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IVINS
CITY COUNCIL
MINUTES
January 21, 2021

*NOTICE: This meeting was held electronically and in person, with limited seating to
observe social distancing. City Hall was the anchor location for the electronic
meeting. You may listen to the audio feed by going to www.ivins.com, clicking on the
""Government'' tab, clicking on the word "HERE'' under the words City Council

1) WELCOME AND CALL TO ORDER
MAYOR AND COUNCIL: The meeting was called t
was a quorum present.
All present included Mayor Hart, Council Membe mber McDonald, Council
Member Johnson, Council Member Larsen, Co er, and City Recorder

Kari Jimenez.
STAFF: City Manager/Attorney Dale Coulam,
Zoning Administrators Mike Rodriguez and Cod

Chuck Gillette.
t, Jerry
kw ce An and others who did not sign

EXCUSED: None.
Audience: Judith Kapuscinski, Steph

Council Member Larsen were present in
all of the City Council Members. Each

t 5:30 p.m. and announced there

am, Building and
irector/Engineer

Patrick Manning, Rob Goodman, Jane
in.
A. Acknowledgement

Council Membh

D. Disclosures

Council Member La

condo in the Black Dese project. He also disclosed that his company is installing rain

gutters for the contractor b g the Sage Villas project. There were no other disclosures or

conflicts of interest with items on this meeting's agenda.

2) REPORTS, PRESENTATIONS AND APPOINTMENTS

A. Concept Plan Report for the Skyler Ence Tri-Plex, located at approximately 211 & 217 West
and 200 South. BAMBAM Holdings, LI.C-Owner. Skyler Ence-Applicant.

Cody Mitchell reported that the applicant would like to build a tri-plex on the property. The

property consists of just over half an acre and the proposed lots and improvements are in

compliance with City ordinances.

B. Department Reports: Building Department; Public Works/Engineering; Finance
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Cody Mitchell reported that they issued 146 new residential permits in 2020, 38 remodel
permits, 104 other permits consisting of accessory dwellings and pools and 69 solar

permits. Beginning in 2021, they have issued 11 new residential building permits with a total of
20 permits overall. Code Enforcement has been steady and the Code Enforcement Officer is
doing a good job. The City recently hired Randall Martin from Stafford Arizona to assist with
inspections. Mayor Hart referred to the calendar year and inquired how it compared to the
previous year. Cody Mitchell indicated that they average between and 10-12 a month in a
normal year for a total of 100-120 permits in a year. The City superseded that this calendar year
by approximately 25 permits. Mike Rodriguez reported that the City issued total of 391 total
permits for the calendar year of 2020, which is the highest nu the City has issued since
2017.

Chuck Gillette reported that the Public Works crew has
working on the Transportation Master Plan and spoke
that the Transportation Expo that is usually held at

usy crack sealing. He is still
sultant today. He reported
ill be held virtually on
is free but you need to
mmented that it
additional money towards that and he is waitin an updated Federal ent. Money has

been previously approved for that project and wh ement, he will
bring it forward to the City Council. ber or
October of this year.

Lane Mecham indicated that there is . Auwritten report was provided and is
available as an attachment to this agel\

C. Planning Commission Re

Commissioner Ande : nni ission
and continued to di o Lightin ce, ill be set for a Public Hearing

