December 7,2018 12019 REVISIONS IN RED

Park City Housing Authority
PO Box 1480
Park City, UT 84060

Park City Heights — Amended Housing Mitigation Plan

Project: Park City Heights Master Planned Development
Developer: Ivory Homes

General:

On May 11, 2011 the Master Planned Development (MPD) for Park City Heights was approved for a mixed
residential development consisting of 160 market rate units and 79 affordable/attainable units on 239 acres.
An amendment to the MPD was approved on November 6, 2013, this addressed relocation and configuration
of lots and streets. As part of the approval the Developer is required to satisfy an affordable/attainable
housing requirement with forty-four (44) units approved under the 17-99 Housing Resolution and thirty-five
(35) units approved under the 20-07 Housing Resolution.

The units will be large enough to capture all of the square footage necessary under the AUE obligations. All
affordable/attainable units are to be for sale units. None of the units are intended to be rented by the
Developer or future owners. Restrictions and priorities may include qualification options, sales price

limits/ range, rental restrictions and affordability terms.

Phasing Schedule:
The Project may be plated in phases in accordance with the approved phasing plan. The following schedule

is provided to indicate the required AUE’s to be built in each phase. However, each primary phase may
include sub-phases as market conditions dictate and the phases may be adjusted.

Phase 1 - 103 Units
- 68 Affordable/ Attainable — To be completed by December 31, 2020

- 35 Market Rate Units

Phase 2 - 39 Units — Was 47
- 0 Affordable/ Attainable Was 5
- 39 Market Rate Units Was 42

Phase 3 - 2 Units Was 34
- 0 Affordable/ Attainable Was 2
- 2 Market Rate Units Was 32

Phase 4 - 47 Units Was 29
- 3 Affordable/ Attainable Was 4 — To be com leted by December 31, 2025
- 44 Market Rate Units Was 25
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Phase 5 - 48 Units Was 15
- 8 Affordable/ Attainable Was 0 — To be completed by December 31, 2025
- 40 Market Rate Units Was 15

Phase 6 is Removed — Was 11 Market Units
All Phases 79 Affordable/ Attainable Units (or equivalent AUE’s)

160 Market Rate Units
Total: 239 Units

Construction Timing:
The general layout and concept plan for Park City Heights dictates that the infrastructure is built from the

lowest point of the slope (north) or entrance of the project to the highest point on the mountain (south).
Because construction dictates this development pattern and the majority of affordable/attainable units are
lower on the hill, the affordable/attainable units will be constructed at a different rate than market rate units.
All of the affordable/attainable units will receive a certificate of occupancy prior to issuance of building
permits for the last ten (10) percent of the market rate units. Project and housing requirements dictate that
the affordable/ attainable units are built in conjunction with the market rate units. The developer is front
loading as many affordable/attainable units as possible to ensure that the requirements are satisfied. In
Phase I, 68 affordable/attainable units will be completed . The balance of 11 units will be completed
in Phases 4 & 5.

Phase 1 construction began in 2016 for a total of sixty-eight (68) affordable/attainable units. The first
Certificates of Occupancy were issued completed in the fall of 2016. The first affordable/attainable unit will
be ready for occupancy prior to the first market rate unit. The majority of the affordable/attainable units are
clustered at the entrance to the Subdivision and the Developer will ensure that the units are built with high
quality building materials and well maintained. Projected absorption rate is 8-12 units per year as dictated by
the market.

Phase 1 — Year 1 Projection = 10 Total Units

TYPE OF NUMBER OF NUMBER OF SQUARE FEET
UNIT UNITS BEDROOMS PER UNIT
Park Home - Single Family 6 3 1,600 - 2,100
Park Home - Townhome 4 2-3 1,000 - 1,400
Product Pricing:

The intent 1s to offer a wide range of both product type and product pricing. Pricing in the first building of
the Attached Park Home Townhomes product in Phase 1 will begifi in the $240,000 range and go upwards of
$400,000 for the Single Family Detached Park Homes, depending on unit type, bedroom counts, square
footage, and construction finishes. Developer will work with Park City Municipal Corp to determine final
sales pricing as well as product type and size. It is anticipated that attached units will be priced lower and




single family detached units will be closer to the maximum price range, thus having a greater range of
diversity. Pricing for the first ten (10) units is now set as shown in the attached spreadsheet (Exhibit B) for
the Park Home Townhome units 25, T26, T27, T28 and Park Home Single Family Detached Units
1,2,3,10,11 and 12. Any changes to the unit pricing, bedroom count, or completion schedule included in
Exhibit B will require approval by the Housing Authority.

