 5).

The Planning team provided this information to the City Council on December 15, 2022, and the
Council remanded the discussion back to the Historic Preservation Board and Planning
Commission to formalize their recommendations (Staff Report; Minutes, p. 2).

On October 4, 2023, the Historic Preservation Board and Planning Commission held a joint
work session to discuss the pilot program. The Historic Preservation Board voted 5-to-1 to
continue the pilot program on non-historic structures. The Planning Commission voted 3-to-2 to
continue the pilot program with a proposal that the City Council continue the pilot program for
another five years through April 30, 2029 (Minutes, p. 2).

Next Steps

No amendments to the Land Management Code are necessary to continue the pilot program
unless the City Council desires to specifically codify a sunset date for the program. If the City
Council agrees with the final recommendations of the Planning Commission and Historic
Preservation Board, the Planning Team will return prior to the April 2029 sunset clause for
additional review.
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PARK CITY |

City Council Staff Report
Subject: Fiscal Year 2023 Annual Comprehensive
Financial Report Acceptance
Author: Mindy Finlinson, Finance Manager
Department: Finance
Date: December 14, 2023
Type of Item: Administrative

Recommendation

Review and consider approving Park City’s Annual Comprehensive Financial Report for
the Fiscal Year ended June 30, 2023. The Annual Comprehensive Financial Report
(ACFR) is the primary document used to communicate the City’s financial condition.

Through years of hard work and dedication and robust internal controls, Park City
remains in a very strong financial position, and the various internal team's commitment
to proactive and conservative financial management remains our orienting value.

Executive Summary

The Finance Department is pleased to report that the City had no material weaknesses
reported during the year-end audit, and the City’s internal controls over financial
reporting provide assurance that the financial statements are presented fairly and can
be relied upon.

Analysis

State law requires Park City to follow the Uniform Fiscal Procedures Act for Utah Cities,
UCA § 10-6-101 et seq., which requires an independent annual audit of the City’s
finances. Certified public accountants, HBME, LLC, performed the audit. The Council
must be presented with an annual financial report prepared in conformity with generally
accepted accounting principles within 180 days of the fiscal year-end. This requirement
is satisfied by the presentation of the ACFR (Exhibit A), which provides a
comprehensive financial picture covering all funds and financial transactions for the
year. Once finalized, a copy of the ACFR is filed with the State Auditor and the City
Recorder as a public document.

The ACFR includes all funds of the City and is presented in four sections: Introductory,
Financial, Statistical, and Internal Control and Compliance Reports.

The Introductory Section contains a letter of transmittal, a directory of principal officials,
and an organizational chart of the City. The Financial Section contains management’s
discussion and analysis (MD&A), the basic financial statements, notes to the financial
statements, required supplementary information, individual fund statements for which
data is not provided separately within the basic financial statements, as well as the
independent auditor’s report on these financial statements and schedules. The
Statistical Section includes selected financial and demographic information, generally
presented on a multi-year basis. The Internal Control and Compliance Reports Section
contains the independent auditors’ report on internal control and compliance required by
Government Auditing Standards and state compliance as required by the State of Utah
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Legal Compliance Audit Guide. As described in the Internal Control Report section of
the ACFR, the results of the compliance audit disclosed an instance of noncompliance
related to budgetary compliance for the Lower Park RDA mitigation payment which is
required to be reported in accordance with the State Compliance Audit Guide. This
instance did not modify the auditors’ opinion on compliance overall. The City will
reinforce its policies and procedures to ensure specific oversight of nonmajor funds.

The ACFR is the primary document used to communicate the City’s financial condition.
It is distributed to various bond-rating agencies, investors in the City’s debt, and the
State Auditor to evaluate City finances. The first two basic financial statements, the
Statement of Net Position and the Statement of Activities, present information on a
government-wide, full-accrual accounting basis, which reflects the overall financial
position of the City and its various funds, not just the amounts available for budgetary
purposes. Fiscal operations in the government-wide statements are organized into two
major activities: governmental and business-type.

