
PARK CITY PLANNING COMMISSION MEETING
SUMMIT COUNTY, UTAH
December 16, 2020

PUBLIC NOTICE IS HEREBY GIVEN that the PLANNING COMMISSION of Park City, Utah will hold its
Regular Planning Commission Meeting at the City Council Chambers, 445 Marsac Avenue, Park City, Utah
84060 for the purposes and at the times as described below on Wednesday, December 16, 2020.

NOTICE OF ELECTRONIC MEETING AND HOW TO COMMENT VIRTUALLY:  
This meeting will be an electronic meeting without an anchor location as permitted by Utah Code Open
and Public Meetings Act section 52-4-207(4) as amended June 18, 2020, and Park City Resolution
18-2020, adopted March 19, 2020. The written determination of a substantial health and safety risk,
required by Utah Code section 52-4-207(4) is attached as Exhibit A. Planning Commission members will
connect electronically. Public comments will be accepted virtually as described below. 

To comment virtually, raise your hand on Zoom. Written comments submitted before or during the
meeting will be entered into the public record, but not read aloud. For more information on participating
virtually and to listen live, please go to www.parkcity.org/public-meetings. 

Exhibit A: Determination of Substantial Health and Safety Risk

On November 18, the Commission Chairperson determined that conducting a meeting with an anchor
location presents a substantial risk to the health and safety of those who may be present at the anchor
location. 

Utah Code section 52-4-207(4) requires this determination and the facts upon which it is based, which
include:  • Governor Herbert declared a COVID-19 State of Emergency on November 8, 2020. • Summit
County has extended its Emergency Declaration and Public Health Emergency Declaration through
January 8, 2021. • Statewide COVID cases and hospitalizations are increasing exponentially. 

This determination is valid for 30 days, and is set to expire on December 18, 2020.

Dated:  November 18, 2020

MEETING CALLED TO ORDER AT 5:30 PM.

1.ROLL CALL

2.PUBLIC COMMUNICATIONS

3.STAFF AND BOARD COMMUNICATIONS AND DISCLOSURES
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4.REGULAR AGENDA

4.A. Park City Mountain Resort Base Parking Lots - MPD Modification - Replace Expired Exhibit
D of the DA, the 1998 PCMR Base Area Master Plan Study Concept Master Plan, With a
New Master Plan, Known as the Park City Base Area Lot Redevelopment Master Plan
Study. This Hearing Will Focus on Sustainability. PL-20-04475.
*Public Input  will be taken via e-comments*
(A) Public Hearing, No Action Will Be Taken
PCM Base Staff Report 12162020
Exhibit A: Applicant's Sustainability Guidelines Revised 12012020
Exhibit B: Draft Sustainability FOF and COA
Exhibit C: Public Comments
Exhibit D: Background Information and MPD Process

5.ADJOURN 

A majority of PLANNING COMMISSION members may meet socially after the meeting. If so, the location will
be announced by the PLANNING COMMISSION Chair Person.  City business will not be conducted. 
Pursuant to the Americans with Disabilities Act, individuals needing special accommodations during the
meeting should notify the Planning Department at 435-615-5060 or planning@parkcity.org at least 24 hours
prior to the meeting.  Wireless internet service is available in the Marsac Building on Wednesdays and
Thursdays from 4:00 p.m. to 9:00 p.m.     Posted:  See: www.parkcity.org

*Parking validations will be provided for meeting attendees that park in the China Bridge parking
structure.
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/775248/PCM_Base_Staff_Report_12162020_FINAL.pdf
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Planning Commission 
Staff Report 
 
Subject: Park City Mountain Base Area 

Development – Sustainability 
Project #: PL-20-04475 
Author: Alexandra Ananth – Senior Planner 
Date: December 16, 2020 
Type of Item: Administrative Public Hearing – MPD Modification 
 
Summary Recommendation  
Staff recommends the Planning Commission conduct a public hearing with a focus on 
the applicant’s revised Sustainability Guidelines.  
 
No action on the proposed Park City Base Area Lot Redevelopment Master Plan Study 
is expected until the Commission has completed its review of the entire project. The 
next Planning Commission public hearings for this project are tentatively scheduled for 
January 20, 2021, February 17, 2021, and March 17, 2021. Schedule updates will be 
posted here as soon as they are available: 
 
https://www.parkcity.org/departments/planning/park-city-mountain-base-area-
development-project 
 
Project Description 
Applicant: PEG Development c/o Robert Schmidt 
Location:  PCMR Base Parking Lots including Parcels SA-402E, SA-402-A-

1-A, SA-402-A-2, SA-253-B, SA-253-B-2-A, and SA-253-C 
Zoning District: Recreation Commercial (RC) 
Adjacent Land Uses: Park City Mountain Ski Resort, Resort Support, Hotel, Single 

Family and Multi-Unit Residential, Open Space 
Reason for Review: MPD amendments require Planning Commission review and 

approval and a finding of compliance with the Park City General 
Plan and the Land Management Code  

 
Acronyms 
Park City Mountain Resort (PCMR)  
Park City Mountain (PCM) 
Development Agreement (DA) 
Master Planned Development (MPD) 
Land Management Code (LMC) 

Recreation Commercial (RC) 
Conditional Use Permits (CUP) 
Comfortable Carrying Capacity (CCC) 
Return on Community (ROC) 
VR CPC Holdings, Inc. (VRCPC) 

Recreational Open Space (ROS)   Transportation Demand Management Plan 
(TDM)       Level of Service (LOS) 
Traffic Impact Study (TIS)    Transportation Network Companies (TNCs) 
 
Terms that are capitalized as proper nouns throughout this staff report are defined in 
LMC § 15-15-1. 
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Sustainability was discussed at the October 28, 2020, meeting, with both the Planning 
Department and Planning Commission requesting more details on concrete and 
measurable commitments from the applicant.  On December 2, 2020, the applicant 
submitted revised Sustainability Guidelines (Exhibit A) which have been reviewed by 
the Planning and Sustainability Departments. 
 
Analysis 
The Planning Commission must evaluate the applicant’s Sustainability Guidelines in 
accordance with the Park City General Plan and the MPD section of the LMC. The 1998 
DA is silent on sustainability with the exception of the consolidation of density and 
height variations granted on the parking lots in exchange for development restrictions 
on the Open Space designations within the 1997 Master Planned Area, and the Park 
City Alpine Terrain, as development at the base area was believed to be preferable to 
development that spread up the mountain and into Summit County.   
 