Marketing Plan:
Developer agrees to give priority to those full-time employees who work within the area of the Park City

School District boundaries, particularly essential workers. This area includes but is not limited to
Intermountain Healthcare Park City Medical Campus, USSA Headquarters and Training Annexation.

Developer will hold information seminars with these target groups to discuss the qualifications for purchasing
deed restricted affordable/attainable housing units. Developer will also provide Credit Repair Services for all
of those in need of such services.

Methodology of Affordability:

Affordability Defined

Affordability is defined such that the total amount of the mortgage, basic utilities, taxes, insurance and HOA
payments may not account for more than 30% of household income. The median wage of the core Park City
worldorce is determined annually by the City Council.

Affordable Unit Equivalent
There are two resolutions that govern the affordable/attainable units in Park City Heights. Resolution 17-99

dictates that a two-bedroom unit with 800 square feet of Net Livable Space is considered one Affordable Unit
Equivalent; and Resolution 20-07, dictates that a two-bedroom unit with 900 square feet of Net Livable Space
is considered one Affordable Unit Equivalent.

Average of Affordability

The intent is to maintain an average rate of affordability. Flexibility must be given in the Housing Mitigation
Plan in an attempt to maximize a level of affordability. There may be some single-family units that fall
outside of the affordable range, alternatively, providing attached units could keep the average rate of
affordability lower delivering a lower average price.

Compliance Standards
It is anticipated that there will be a mix of unit types and standards as outlined below:

o All affordable units will be built to a minimum LEED Certified OR NAHB Green level and
appliances & light bulbs shall be Energy Star qualified products.

* Size differentials of the exterior appearance of the cottage home affordable units will be
compatible with cottage home market rate units and will use similar exterior materials and
guidelines.

® Standard construction practices will be the same for the affordable/attainable and market units
and incorporate the same general construction materials in the following areas: insulation,
windows, heating systems, and other components related to energy efficiency including
landscaping.



* Al affordable/attainable units will be constructed in accordance and consistent with the MPD
approved Park City Heights Neighborhood Design Guide.

e  All affordable/artainable units will be constructed on Park City Heights property (MPD site).
This includes the transfer of the THC units from the Park City Medical Center site to Park City
Heights.

Product type/Unit descriptions

Product type in all phases will be determined based on market conditions, lot size, topography, number of
stories, adjacent homes, and other factors. Flexibility will be required and a necessity in order to provide the
right product at the right price to maintain affordability. Units will be configured in two, three and four
bedroom layouts. A minimum of seven (7) - two bedroom units will be provided in the Attached Park
Home Townhomes.

Average Median Income/Workforce Housing Wage (Guideline)

Housing Resolution 17-99 uses an Average Median Income (AMI) in Summit County and Housing
Resolution 20-07 uses the Workforce Housing Wage (WHW) in Park City. The first ten (10) units will be
split with four (4) of the units under HR 17-99 and six (6) under HR 20-07.
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From: Troy Goff <troyg@ivoryhomes.com>
Sent: Friday, December 07, 2018 3:.01 PM
To: Rhoda Stauffer; Chris Gamvroulas
Cc: Anne Laurent; Jason Glidden; John Cahoon; Brad Mackay; Dan Fielding
Subject: RE: meeting
Attachments: image001.jpg; 9FE0558B6B4948E08262E3380B4FABAE[485399].png; Proposed

Amended Housing Mitigation Plan 12-7-18.docx

Hello Rhoda,

Per your request | wanted to get you over some language to share with the Housing Authority as to how the phasing
changes that Ivory is proposing will impact the delivery of Affordable/Attainable Units in Park City Heights.