Fund information is also presented for major funds individually and non-major funds
combined in a single column in the basic financial statements. Because the focus is so
different between fund and government-wide statements, a reconciliation between the
two types of statements is necessary to understand how the numbers differ.

Staff suggests focusing on the MD&A and the notes to the basic financial statements.
The notes to the basic financial statements in the Financial Section provide required
detailed disclosures and a description of the financial statements.

Again, we are pleased to reaffirm Park City’s strong financial position and dedication to
proactive and conservative financial management.

Funding
Not applicable

Exhibits

Exhibit A:  Draft Annual Comprehensive Financial Report for the Fiscal Year Ended June 30,
2023
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Park City Municipal Corporation,
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Annual Comprehensive Financial Report
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December X, 2023

To the Honorable Mayor, City Council, and Park City community:

Utah State law requires that every general-purpose local government publish, within six months of the close
of each fiscal year, a complete set of financial statements presented in conformity with. Generally Accepted
Accounting Principles (GAAP) and audited in accordance with generally accepted auditing standards by a
firm of licensed certified public accountants. In conformance with that requirement, we issue the Annual
Comprehensive Financial Report of Park City Municipal Corporation for the fiscal year ended June 30,
2023.

This ACFR has been prepared by the City's Finance Department. The City’s management is responsible for
the accuracy of the report, as well as the completeness and fairness of the presentation, including all
disclosures. To the best of our knowledge and belief, the report is complete and accurate in all material
respects. In order to provide a reasonable basis for making these representations, management of the City
has established an internal control framework designed to ensure the assets of the government are protected
from loss, theft or misuse, and to ensure adequate accounting data is .compiled to allow for the preparation
of financial statements in conformity with GAAP. The internal control structure is designed to provide
reasonable, but not absolute, assurance that these objectives are met. The concept of reasonable assurance
recognizes that: 1) the cost of the control should not exceed the benefits likely to be derived, and 2) the
valuation of costs and benefits requires estimates and judgments by management. As a recipient of federal,
state, and local financial assistance, the City is also responsible for ensuring that an adequate internal control
structure is in place to ensure and document compliance with applicable laws and regulations related to the
appropriate programs. This internal control structure is subject to periodic evaluation by management.

HBME, LLC, a firm of licensed certified public accountants, has audited the City’s financial statements.
The goal of the independent audit is to provide reasonable assurance that the financial statements of the
City for the fiscal year ended June 30, 2023, represent an accurate portrayal of the City’s financial position
in all material respects. The independent audit involved examining, on a test basis, evidence supporting the
amounts and disclosures in the financial statements, assessing the accounting principles used and significant
estimates made by management, and evaluating the overall financial statement presentation. HBME, LLC
concluded, based upon the'audit, that there is reasonable basis for rendering an unmodified opinion that the
City’s financial statements for the fiscal year ended June 30, 2023, were fairly presented in conformity with
GAAP.

GAAP requires that management provide a narrative introduction, overview, and analysis to accompany
the basic financial statements in the form of Management’s Discussion and Analysis (MD&A). This letter
of transmittal is designed to complement MD&A and should be read in conjunction with it. The City’s
MD&A can be found immediately following the Independent Auditor’s Report.

Park City Municipal Corporation
445 Marsac Avenue o P.O.Box 1480 e Park City, UT 84060-1480
Phone (435) 615-5221 e Fax (435) 615-4917
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Profile of Park City Municipal Corporation, Utah

Park City Municipal Corporation (City) was chartered March 15, 1884, under the provisions of the Utah
Territorial Government and is in Summit County in the northeast part of Utah, which is one of the top
growth areas in the state. Park City currently occupies 22 square miles and serves an estimated full-time
resident population of 8,757. The City is empowered to levy a property tax on real property located within
its boundaries and empowered by state statute to extend its corporate limits by annexation, which it has
done this past year. We acknowledge that Park City Municipal Corporation is on the traditional land and
seized territory of the Eastern Shoshone and Ute people, who have stewarded this land throughout the
generations.