before the Planning . N
TURE AGENDA ITEMS

liffs, causing congestion, safety concerns with the narrow two
c lists coming and going. They were also concerned with lack
of sanitation for tho i e desert as a restroom. They understood that the State Park is
going to start charging e ing lot before the entrance gate and felt that will make the
parking situation down the >t even worse. They have witnessed several near misses where
kids are out in the road or car doors opening and forcing cyclists into the other lane. They would
like to see no parking on the shoulder because it is not adequate for parking. Mayor
Hart commented that he has seen exactly what they are talking about and there is almost no
shoulder. He did not think this was a policy issue that the Council would address but likely
something that law could review with them. Dale Coulam stated that he has discussed this with
the Chief of Police Bob Flowers and the Public Works Director Chuck Gillette about where to
place no parking signs. He was curious as to where the new State Park gate will go because he
has not had an update on that. If need be, they can address the parking similar to what they did
at Fire Lake Park when parking was an issue. Chuck Gillette indicated that he thought that
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when the new State Park gate goes in and people are no longer able to hike for free, the parking
problem is going to go away and solves the problem. Mayor Hart was not sure that would be the
case. Susan Nelson referred to the State Park moving the gate and one of their neighbors sits on
the Snow Canyon State Park board and as of right now, the State Park is not looking at moving
the gate but putting in an extra lane where the gate is because they do not have the funding to
move the gate so that is not going to happen for at least a year. A parking machine is supposed
to be installed in the next two weeks and disagreed that moving the gate would solve the parking
problem, which is getting worse by the day. Council Member Gordhammer stated that she is
on the Joint Snow Canyon State Park Committee and would like to talk to Park Manager Kristen
Comella because the last Kristen updated the Committee, the would be moving. She will
provide a report at the next meeting. Mayor Hart comment. in the meantime he will leave
this to Dale Coulam, Bob Flowers and Chuck Gillette to s immediately on a temporary
basis.
The next comment was submitted by Fred Grindle. i dicated that his concern was

over the current feral cat policy and how Anim He lives in
Kayenta and there are a number of feral cats nuisance, a threat to
wildlife and a health threat because they can tr ents. He spoke
with Animal Control and was told that he could r they would take
the cat, he was told no, that they no That leaves

him having to either kill the cat or t neighborhood and inquired who
wants that responsibility. He does no i changed but feral cats have
become his problem. Mayor Hart stat Trap, Neuter, Release) program

was occurring but recalled.th rified that FIAS (Friends of
Ivins Animal Shelter) d spay and neuteri i longer in business. There
is lack of funding a en wi e a so after they are fixed, they are

generally released back i y came from, rather than creating the problem
for a dlfferent nelghborh IS TNR would solve the problems that were
raised. He w kK wi ¢ > and have him report on this.

Council did not have
MOTION: Council nson moved to approve the Planning Commission’s
recommendation to app a Preliminary Plan for Palisades at Snow Canyon Phase 8
SECOND: Council Member Larsen

VOTE: The motion carried.

Council Member Mehr AYE
Council Member McDonald AYE
Council Member Johnson AYE
Council Member Larsen AYE
Council Member Gordhammer AYE

B. Discuss and consider distribution of uncommitted Arts RAP Tax Funds
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Lane Mecham indicated that there is a total $27,383.00 and the Arts Commission has spelled
out their recommendations on their memo. A copy of that memo is available as an attachment to
this agenda. Mayor Hart clarified that there were three (3) applications, those being Tuacahn,
the Kayenta Arts Foundation (KAF) and Ivins City. Judith Kapuscinski stated that the Arts
Commission felt that for this year at least, there were two (2) that applicants that are actively
engaged in providing art education, experiences to Ivins' residents and other and/or tax revenue
to the City so they decided to recommend funding Tuacahn and KAF for $10,000 each, with the
remainder $7,383 funded to the City on the condition that the funds support moving the round-
about sculpture to the new City Hall. They also recommended that the Arts Commission have
the opportunity to make recommendations on any acquisition lacement of public art by the
City prior to any acquisition or placement. They felt that f unidentified projects would be
poor stewardship on the Arts Commission's part and tha AP Tax should be used for
public art and not to put art in private offices. Counci ordhammer complimented
the Arts Commission for their recommendations, indi equests were very well

e discussion regarding
the cost to move the round-about sculpture. but the Arts
Commission did not feel that it was advisable to projects that are
not identified. Council Member Larsen comme i discussed that
what was left over, to use the funds Ki stated that
the Arts Commission advised to no
Hart referred to Ivins City's applicati
year and wanting some additional art fo
City Hall is supposed to b

r Johnson suggested that
the funds be divided i e City does need to move the
t have the exact costs for that. Judith
Kapuscinski appreciated nson was saying but commented that they
have two licants tha U ch after enduring a very hard year and
there is s ' G ilat elocate the round-about statue and indicated
that she ha jecti . Council Member McDonald stated that