The phasing changes to phases 2-5 in Park City Heights will not alter the time frame that Ivory Homes has committed to
constructing the Affordable/Attainable Homes in Park City Heights. The current plan calls for 8-12 Affordable/Attainable
Homes to be completed each year in Park City Heights. Under the current plan, this forecast would assume a build out of
the Affordable/Attainable Homes by the end of 2025.

In an effort exceed our commitment, lvory Homes plans to build the remainder of the Affordable/Attainable Park Homes
(23 in total) and Affordable/Attainable Townhomes (20 in total) by the end of 2019 as well as three of the Attainable
Cottage Homes. The remaining two Attainable Cottage Homes in phase one would start construction in 2019 and be
completed in 2020.

We forecast that we will have a total of 68 Affordable/Attainable Homes constructed in Park City Heights by the end of
2020, putting us three and a half years ahead of schedule. The remaining 11 Affordable/Attainable Homes in Park City
Heights are forecasted to be completed by the end of 2025.

With the phasing changes being

Phase 1- 103 Units
- 68 Affordable/Attainable Units
- 35 Market Rate Units

Phase 2- 39 Units
- 39 Market Rate Units

Phase 3- 2 Units
- 2 Market Rate Units

Phase 4- 47 Units
- 3 Affordable/Attainable Units
- 44 Market Rate Units

Phase 5- 48 Units
-- 8 Affordable/Attainable Units
- 40 Market Rate Units



| have made these changes to a new proposed Draft of the Mitigation Plan attached. Please let me know if you need
anything else from us for your upcoming update to council and the Housing Authority.

Thank You,

Troy Goff

New Home Sales Consultant

"For All lvory Homes Neighborhoods"
435-729-0550
troyg@ivoryhomes.com

mNORYHOMEs

Growing (:Dd Chaor 19 ng with Utah

From: Rhoda Stauffer <rhoda.stauffer@parkcity.org>
Sent: Tuesday, December 4, 2018 4:24:07 PM

To: Troy Goff; Chris Gamvroulas

Cc: Anne Laurent; Jason Glidden

Subject: meeting

Troy & Chris, we need to meet with you and are hoping that you can come to City Hall on the afternoon of December
17. At this point, we aren’t ready for the annual update because we still don’t have the material we need to update the
Housing Mitigation Plan . We've got the lot changes, but we still don’t have the Phasing changes that have to be
incorporated and approved.

Without that update, we also can’t approve additional sales, so we really want to get this taken care of as soon as
possible.

Please let us know if you can make a meeting on Monday, December 17. Right now, we are wide open on that date.
Thank you

Rhoda

Rhoda J. Stauffer

Affordable Housing Program
Community Development

Park City Municipa! Corporation
435-615-5152

Rhoda.stauffer@ parkcity.org

This email message and attachments (if any) are RESTRICTED, CONFIDENTIAL, may be subject to a
LEGAL PRIVILEGE, and are sent in trust intended solely for the recipient to whom addressed. Unauthorized
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Exhibit B-Revised 1-08-2019
Park City Heights Proposed Pricing by Unit Type