The City is governed by a mayor-council form of government. Policy-making and legislative authority are
vested in the Governing Council (Council) consisting of the mayor and a five-member council, all of whom
are elected at large. Council members serve four-year staggered terms. Elections are held every odd
numbered year. The Governing Council is responsible, among other things, for passing ordinances,
adopting the budget, appointing committees, and hiring both the City’s manager and attorney. The Mayor
is the administrative authority by statute; however, the City’simanager has been delegated and tasked with
the responsibility for carrying out the policies and ordinances of the Governing Council, for overseeing the
day-to-day operations of the City, and for appointing the heads of the various departments to achieve
Council objectives and goals.

The City provides a full range of public services, including police, parks, recreation, library, water,
stormwater, public improvements, streets, planning and.zoning, golf course, transportation and parking,
licensing and permits, building inspections, affordable housing, and administrative services. This report
includes the financial statements of the funds required to report on those activities, organizations and
functions which are related to the City and are controlled by or financially accountable to the City Council.
The Park City Municipal Building Authority, the Park City Redevelopment Agency, the Park City Housing
Authority, and the Park City Water Service District are chartered under Utah law as separate governmental
entities. However, this report includes the financial statements of these entities, since the City Council is
the appointed board for all four agencies, they are financially accountable to the City, and management
(below the level of the elected officials) of the City have operational responsibility for their activities.

The State of Utah, Summit County, Wasatch County, Park City School District, Park City Fire Protection
District, Snyderville Basin Special Recreation District, Snyderville Basin Water Reclamation District, and
Weber Basin Water Conservancy District are overlapping governments that provide services to City
residents; however, they are separately controlled and not financially accountable to the City; therefore,
they are not included in this report.

Budgetary Control

The Council is required to adopt a final budget by no later than June 30 of the fiscal year. The annual budget
serves as the foundation for the City’s financial planning and control. The budget is prepared by fund,
function (e.g., public safety), and department (e.g., police). The City Council approves all City budgets at
the department level (general government, public safety, public works, recreation and library). Budgetary
control is maintained at the department level where expenditures may not legally exceed appropriations.
Department heads may make transfers within a department. The City Council may amend the budget by
ordinance during the budget year but must hold a public hearing to increase a governmental fund’s budget
before it can pass the ordinance.
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Local Economy and Economic Trends

Park City is located in Summit County, Utah, in the heart of the Wasatch Mountains, 30 miles east of Salt
Lake City and 40 minutes by freeway from the Salt Lake International Airport. In 1869, silver bearing
quartz was discovered in the area, of what is now Park City, and a silver mining boom began. From the
1930's through the 1950's, the mining boom subsided due to the decline of silver prices, and Park City came
very close to becoming a historic ghost town. During that time, the residents began to consider an alternative
to mining, and began developing Park City into a resort town. Today, Park City is one of the western United
States premier multi-season resort communities.

Because of its location in a State with a diverse economic base, recent unemployment rates are historically
low. Additionally, Park City became a hot-spot for people looking for.safe, outdoor recreation after
COVID-19. The unemployment rate in Summit County increased from last year’s record low of 1.7 percent
to 2.4 percent in June 2023.

Tourism is the major industry in Park City, with skiing, lodging facilities and restaurants contributing
significantly to the local economy. Park City is the home of two major ski resorts, Deer Valley Resort and
Park City Mountain. A portion of the latter, formerly known as Canyons Resort, operates outside of
municipal boundaries. Vail Resorts acquired the Canyons Resort in' 2013 and Park City Mountain in
September 2014. In July 2015, Vail linked the two resorts creating the largest skiing resort in the United
States with over 7,300 acres of skiable terrain. Alterra Mountain Company acquired Deer Valley Resort in
2018. In 2023, Alterra Mountain Company -and. Deer Valley agreed to operate a new resort on the
southeastern reaches of their boundary, Mayflower Resort. Overall, the growth and consolidation of local
ski areas is unprecedented and continues to rank Park City as arguably the premier ski destination in all of
North America. Deer Valley Resort and Park City Mountain also host several major international and world
ski competitions such as, FIS Freestyle International Ski World Cup. Deer Valley was voted 9™ and Park
City Mountain 15" in Ski Magazine’s Reader’s Top-Ranked Ski Resorts in the West 2023.