The General Plan notes that planning for air quality, water quality, and wildlife is 
imperative to provide the quality of life for future generations that Parkites experience 
today. As per Goal 5, Environmental Mitigation, Park City will be a leader in energy 
efficiency and conservation of natural resources by reducing greenhouse gas 
emissions. But it’s not enough for the City to just do its part, while the City is working to 
green its codes, the private sector must collaborate and reduce projected emissions as 
well, including development projects, by decreasing vehicle miles traveled through 
improved transit and pathway connectivity, encouraging efficient building envelopes and 
infrastructure, energy and water conservation techniques, utilization of renewable 
energy technology and decreasing waste generation.   
  
In 2016 Energy was elevated to a Critical Priority by the City Council, and energy 
efficiency and reducing energy demand, are prioritized for municipal building projects. In 
2017, the Council adopted Resolution 28-2017, which establishes net-zero energy 
performance standards for City buildings; and in 2018, the City Council adopted 
Resolution 32-2018 to meet annual electricity needs through renewable resources by 
2022 for City operations, and by 2030 citywide. Incorporation of renewables, zero waste 
and regenerative practices are also recommended. 
 
LMC Section 15-6-6(L) requires the Planning Commission to make the following finding 
for MPD projects: The MPD, as conditioned: 
 

L. incorporates best planning practices for sustainable development, including 
water conservation measures and energy efficient design and construction, 
per the Residential and Commercial Energy and Green Building program and 
codes adopted by the Park City Building Department in effect at the time of 
the Application; 

 
The base area project will add a significant load to the City’s energy demand and 
carbon footprint, therefore it is imperative that the applicant’s project be designed to be 
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as sustainable as possible from the outset, minimizing carbon emissions and 
maximizing electrification of the site. In order for the Planning Commission to make the 
finding above, the applicant’s plan must include concrete and measurable commitments 
with a focus on:  

• Energy modeling in the design process of buildings to achieve targeted energy 
savings at least 20% greater than current energy code requirements (currently 
IECC 2018); 

• Projected Energy Use Intensity (pEUI) targets for each building to predict and 
verify the energy demands for each building (useful in energy modeling and 
benchmarking). The applicant is targeting an average pEUI of 25 for the four (4) 
building parcels at full build-out which is exceptionally energy efficient and above 
code requirements;  

• Scalable on-site renewable energy generation capabilities; 
• The purchase of Renewable Energy Credits (RECs) in the short run to make the 

project REC-ZEB and balance the annual delivered energy with clean energy 
credits; 

• Energy commissioning for each building for monitoring and verification post 
occupancy; 

• A performance verification system including annual reporting to the City;   
• Mechanical systems that are Energy Star (or similarly) rated; 
• Plumbing fixtures that are WaterSense (or similarly) rated; 
• BMPs for storm water; 
• Waterwise landscaping and irrigation techniques. 
• A Construction Waste Management Plan including recycling and fill diversion that 

will be monitored by the City; 
• A Waste Management Plan and recycling accommodations in each building; 
• Compliance with the City’s Electric Vehicle and (soon to be adopted) Dark Sky 

Ordinances; 
 
The applicant’s revised Sustainability Guidelines, dated 12/1/2020, (Exhibit A), detail the 
applicant’s plan to ensure the project meets the City’s goals. After reviewing and 
analyzing the applicant’s Guidelines, the Planning and Sustainability Departments 
worked with the applicant to turn their Guidelines into Draft Sustainability Focused 
Findings of Fact and Conditions of Approval (Exhibit B). Although the City and the 
applicant are still working to refine a few details, including how outdoor energy use, 
such as fire pits, will factor in to the applicant’s Guidelines, the applicant has agreed 
they can comply with the Draft Conditions of Approval. Therefore, should the Planning 
Commission choose to approve this project, the Planning Department 
recommends the Planning Commission consider Exhibit B. Any final changes to 
this Exhibit will be reviewed with the Planning Commission prior to a vote on this 
project. 
 
Sustainability with respect to transportation, vehicle emissions, and congestion, will be 
discussed at a future transportation focused meeting and are not yet incorporated into 
the Draft Conditions of Approval. 
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Notice 
On May 13, 2020, notice of the May 27, 2020, Work Session was mailed to property 
owners within 300 feet.  Legal notice was also published on the Utah Public Notice 
Website and in the Park Record on May 13, 2020.  
 
Notice for this meeting was published on the Utah Public Notice Website and Park 
Record on December 5, 2020.  
 
Public Input 
Public comments received since the last Staff Report are attached (Exhibit C).  Public 
input received after the publication of this Staff Report will be forwarded to the Planning 
Commission and attached to subsequent Staff Reports.  
 
Public comments will be taken at the public hearing but should be focuses on 
sustainability.  
 
Project History 
PEG Development has submitted an application requesting to amend the 1998 Park 
City Mountain Resort (PCMR) Development Agreement (DA), and specifically, to 
replace expired Exhibit D of the DA, the 1998 PCMR Base Area Master Plan Study 
Concept Master Plan, with a new Master Plan, known as the Park City Base Area Lot 
Redevelopment Master Plan Study.  
 
On July 8, 2020, the Planning Commission made a formal determination that the 
applicant’s proposed new site plan was a substantive modification to the MPD and 
therefore will justify review of the entire master plan and Development Agreement by 
the Planning Commission. The public hearing process was opened on August 26, 2020, 
with a focus on the site plan, programming, architecture, landscape design and Open 
Space, and consideration of the applicant’s requested exceptions to perimeter Setbacks 
and Building Height requirements; a hearing on September 23, 2020, focused on transit 
and pedestrian connectivity, traffic, parking and circulation. A meeting on October 28, 
2020, focused on Sustainability, Utilities, Project Phasing and Construction Mitigation. A 
meeting on November 18, 2020, focused on changes to Building B. It is expected that 
many of these topics will be discussed further at future public hearings. 
 
The redevelopment of the Park City Mountain base area provides an exciting 
opportunity to greatly improve the existing base area with improved transit access and 
amenities, purposeful and active open spaces, attractive mountain architecture, skier 
services and amenities, conference space and housing opportunities, in keeping with 
Park City’s General Plan and the MPD Requirements of LMC Chapter 15-6.  
 