October 24,
2016
Proposed Housing
Pricing from | # of Bed- Resolution Negotiated
Town Homes Ivory Homes rooms Pricing Limit Pricing
T25 319,900 3 409,501 319,900
T26 249,900 2 365,759 249,900
T27 297,900 3 409,501 297,900
T28 329,900 3 409,501 329,900
T9 303,858 3 409,501 329,900
T10 336,498 3 409,501 359,900
T11 326,298 3 409,501 349,900
T12 254,898 2 365,759 299,900
T21 332,823 3 409,501 349,900
T22 259,995 2 365,759 299,900
T23 309,935 3 409,501 329,900
T24 343,227 3 409,501 359,900
T13 339,479 3 409,501 349,900
T14 265,194 2 365,759 299,900
T15 316,133 3 409,501 329,900
T16 350,091 3 409,501 359,900
T17 322,455 3 409,501 329,900
T18 270,497 2 365,759 299,900
T19 346,268 3 409,501 349,900
T20 357,092 3 409,501 359,900
T5 353,193 3 409,501 349,900
T6 275,906 2 365,759 299,900
T7 328,904 3 409,501 329,900
T8 364,233 3 409,501 359,900
T1 335,482 3 409,501 329,900
T2 371,517 3 409,501 359,900
T3 360,256 3 409,501 349,900
T4 281,424 2 365,759 299,900
sub-total 8,903,256 11,159,834 9,235,200
October 24,
2016
Proposed
Pricing from | # of Bed- Proposed
Park Homes Ivory Homes | rooms Limit Scenario
1 $408,900 3 $375,179 $375,179
2 $374,900 3 $375,179 $375,179
3 $408,900 3 $375,179 $375,179
10 $408,900 3 $375,179 $375,179
11 $374,900 3 $375,179 $375,179
12 $408,900 3 $375,179 $375,179
4 $419,272 3 $375,179 $438,500
5 $384,272 3 $375,179 $438,500
6 $477,900 4 $445,463 $465,900
7 $419,122 3 $375,179 $438,500
8 $384,272 3 $375,179 $438,500
9 $477,900 4 $445,463 $465,900
13 $489,878 4 $445,463 $465,900
14 $393,878 3 $375,179 $438,500
15 $429,600 3 $375,179 $438,500
22 $489,878 4 $445,463 $465,900
23 $393,878 3 $375,179 $438,500
24 $429,600 3 $375,179 $438,500
16 $440,340 3 $375,179 $438,500
17 $403,772 3 $375,179 $438,500
18 $502,095 4 $445,463 $465,900
19 $440,340 3 $375,179 $438,500
20 $440,300 3 $375,179 $438,500
21 $502,095 4 $445,463 $465,900
28 $514,648 3 $375,179 $438,500
29 $451,348 3 $375,179 $438,500
30 $451,348 4 $445,463 $465,900
31 $514,648 3 $375,179 $438,500
32 $451,348 3 $375,179 $438,500
33 $451,348 4 $445,463 $465,900
25 $527,515 4 $445,463 $465,900
26 $462,631 3 $375,179 $438,500
27 $462,631 3 $375,179 $438,500
34 $462,631 3 $375,179 $438,500
35 $527,515 4 $445,463 $465,900
$15,581,403 $13,834,105 15,241,574
October 24,
2016
Proposed
Pricing from | # of Bed- Proposed
Cottages Ivory Homes rooms Limit Scenario
39 499,900 4 506,008 506,008
42 514,897 4 506,008 506,008
54 514,897 4 506,008 506,008
75 514,897 4 506,008 506,008
TBD 530,343 4 506,008 506,008
TBD 530,343 4 506,008 506,008
TBD 530,343 4 506,008 506,008
TBD 546,253 4 506,008 506,008
TBD 546,253 4 506,008 506,008
TBD 546,253 4 506,008 506,008
TBD 562,640 4 506,008 506,008
TBD 562,640 4 506,008 506,008
TBD 562,640 4 506,008 506,008
TBD 579,519 4 506,008 506,008
TBD 579,519 4 506,008 506,008
TBD 579,519 4 506,008 506,008
8,700,856 8,096,128 8,096,128

Total Revenue Initial Ivory Pricing Revenue $ 33,185,515

Total Revenue Resolution Limits
Total Negotiated Pricing Revenue

$ 33,090,067

$ 32,572,902
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Bedroom Count Summary
2 bedrooms
3 bedrooms
4 bedrooms
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amount below max allowed pricing

Was on Lot 6

Was on Lot 4
Was on Lot 9

Was on Lot 7

Was on Lot 18

Was on Lot 16
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Was on Lot 19
Was on Lot 30

Was on Lot 28
Was on Lot 33

Was on Lot 31

Was on Lot 35
Was on Lot 34

$1,407,469 amount above max allowed pricing
amount above max allowed pricing

S (517,165) amount negotiated pricing is below max allowed pricing
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