During the 2022-2023 season, Utah reported 7.1 million skier days, surpassing the previous record set in
2021-2022 by approximately 22%. Deer Valey Resort experienced its longest and snowiest season on
record, as well as its snowiest month-on record in March with 160” of snow. Park City Mountain celebrated
its longest season in 30 years and extended its season all the way to May 1, 2023. The resort also
experienced its.snowiest season on record at 636”.

Park City’s service population is significant due to the demands of the resort economy and number of
secondary homeowners within Park City. The City has approximately 136 restaurants, 164 shops, 33 private
art centers and a community art center. Many of Park City’s restaurants are award winning and among the
finest in the intermountain west, The Chamber of Commerce estimates that the City has a nightly rental
capacity for 32,669 guests (please see Schedule 24 of the Statistical Section of this report).

The Sundance Film Festival held its 39th annual festival in Park City in January 2023. A recent study by
Y2 Analytics revealed that the 2023 Festival generated an overall economic impact of $118.3 million gross
domestic product for the State of Utah. The Festival drew at least 86,824 attendees to film screenings, panel
discussions, and other interactive storytelling events in Park City, Salt Lake City, and at the Sundance
Resort. Sundance and Park City Municipal Corporation have formally agreed that Park City will remain the
Festival’s headquarters through 2026.
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The Kimball Arts Center sponsored its 53™ annual three-day Park City Arts Festival in August 2022. The
Park City Arts Festival is Utah’s oldest and the longest running arts festival. A study by Lighthouse
Research and Development revealed that the 2022 Festival generated a $23.0 million economic impact and
attracted an estimated 29,059 visitors. The Festival featured 184 artist from 28 states, Canada and Israel.

Closely connected to the tourism and ski industries in Park City is the real estate industry. During the past
ten years, building activity within the City fluctuated from a low of $81.2 million in valuation in 2016, to a
high of $177.0 million in valuation in 2021. Building activity over the last decade averaged $134.8 million
per year. In the first six months of 2023, 45.2 percent of the $60.0 million in building activity was residential
construction, with the remaining 54.8 percent consisting of commercial construction. The residential
construction total valuation of approximately $27.1 million consisted of both single and multi-family
homes. Easy access to Salt Lake City has intensified the role for Park City as a bedroom community to the
Wasatch Front. The economy has continued to produce new construction of single-family homes, remodels,
and commercial building expansion.

Building Activity
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* The 2023 number is from January 2023 through June 2023 only. For activity by fiscal year, please see Schedule
26 of the Statistical Section.

As reported by. Park City Realtors, the real estate market in Park City saw a relative cooling off after a
record setting two years of sales. Land sales decreased 68.0 percent and sales volume decreased 63.0
percent. The median price of land rose 1.0 percent to $2.0 million. Single-family home sales decreased 44.0
percent and sales volume decreased 45.0 percent. The median price of single-family homes across the City
decreased 8.0 percent to 3.4 million. Condominium sales decreased 39.0 percent and sales volume
decreased 24.0 percent. The median price of condominiums, however, increased 24.0 percent to $1.7
million.

Median household incomes within the City are significantly higher than Utah as a whole. According to

2022 US Census Bureau estimates, the City’s median family income was $121,701, Summit County’s
$116,351, Utah’s $79,133, and the National median income $69,021.
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Due to our diverse and healthy local economy, Park City maintained a strong credit rating of at least Aa2
from Moody’s Investor Service since 2011, including a recently adjusted increase to Aaa rating for general
obligation bonds.