Proposal 
On February 13, 2020, PEG Development submitted an application to the City Planning 
Department to amend the 1998 PCMR Development Agreement (1998 DA) by replacing 
expired Exhibit D, the PCMR Base Area Master Plan Study or Concept Master Plan, 
with a new Master Plan.   
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Approval of the proposed amendment to the DA will result in either a new or amended 
DA, replacing the 1998 DA. Should this project be approved, subdivision and conditional 
use permit (CUP) approvals will be required for each parcel prior to the issuance of any 
building permits.  
 
Additional background information on the proposed project and information on the MPD 
process can be found in Exhibit D of this Staff Report.   
 
Exhibits 
Exhibit A – Applicant’s Revised Sustainability Guidelines Dated 12/1/2020 
Exhibit B – Draft Sustainability Focused Finding of Fact and Conditions of Approval  
Exhibit C – Public Comments 
Exhibit D – Background Information and Summary of MPD Process 
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Executive Summary and Sustainability Commitments 

PEG Development has been selected by Vail Resorts as the Developer/Owner of the 

Park City Base Master Plan.  

The property consists of 4 parcels described as Parcel B, C, D, and E in the Park City 

Base Area Master Plan. Currently the parcels are used for surface parking. 

Development of the Project is subject to and generally governed by two 

Development Agreements (1998 and 2008) and the Park City Base Area Master Plan. 

We recognize the importance of Park City’s ambitious and achievable climate goals 

to be net-zero carbon and run on 100% renewable electricity for the whole 

community by 2030 through Resolutions 28-2017 and 32-2018.  

The Sustainability Guidelines for the Park City Base Master Plan (PC BMP) 

respond to local energy and environmental issues as it relates to the built 

environment. We recognize the critical priorities and high-level strategies that lead 

to the success of the Resolution, such as Energy Efficiency, Electrification, 100% 

Renewable Electricity and Regeneration all of which are addressed herein. The 

guidelines found herein this document are meant to include sustainability 

commitments and suggestions on achievable performance indicators that are 

measurable. The guidelines are meant to be flexible to accommodate any proposals 

for change as design progresses and inform decision on best practice. 

  

Executive  

Summary and 

Sustainability 

Commitments 
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The PC BMP is committed to: 

• Integrating energy modeling and commissioning throughout the design 

process and in operation to create feedback loops to inform decisions that 

will improve energy efficiency over time. 

• Utilizing management tools to track and verify building performance 

including: 

o manage energy consumption of each building by logging 

electricity consumption and demand. 

o recording Renewable Energy Certificates purchases. 

o whole property water use including both indoor and outdoor use. 

o materials and waste activities. 

• Targeting a 20% savings compared to energy code with a stretch goal of 

30% by integrating a high-performance envelope, and appropriately 

designed mechanical and lighting systems. 

• Further evaluating the feasibility of integrating modular micro-anaerobic 

digester that positions itself as a local environmental impact asset and 

catalyst that generates on-site renewable energy (biogas) and liquid 

fertilizer amendment from organic food waste material while minimizing 

emissions associated with landfill and transport. 

• Installing 10 electric vehicle charging stations within each parking garage 

including 65 stalls to be EV ready by routing conduit (ready to be wired). 

• Diverting at least 50% of the total construction and demolition material; 

diverted materials will include at least four material streams with a stretch 

goal of 65%. 

• Developing a comprehensive waste management plan to reduce landfill 

waste that is generated by building occupants including accommodations 

for dedicated areas for recycling and sorting.  

• Commission several on-site rooftop photovoltaic areas that would in 

aggregate (all parcels) support the energy requirements of the parking 

program. 

• Allocating roof areas not utilized for photovoltaic panels at initial 

construction to be PV ready so that additional panels can be installed in the 

future. 

• Purchase Renewable Energy Credits for the remainder of delivered energy 

to the site not supported by the on-site renewable energy systems. 
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N 

Resolution 28-2017/32-2018 

Part City, a municipality leading sustainability, has made North America’s most 

ambitious climate goals: to be net-zero carbon and run on 100% renewable 

electricity for city operations by 2022, and for the whole community by 2030 where 

annual electricity demands are supplied from 100% renewable sources. The 

framework of Resolution 28-2017/32-2018 outlines verification pathways (see 

Figure 1) that new buildings and facilities constructed using municipal funds can 

follow to minimize environmental impacts. 

The PC BMP will respond to the Resolution requirements with the following: 

• Integrate performance evaluations beginning in design process. 

• PEG is committed to an integrated design process as a method for 

delivering high performance building that contribute to sustainble 

communities. 

• Measure for one-year post-occupancy to ensure building performance 

alignment to green building standard. 

• PEG is committed to continually measure and manage the energy, 

water use and waste generation of all parcel buildings for a 

minimum of 5-years. 

• Requires renewable energy to be produced on site to cover the facility’s 

annual need (no off-site credits). 

• The site is not large enough to accommodate all the on-site 

renewable energy required. Therefore, PEG is committed to 8% of 

the site’s energy demands be supported by on-site renewable 

energy systems with the remainder of the site’s energy demands 

supported by RECs. 

• By engaging Energy Modelers and Commissioning Agents can lead to 

significant financial savings over the lifetime of the facility. 

• PEG is committed to integrating energy modeling and 

commissioning throughout the design process and in operation to 

create feedback loops to inform decisions that will improve energy 

efficiency over time. 

• Verification pathways include International Living Future Institute’s Energy 

Petal certification; a score of zero on the Zero Energy Performance Index; 

and Passive House certification. 
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o PEG will benchmark the performance of all parcel buildings by 

collecting energy, water use and waste generation and entering 

the data into ENERGY STAR Portfolio Manager. Additionally, to 

meet the REC-ZEB definition, Renewable Energy Certificates (REC) 

purchases and energy generated by on-site renewable energy 

system will be recorded and tracked against parcel building 

energy use to ensure a Zero energy accounting energy (e.g. RECs 

+ on-site renewables equal or exceed annual parcel building 

energy demands). 

 

 

Figure 1 - Net-Zero Energy Performance Process (Park City) 
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Net Zero Energy Building Definition  

Generally speaking, a zero-energy building produces enough renewable energy to  

meet its own annual energy consumption requirements, thereby reducing the use 

of nonrenewable energy in the building sector (as defined by the U.S. Department 

of Energy – A Common Definition for Zero Energy Buildings, September 2015). 