Long-term Financial Planning

Insurance — The City maintains a health and dental insurance plan through Regence Blue Cross Blue Shield
of Utah for its employees. Each year, the City examines its use and total costs to negotiate coverage prices
and premiums for the following year. In fiscal year 2023, the City experienced a very manageable premium
increase of only 2.62 percent. The City absorbed the cost without increasing employee premiums. The
City’s internal benefits committee reviews annual increases and makes recommendations on premium
increases or policy changes to the Governing Council annually. The City also offers a high-deductible
medical plan in addition to a traditional plan to offer both the City and its€mployees cost savings. The City
offers a discount on premiums to employees if they participate in employee wellness programs, which
require annual physicals, regular dental visits, and numerous other activities to promote a healthier lifestyle
and reduce the prevalence of overall and preventable insurance elaims.

Sales Tax — The City depends on sales tax revenue to fund City services.and fund infrastructure to support
the tourism economy. Of the 9.05 percent sales tax on general purchases in Park City, the City levies a 1.0
percent local sales and use tax, a 0.25 county option sales tax, a.combined 1.25 percent transit tax, 0.1
county cultural tax, and a 1.6 percent resort community tax.

Transient Room Tax — The City levies a 1.0 percent transient room tax and uses the revenue to fund
cultural services and capital projects. For the past 5 years, the City has collected the following revenue:

Year Revenue

2023 4.5 million
2022 4.5 million
2021 2.7 million
2020 2.7 million
2019 2.7 million

Property Tax — A property tax comparison that normalized tax rates across 50 states, including the District
of Columbia, ranked states by property tax rate. Utah was consistently amongst the lower in the nation,
ranking between 40 and 50. The Property Tax Act provides that all taxable property must be assessed and
taxed at a uniform and equal rate on the basis of its fair market value by January 1 each year. Summit
County levies, collects, and distributes property taxes for Park City and all other taxing jurisdictions within
Summit County. Primary residences are taxed at 55 percent of the assessed value while secondary
residences are taxed at 100 percent of assessed value. The budget for fiscal year 2023 was adopted with no
property tax increase:

Relevant Financial Policies

Fund Balance — Unrestricted fund balance (the total of the committed, assigned, and unassigned
components of fund balance) in the general fund at year end was 33.3 percent of total general fund revenues.
This amount was consistent with the policy guidelines set by the Council for budgetary and planning
purposes (i.e., maintain the general fund balance at approximately the legal maximum of 35.0 percent). For
budgetary purposes, any balance greater than 5.0 percent of the total revenues of the General Fund may be
used. The General Fund balance reserve is an important factor in the City’s ability to respond to emergencies
and unavoidable revenue shortfalls, and we are confident in the strength of our fund balance.
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Budgeting for Outcomes — The City employs a Budgeting for Outcomes (BFO) process that focuses on
Council priorities and objectives to determine the annual budget. BFO provides a comprehensive review of
the entire organization, identifying every program offered and associated cost, evaluating the relevance of
every program based upon the community's priorities and, ultimately, guiding the Governing Council. The
City is confident that the BFO process provides the tools needed to build a budget that reflects the
Community’s values and needs.

The BFO process is just part of the process the City employs in the development of the annual budget. The
other distinctive part of the process is the utilization of cross-departmental teams to develop budget
recommendations. The Results Team develops operating budget recommendations and the Capital
Improvement Plan Committee creates the capital budget recommendation. These recommendations are
presented to the City Manager. Next, the Finance Manager; Human Resources Manager; Budget Manager
and the City Manager hold a Budget Summit to collectively provide a comprehensive budget review and
discuss any outstanding issues. The result of this collaborative process and the participation of more than
50 members of the organization is included within the City Manager’s Recommended Budget.

Major Initiatives

Net Zero Energy Goal by 2030 — Park City became one of the first in a series of mountain communities
to commit to 100 percent renewable electricity by 2030. This announcement came on the heels of a similar
pledge from Salt Lake City showing that local communities can collaborate and take control of their energy
future. Park City is also a founding partner of Mountain Towns 2030, a coalition of mountain towns
committed to achieving ambitious carbon reduction goals by 2030. Park City hosted the first MT2030 Net
Zero Summit in