Definitions for Net Zero in the guideline document are also provided for groupings 

of buildings that can extend to a Community (a group of building sites in a specific 

locality that contain renewable energy production systems) or Campus (a group of 

building sites in a specific locality that contain renewable energy production 

system owned by a given institution). 

The definitions require the use of a defined site boundary (see Figure 2). The site 

boundary for a Zero Energy Community would allow a group of project sites at 

different locations to be aggregated so that the combined on-site renewable 

energy could offset the combined building energy from the aggregated project 

sites. Given the program and phasing of the PC BMP we believe this is the best 

application of a boundary for energy accounting and measurement with 

consideration for renewable energy certificates and on-site renewable energy 

generation systems. 

 

 
Figure 2 - Site Boundary of Energy Transfer for Zero Energy Accounting (DOE) 
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REC-ZEB 

Multi-story buildings that occupy entire lots may not be able to balance annual 

delivered energy with on-site renewable energy simply because the site is not large 

enough to accommodate all the on-site renewable energy required. Per the 

guideline document, an option exists where building owners may choose to have 

off-site renewable electricity utilizing RECs help balance the annual delivered 

energy since their built-up area may result in a commensurate energy requirement 

that is difficult to meet with a building site. 

Renewable Energy Certificate (REC): Represents and conveys the environmental, 

social and other non-power qualities of one megawatt-hour of renewable electricity 

generation and can be sold separately from the underlying physical electricity 

associated with a renewable-based generation source. The REC-ZEB definition 

allows RECs to be used to supplement, after on-site renewable energy sources have 

been employed, and balance the annual delivered energy to the building.  

We are unable to balance annual delivered energy with on-site renewable energy 

simply because the site is not large enough to accommodate all the on-site 

renewable energy required. Therefore, PEG will purchase Renewable Energy 

Credits for the remainder of delivered energy to the site. We recognize that Park 

City does not have a policy in place for RECs however in the near term this approach 

(REC-ZEB) best meets the needs of community and PC BMP. 

 

Figure 3 - Park City Base Master Plan Parcel (B, C, D, E) Boundaries 
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Energy Efficiency 

 Energy Efficiency 

Energy efficiency requires that a whole building performance targets are 

established and that it takes into account the intended use, occupancy, operations, 

plug loads, other energy demands. Establishing an energy efficiency target earlier 

in the design process ensures that the goal is achieved throughout the design and 

life cycle of the building. This section (Energy Efficiency) addresses reducing 

energy consumption, high-performance envelope, and appropriately design 

systems. 

PC BMP is targeting a 20% savings compared to energy code with a stretch goal of 

30% by integrating a high-performance envelope, and appropriately designed 

mechanical and lighting systems. We anticipate the predicted Energy Use Intensity 

(pEUI) of the PC BMP (all parcels considered at full build-out) to result in a pEUI-25.0 

average which meets Park City’s energy target of pEUI-25 for new construction 

buildings. This will account for the different occupancy types at the Parcels and 

associated energy demands. Additionally, the 20% energy savings would provide 

enough whole-building performance “headroom” as energy code adopts more 

stringent requirements in the future (e.g. PC BMP at the time of completion, all 

Parcels, will be more efficient, as-designed, than the current code at that time). 

 

 

Figure 4 - Park City Base Master Plan (PC BMP) EUI Benchmarking 
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Energy Use Intensity 

PC BMP has completed several benchmarking iterations based on program in 

conjunction with early phase energy modeling and analysis to understand how to 

best leverage energy efficiency in each of the Parcels to achieve Park City’s energy 

target. To best inform design decisions, the predicted Energy Use Intensity (pEUI) 

is used to describe modeled site energy. This provides a means to facilitate 

comparative analysis to benchmark the performance of a design to buildings in a 

similar geographic location accounting for both climate and available fuel and 

energy sources. Thus, we have included two benchmarks to compare the 

performance of the PC BMP: Standard Building and Code Compliant (see Figure 4). 

The AIA 2030 Commitment is a growing national initiative that provides a 

consistent, national framework with simple metrics and a standardized reporting 

format to help firms evaluate the impact design decisions have on an individual 

project's energy performance. The American Institute of Architects (AIA), the 

American Society of Heating, Refrigerating and Air-Conditioning Engineers 

(ASHRAE), Architecture 2030, the Illuminating Engineering Society of North 

America (IESNA), and the U.S. Green Building Council (USGBC), supported by 

representatives of the U.S. Department of Energy, agreed to define the baseline 

starting point for their common target goals as the national average/median energy 

consumption of existing U.S. commercial buildings as reported by the 2003 

Commercial Building Energy Consumption Survey (CBECS). CBECS data is a set of 

whole-building energy use measurements gathered by the DOE’s Energy 

Information Administration, which can be used to determine a national energy use 

intensity using kBtu/sq. ft.-yr as the metric. Therefore, we have elected the use of 

the Standard Building illustrated in Figure 4 in alignment with the national initiative 

as HKS Architects is a signatory of the AIA 2030 Commitment. 

Rules governing the energy efficiency for the design and construction of buildings 

and structures, in the State of Utah, Energy Code, are those contained in the 

International Energy Conservation Code, 2018 edition, (with reference to ASHRAE 

Energy Standard for Buildings Except Low-Rise Residential Buildings, 

ANSI/ASHRAE/IESNA Standard 90.1-2016). We note this as a Code Compliant 

building in the PC BMP EUI Benchmarking illustrated in Figure 4. 
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The pEUI reporting of the PC BMP as illustrated in Figure 4 represents the 

integration of a high-performance envelope, and appropriately designed 

mechanical and lighting systems that contribute to the 30% stretch energy 

reduction target. The following energy efficiency measures (EEMs) have been 

targeted that result in the energy end use breakdowns per Parcel (see Figure 5 and 

Figure 6): 

 

 

Figure 5 - PC BMP Parcel Energy End Use Breakdown 

 

PEG recognizes Park City’s desire to eliminate all fossil fuel burning to reduce the 

amount of Scope 1 emissions directly in the Community. While the PC BMP includes 

building electrification, PEG is still undergoing the design and engineering of 

proposed fire pits. 
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Energy Efficiency Measures 

Envelope 

• Utilization of a “dark roof” to increase solar radiation roof absorption (high 

absorption coefficient >0.40) thereby keeping the building enclosure 

“warmer” to decrease heat flux and reduce electrical demand due to 

heating. 

• Improving the roof insulation beyond prescriptive thermal performance 

requirements (R-30) by specifying roof insulation to achieve an R-40 rating 

to moderate indoor temperature and decrease heating demand. 

• Exterior wall design shall be improved by 20% (assembly U-Value) in 

comparison to prescriptive thermal performance requirements (U-0.049) 

to decrease heating and cooling loads. 

• Limit exterior glazing so that the overall building window-to-wall ratio 

(WWR) does not exceed 35%. 

Lighting 

• Reduce baseline lighting allowance for interior lighting by 50% through the 

use of high-efficiency LED lighting with occupancy-based controls and 

daylight harvesting. 

• Utilize high-efficiency exterior LED lighting where the overall exterior 

lighting power is reduced by at least 40% in comparison to prescriptive 

power allowances. 

HVAC 

• Improve heating and cooling efficiency of unitary mechanical equipment 

so that it achieves a 30% betterment (premium-efficiency) in comparison 

to ASHRAE 90.1-2016 minimum efficiency requirements. 

• Utilize instantaneous (tankless or demand-type) high-efficiency domestic 

hot water systems to decrease heating demand and only provide hot water 

when it is needed. 

• Premium efficiency motors for fans and pumps will reduce electrical 

consumption and demand. 

• Integrate high-efficiency modular electric boilers for primary space heating 

demands. 
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Equipment 

• The procurement of equipment shall consider ENERGY STAR Certified 

products whenever appliable to decrease equipment/plug-loads. 

• Further investigate fluid-based heat-recovery systems for snow-melt 

opportunities to improve safety of occupants and minimize environmental 

concerns with snow melt compounds. 

Water 

• Specify fixtures that in aggregate use a minimum of 20 percent less 

potable water than the indoor water use baseline calculated for the 

building. This will result in less heating demand with hot-water 

preparation. 

Renewables 

• Commission a 678kWDC photovoltaic array system (spread across all Parcels) 

that can generate up to 1,100,000 kWh annually of renewable energy. 

• Feed up to 50 tons/yr of organic waste input into a modular micro-

anaerobic digester where the output, renewable biogas, will be converted 

to electricity through the use of a generator that will power electric vehicle 

charging stations in the parking garage (up to 14,200 kWh/yr of electricity 

can be generated). Note that this technology is still under evaluation with 

an on-going feasibility analysis led by PEG. 

 

Figure 6 - PC BMP Parcel Energy End Use Breakdown and Predicted Energy Use Intensity 
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Electric Vehicle Charging Stations 

To support Resolution 28-2017/32-2018 Scope 3 (transportation) emission 

reductions, PEG will install 10 Electric Vehicle Charging Stations within each parking 

garage with accommodations for ADA accessibility. This will include an additional 

65 stalls that will be EV ready where conduit will be routed to appropriately sized 

panels (no wiring). This will avoid any material waste associated with future electric 

vehicle supply equipment (EVSE) requirements and desired Levels of charging. 
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Monitoring & 

Verification 

Efficiency 

Monitoring & Verification 

 

ENERGY STAR 

The intent of Monitoring & Verification for the PC BMP is to provide greater 

transparency to how the performance goals aforementioned are being achieved. 

Utilizing ENERGY STAR Portfolio Manager (or similar energy management tool, TBD) 

will provide an interactive energy management tool for the PC BMP to 

track/account for whole-building energy use, water and waste on all Parcels and to 

support post-occupancy data collection requirement to ensure building 

performance alignment to Resolution 28-2017/32-2018. EPA's ENERGY STAR 

Portfolio Manager is a no-cost, interactive energy management tool that allows you 

to securely track and assess energy and water consumption. 

Primary utility meters will interconnect for automatic reporting into Portfolio 

Manager for seamless benchmarking. Renewable Energy Certificates purchases 

will be tracked within Portfolio Manager to ensure that REC-ZEB is achieved on an 

annual basis. Should Parcels exceed EPA’s performance threshold for superior 

energy performance (an ENERGY STAR score of 75 or higher), the PC BMP will 

consider applying for ENERGY STAR Certification. ENERGY STAR is a voluntary U.S. 

Environmental Protection Agency (EPA) program that helps businesses and 

individuals protect the environment through superior energy performance. 

 

Commissioning 

A commissioning plan shall be developed to support the design, construction, and 

operation of the Park City Base Development. In addition, a Measurement & 

Verification Plan will be developed to benchmark performance, compare back to 

design (energy model), and create feedback loop to inform decisions that will 

improve energy efficiency over time (in-operation). 
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On-site Energy 

Production 

 

 On-site Energy Production 

To reduce the environmental and economic harms associated with fossil fuel 

energy consumption, the Park City Base Development intends on continually 

evaluating the on-site renewable energy requirements of achieving Net Zero 

Energy for the parking program on each Parcel (excludes EVCS energy demands). 

In support of the Renewable Energy strategy for Park City our on-site energy 

production strategy is a combination of commissioning on-site renewable energy 

systems, including photovoltaic arrays and a modular micro-anaerobic digester, 

and purchasing Renewable Energy Credits (RECs) to meet the REC-ZEB definition. 

Photovoltaics 

The estimated energy requirements for all Parcels (parking) is approximately 

1,100,000 kWh annually. A 678 kWDC photovoltaic array (33,906 ft2 or ¾ of an acre) 

would need to be commissioned to support the annual energy demands of the 

parking garage (see Figure 7). The on-site renewable energy generated would be 

equivalent to the emissions from 168 passenger vehicles driven for one year or 90 

homes’ energy use for one year. 

 

Figure 7 - PC BMP On-site Photovoltaic Arrays 
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To meet the Community REC-ZEB definition, the Park City Base Development will 

supply up to 8% of the site’s energy demands with on-site renewable energy and 

purchase Renewable Energy Credits for the remainder of delivered energy to the 

site.  Allocating roof areas not utilized for photovoltaic panels at initial construction 

to be PV ready so that additional panels can be installed in the future. 

Parcel roof areas will be reserved to integrate on-site photovoltaic arrays to supply 

up to 8% of the site’s energy demands. Areas not utilized will be planned to be PV 

ready so that additional panels can be installed in the future to further reduce the 

electrical demands and consumption of the Park City Base Development. 

Modular Micro-Anaerobic Digester 

We are currently evaluating the feasibility of integrating modular micro-anaerobic 

digester that positions itself as a local environmental impact asset and catalyst that 

generates on-site renewable energy (biogas) and liquid fertilizer amendment from 

organic food waste material while minimizing emissions associated with landfill and 

transport. The use of this technology could be coupled either with a reciprocating 

engine that could generate clean renewable electrical energy from the biogas or 

with a fuel-cell that can not only generate the same electrical energy but could 

recover heat that could be utilized as pre-heat either to kitchen hot-water 

preparation needs or to the hydronic snow-melt system. Given the site constraints, 

the modular micro-anaerobic digester would likely be located within the below 

grade parking garage where access to the food services could be provided as well 

as close proximity to the electric vehicle charging stations. The clean renewable 

electric energy generated (either from the reciprocating engine or fuel cell) could 

power and charge electric vehicles thereby converting waste into energy and 

transportation (zero emission charging). 

 

Figure 8 - Impact Bioenergy HORSE AD25 Series Modular Micro-Anaerobic Digester System 

(Example) 
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Based on the Hotel food service waste generation, up to 50 tons/yr of organic 

waste input into can be fed into a modular micro-anaerobic digester where the 

output, renewable biogas, will be converted to electricity up to 14,200 kWh/yr 

annually. The standard EV batter requires 30 kWh per 100 miles. Therefore, the 

modular micro-anaerobic digester could fully charge up to 240 vehicles annually. 

PEG is currently undergoing a feasibility analysis with Impact Bioenergy and their 

High-solids Organic-waste Recycling System with Electrical Output (HORSE) AD25 

Series modular micro-anaerobic digester system. Additionally, there have been 

some conversations with partnering with Vail Resorts to divert some waste streams 

into the PC BMP digestor. 

 

Figure 9 - Impact Bioenergy Modular Micro-Anaerobic Digester System Process Flow (Example) 
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Partnerships and 

Programs 

 

Partnerships and Programs 

Utah CPACE 

PEG is considering engaging the Utah C-PACE government-sponsored program to leverage 

innovative financing to achieve higher building performance improvements (ECMs) with those 

already considered and those that will be further explored during the design and engineering of 

the PC BMP. 

 

Rocky Mountain Power 

PEG will be exploring various incentive programs available through Rocky Mountain Power.  

 

To encourage clean transportation adoption and to improve Park City’s air quality, the electric 

vehicle charging station incentive program  through Rocky Mountain Power (if still available at the 

time of construction) will be pursued in hopes of off-setting costs of the planned EVCS and possibly 

adding in additional charging stations (if budgeting allows). 

 

Renewable Energy Credits are integral to achieve REC-ZEB for the PC BMP. Therefore, PEG will be 

exploring opportunities with Rock Mountain Power’s Blue Sky business partner program or similar 

to reduce the environmental impacts associated with electricity use prior to Park City being 

supplied with 100% renewable energy. 

 

Rocky Mountain Power’s Wattsmart Large Business program will help assist upgrading the PC BMP 

with energy efficiency and deliver desired ROI targets. PEG will be exploring both common 

upgrades in the Utah program as well as the Custom Analysis program to engage energy experts 

to further evaluate options during design. 

 

Given that the PC BMP site is not large enough to accommodate all the on-site renewable energy 

required, PEG will be engaging Rocky Mountain Power in available electric service schedules 

specific for qualified customers who have a electrical load over 5,000 kW (Schedule No. 34). This 

will immediately assist with increasing the amount of renewable energy locally generated to be 

purchased by PEG for the PC BMP. 
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Exhibit B: Draft Sustainability Focused Finding of Fact and Conditions of 
Approval for Planning Commission Consideration 

Findings of Fact 

1. The City has ambitious but achievable climate goals to be net zero carbon and to 
meet annual electricity needs through 100% renewable resources for the entire 
community by 2030, as embodied in Resolution 32-2018 (the “City’s 
Sustainability Goals”).  

2. The project will add to the City’s overall energy demand and carbon footprint, and 
the applicant submitted Sustainability Guidelines, dated December 1, 2020 (as 
amended), detailing the applicant’s plan to ensure the project contributes to the 
City’s Sustainability Goals. 

3. The Sustainability Guidelines target energy savings compared to the State of 
Utah’s currently adopted energy codes as of December 1, 2020 (i.e. IECC 2018) 
in excess of 20%, and include the applicant’s commitment to integrate energy 
modeling in the design process of all buildings and building types within the 
project in order to achieve that goal through the use of high-performance building 
envelopes and energy efficient mechanical, lighting, and window systems (core 
and shell). 

4. The Sustainability Guidelines provide for the creation of a construction waste 
management plan and the diversion of construction and demolition materials 
away from landfills and incinerators, including diversion of 100% of demolished 
asphalt, and diversion of a minimum of 50% of construction waste into not less 
than four material streams.    

5. The Sustainability Guidelines provide for the creation of a comprehensive waste 
management plan to reduce landfill waste that is generated by building 
occupants (commercial tenants as well as residential) and all buildings will 
include accommodations for recycling. 

6. The Sustainability Guideline provide for a pEUI-25 average for the four (4) 
building parcels at full build-out.  The targeted individual pEUI for the specific 
buildings are set forth in the Sustainability Guidelines.  

7. The Sustainability Guidelines provide for the installation of rooftop photovoltaic 
arrays, as well as the potential for other on-site renewable energy generation 
methods such as micro-anaerobic digester for food waste, intended to supply not 
less than 8% of the project’s energy demands (including 100% of the energy 
demand for the project’s structured parking facilities), and the design and 
preparation of additional roof areas that will be “PV ready” so that additional 
panels can be installed in the future.  

8. The Sustainability Guidelines provide for the applicant’s purchase of Renewable 
Energy Credits (“REC”) for each completed building in the project to offset 
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delivered [energy] to the Project that is not supported by on-site renewable 
energy systems, for a period equal to the lesser of: (a) five (5) years; or (b) the 
number of years from the date the final Certificate of Occupancy is issued for the 
applicable building and the estimated date that the City’s fully renewable power 
source will be on line (currently estimated to be 2030).  

9. The Sustainability Guidelines provide for rigorous energy commissioning for each 
building to support the energy efficient operation of such buildings and to 
compare performance back to modeled design targets.   

10. The Sustainability Guidelines provide for applicant’s use of management tools to 
log, track and verify building performance including [energy] consumption, indoor 
and outdoor water usage and recording the REC purchases applicable to each 
building.   

11. Based on the above, and the items set forth in the Sustainability Guidelines, the 
Planning Commission finds that the applicant’s project and Sustainability 
Guidelines incorporates best planning practices for sustainable development, 
including water conservation measures and energy efficient design and 
construction, per the Residential and Commercial Energy and Green Building 
program and codes adopted by the Park City Building Department in effect at the 
time of the current Application as of December 1, 2020 (i.e. IECC 2018). 

Conditions of Approval 

1. The applicant shall comply with the City’s EV requirements, as outlined in LMC 
Section 15-3-11, Electric Vehicle Charging Stations.   

2. The applicant shall comply with the City’s (soon to be adopted) Dark Sky 
Ordinance, Ordinance No. 2020-XX. 

3. The applicant shall submit a construction waste management plan to the City’s 
Planning and Sustainability Department for approval/denial pursuant to the 
standards herein prior to commencement of any demolition or construction at the 
project, which plan shall identify the manner in which applicant shall log, report, 
and achieve a minimum diversion rate of 100% for demolished asphalt, and a 
minimum diversion rate of 50% of construction waste into not less than four 
material streams with an average stretch goal of 75%.  From and after 
commencement of demolition or construction and throughout any demolition or 
construction process, the applicant shall submit quarterly reports to the City’s 
Planning and Sustainability Departments demonstrating the applicant’s 
compliance with the construction waste management plan. 

4. Prior to issuance of a building permit for a particular building, the applicant shall 
submit a detailed energy model report and standard outputs to the City’s 
Planning and Sustainability Departments for approval/denial pursuant to the 
standards herein for such building showing how the building is expected to meet 
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the intended [energy] targets and pEUI goals.  The applicant may, at its election, 
submit detailed energy model reports and standard outputs for “building types” 
that may be utilized to satisfy this condition for one or more buildings in the 
project that are of the type modeled in the general model submitted.   

5. Included with applications for building permits, the applicant shall submit building 
plans demonstrating at least a 20% energy savings for each building and/or 
building type compared to the State’s currently adopted energy code (i.e. IECC 
2018) and the use of high-performance building envelopes and mechanical, 
lighting, and/or window systems designed to accomplish such savings.   

6. For the first two years after receiving a certificate of occupancy for a given 
building, the applicant shall submit or cause to be submitted energy performance 
information for such building to the City’s Planning and Sustainability 
Departments demonstrating actual building performance measured against the 
building performance goals for that building.  Performance indicators shall 
include energy consumption, verification of on-site renewable energy generation, 
water consumption, waste management, and the targeted individual pEUI for the 
specific building.  The applicant will meet with the City’s Planning and 
Sustainability Departments within 30 days of these annual submissions and shall 
take operational actions to correct noted deficiencies.  Verification pathways 
include Energy Star Portfolio Manager or a similarly appropriate energy 
management programs.   

7. The applicant shall purchase Renewable Energy Credits (“REC”) for each 
completed building in the project.  The RECs shall be used to offset delivered 
[energy] to the project that is not supported by on-site renewable energy systems 
for a period equal to the lesser of: (a) five (5) years; or (b) the number of years 
from the date the final certificate of occupancy is issued for the applicable 
building and the estimated date that the City’s fully renewable power source will 
be on line (currently estimated to be 2030).  The number of RECs purchased for 
each completed building shall be equal to the difference between the anticipated 
energy demand for a given building minus the anticipated on-site energy 
production attributable to such building. REC accounting shall be submitted to 
the City for the first five years of occupancy on an annual basis for compliance 
with this Condition.        

8. The applicant shall install and commission at least a 678KW photovoltaic array 
for the entire project, which array shall be constructed on a phased basis in 
connection with the completion of the building[s] upon which the array is located.   
The applicant shall also design the applicable building electrical systems so as to 
accommodate additional on-site photovoltaic arrays if deemed appropriate by the 
applicant. 
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9. If the applicant installs a modular micro-anaerobic digester, the applicant shall 
cause all commercial food service operators within the Project to utilize the 
digester for the processing of food wastes.  In addition, on-site renewable energy 
generated by the digester shall be incorporated into the project such that biogas 
and liquid fertilizer amendments are, to the degree possible, utilized on-site. 

10. All mechanical systems (where such energy ratings are available) and 
appliances installed in the project shall be Energy Star (or similarly rated) and 
must demonstrate above-standard energy performance, and be right sized for 
appropriate end-use.  

11. All plumbing fixtures installed in the residential elements of the project shall be 
WaterSense (or similarly rated) to meet the EPA criteria as low-flow fixtures and 
reduce the water consumption of the project.  

12. The applicant shall employ best management practices for stormwater filtration in 
the project to increase the quality and decrease the quantity of stormwater runoff 
from the project. 

13. The applicant will utilize Waterwise landscaping as defined in the LMC, and 
irrigation techniques to decrease water consumption within the project. 
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Exhibit A 
 
Background 
The Planning Commission held Work Sessions on the application on May 27, 2020, 
June 10, 2020, and June 24, 2020.  An administrative determination was made on July 
8, 2020, that the application is considered a substantive modification of the existing 
MPD.  Minutes from those meeting are linked. 
 
The public hearing was opened on August 26, 2020. 
 
Previous Staff Reports, Presentations and additional project information including 
schedule updates, can be found on the City’s project webpage: 
 
https://www.parkcity.org/departments/planning/park-city-mountain-base-area-
development-project 
 
Master Planned Development Process 
The regulatory process and requirements for Master Planned Developments are 
outlined in LMC § 15-6, Master Planned Developments.  
 
The purpose of the MPD Chapter is to describe the process and criteria for review of 
Master Planned Developments (MPDs) in Park City. The Master Planned Development 
provisions set forth Use, Density, height, parking, design theme and general Site 
planning criteria for larger and/or more complex projects where the MPD process can 
provide design flexibility necessary for well-planned, mixed use developments that are 
Compatible with the surrounding neighborhood. The goal of this section is to result in 
projects which: 
 

A. complement the natural features of the Site; 
B. ensure neighborhood Compatibility; 
C. strengthen the resort character of Park City; 
D. result in a net positive contribution of amenities to the community; 
E. provide a variety of housing types and configurations;  
F. provide the highest value of open space for any given Site; 
G. efficiently and cost effectively extend and provide infrastructure; 
H. provide opportunities for the appropriate redevelopment and reuse of existing 

structures/sites and maintain Compatibility with the surrounding neighborhood; 
I. protect residential uses and residential neighborhoods from the impacts of non-

residential Uses using best practice methods and diligent code enforcement; and 
J. encourage mixed Use, walkable and sustainable development and 

redevelopment that provide innovative and energy efficient design, including 
innovative alternatives to reduce impacts of the automobile on the community. 

K. Encourage opportunities for economic diversification and economic development 
within the community. 
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The Planning Commission is the primary review body for MPD’s. The Planning 
Commission shall approve, approve with modifications, or deny a requested MPD with 
written findings of fact, conclusions of law, and in the case of approval, conditions of 
approval. All MPD applications shall be reviewed for consistency with the goals and 
objectives of the Park City General Plan. 
 
To approve an MPD, the Planning Commission is required to make the Findings 
outlined in LMC § 15-6-6(A-O) as follows: 
 

A. The MPD, as conditioned, complies with all the requirements of the Land 
Management Code; 

B. The MPD, as conditioned, meets the minimum requirements of Section 15-6-5 
herein; 

C. The MPD, as conditioned, provides the highest value of Open Space, as 
determined by the Planning Commission; 

D. The MPD, as conditioned, strengthens and enhances the resort character of Park 
City; 

E. The MPD, as conditioned, compliments the natural features on the Site and 
preserves significant features or vegetation to the extent possible; 

F. The MPD, as conditioned, is Compatible in Use, scale, and mass with adjacent 
Properties, and promotes neighborhood Compatibility, and Historic Compatibility, 
where appropriate, and protects residential neighborhoods and Uses; 

G. The MPD, as conditioned, provides amenities to the community so that there is 
no net loss of community amenities; 

H. The MPD, as conditioned, is consistent with the employee Affordable Housing 
requirements as adopted by the City Council at the time the Application was filed. 

I. The MPD, as conditioned, meets the Sensitive Lands requirements of the Land 
Management Code. The project has been designed to place Development on the 
most developable land and least visually obtrusive portions of the Site; 

J. The MPD, as conditioned, promotes the Use of non-vehicular forms of 
transportation through design and by providing trail connections; and 

K. The MPD has been noticed and public hearing held in accordance with this 
Code. 

L. The MPD, as conditioned, incorporates best planning practices for sustainable 
development, including water conservation measures and energy efficient design 
and construction, per the Residential and Commercial Energy and Green 
Building program and codes adopted by the Park City Building Department in 
effect at the time of the Application. 

M. The MPD, as conditioned, addresses and mitigates Physical Mine Hazards 
according to accepted City regulations and policies. 

N. The MPD, as conditioned, addresses and mitigates Historic Mine Waste and 
complies with the requirements of the Park City Soils Boundary Ordinance.  

O. The MPD, as conditioned, addresses Historic Structures and Sites 
on the Property, according to accepted City regulations and policies, and any 
applicable Historic Preservation Plan. 
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Appeals of Planning Commission action shall be conducted in accordance with LMC § 
15-1-18. 
 
Once the Planning Commission has approved an MPD, the approval is put in the form 
of a Development Agreement (DA). The DA must be ratified by the Planning 
Commission, signed by the City Council and the Applicant, and recorded with County.  
Minor administrative modifications are allowed. Construction is required to commence 
within two (2) years.  
 
After an MPD is approved the developer must subdivide individual parcels, and seek 
Conditional Use permits if required by the Planning Commission at the time of the MPD 
approval. 
 
Without limiting the Planning Commission’s review of the full MPD, staff understands 
current expectations of the Commission are to focus primarily on the following: 
 
Scope of Review Table 
Topic How Reviewed Relevant Code 
Density 1998 DA including 

allocation between parcels; 
net reduction of UE’s 
proposed along with a 
shifting of density among 
parcels 

1998 DA; 2019 First 
Amendment to the DA 

New Site Plan Substantive Amendment to 
Exhibit D of the 1998 DA 

15-6-5(G) 
 

Perimeter Setback 
Reductions 

Newly applied for 15-6-5(C)  
15-2.16-3(C), (E), and (G) 

Building Height Exceptions Newly applied for 15-6-5(F) 
15-2.16-4 

Parking Substantive Amendment to 
Exhibit K of the 1998 DA 

15-6-5(E) 
and comparison to 
mitigation in existing MPD 

Traffic and Transportation 
Mitigation 

Substantive Amendment to 
Exhibit J of the 1998 DA  

Traffic and Transportation 
Master Plan and 
comparison to mitigation in 
existing MPD 

Affordable Housing Blended proposal per 2015 
COA 

current LMC/Housing 
Resolution for parcels B-E 
based on employee 
generation; propose 
incorporating 23 bed 
deficiency but not apply 
new housing 
resolution;   pending review 
of Housing Authority  
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https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-1-18_Appeals_And_Reconsideration_Process
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https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-6-5_MPD_Requirements
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-6-5_MPD_Requirements
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-2.16-3_Lot_And_Site_Requirements
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-6-5_MPD_Requirements
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-2.16-4_Building_Height
https://www.parkcity.org/Home/ShowDocument?id=68703
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-6-5_MPD_Requirements
https://www.parkcity.org/Home/ShowDocument?id=68703
https://www.parkcity.org/Home/ShowDocument?id=43465
https://www.parkcity.org/Home/ShowDocument?id=43465
https://www.parkcity.org/Home/ShowDocument?id=68715
https://www.parkcity.org/Home/ShowDocument?id=68715
https://www.parkcity.org/departments/find-affordable-housing/additional-information
https://www.parkcity.org/departments/find-affordable-housing/additional-information


 
Phasing Plan Substantive Amendment to 

Exhibit H of the 1998 DA 
15-6-4(G)(7) requires a 
Phasing Plan 
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