. The City should put that money aside and save

, to the new City Hall. Mayor Hart inquired if he was

e go to City Hall art. Council Member McDonald indicated
tain amount to the other two applicants. He suggested $5,000
each to Tuacahn and KAF ith the remaining to Ivins City. Council Member

Gordhammer stated that the Arts Commission has made their recommendations and she felt
that it was the Council's charter to direct the funds to known arts projects. She would not support
saving the money for unknown projects and felt that it was the City’s obligation to fund the
efforts in front of them. She supported the Arts Commission's recommendations. Council
Member McDonald indicated that the new City Hall is not an unknown art project. The City
has known it for years and he has tried to do his best over the years as this discussion has come
up, to encourage the City to be saving money for the new City Hall because it is a known
project. Council Member Gordhammer commented that by unknown, the Arts Commission is
stating that the project is identified, meaning a piece of art for the foyer, a statue to be located at
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a certain place and similar. Judith Kapuscinski stated that was correct and is a specified art
project or specified piece of art that the Arts Commission can look at and make
recommendations to the Council, based on something the Arts Commission has had a chance to
review and consider. Council Member McDonald encouraged the Council to be aware that yes
this is RAP tax funding, it is tax payers’ money and for the City to be fiscally responsible to save
in advance, to provide art in a public building, he did not view that as intangible just because the
City has not decided exactly what's going to go on what wall and what it is going to look

like. It's important to be fiscally responsible with this money and the City has given RAP tax
money to Tuacahn and KAF already this year so the City is entitled to saving a greater portion
for a known project. Judith Kapuscinski indicated that if the has a piece of art they want
to purchase or place, the Arts Commission should be involv. at time because they make
recommendations to determine whether that’s a piece of t's appropriate and where it is to
be placed. Council Member Johnson referred to her ent regarding dividing the
funds among the three (3) applicants and stated th i olved to moving the round-

placed has to be prepared so she did not thin st dividing the funds
equally into three (3).

MOTION: Council Member Gor ission’s

recommendations to provide Arts i mount of $10,000 to Tuacahn,
$10,000 to KAF and the remaining
SECOND: Council Member Mehr

There were two (2) wh a majority.

MOTION: Council Ww RAP tax funds of $27,383 and divide

that by three (3) in equal pa acahn,

and Ivins City

who choses who is appointed to the Arts Commission. Mayor Hart stated it is with the advice

and consent of the City Council so the City Council has the final say.

C. Discuss and consider authorizing moving forward with Public Infrastructure District (PID)
financing as public assistance for Black Desert Resort at Entrada

Mayor Hart indicated that representatives of the developer and the developer’s team were

present in the City Council room and Ivins’ expert, Benj Becker with Zions Public Finance

(Zions), was in attendance via the electronic "Zoom" platform. Benj Becker reported that Zions

has been asked by Ivins City to look at what has been presented by the developer and to share

their recommendations and thoughts on the project and help provide the Council with some

critical questions so that the Council can make sure are answered in the Council’s mind. There
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has been a substantial amount of work put in by the developer team and all of their consultants
and he felt that they have been interested in details and have done a very good job in trying to be
open with their information. Zions’ position is that they have felt that from the beginning this is
a very transformative development and has great potential for Ivins City. Some of the
assumptions the development team made for public benefits, Zions felt that those were on the
conservative side and Zions typically errs on the conservative side so they were happy to see that
from the developer’s perspective on some of the assumptions from retail sales tax and the hotel
and tourism taxes. He referred to Zions’ presentation, which is available as an attachment to this
agenda and indicated that Zions regularly reviews development proformas for different cities
throughout the State and there were a few items that stuck out em that the Council should
consider. They have only been looking at some of these nu for the better part of a month
or month and a half and some of the project costs, value urces have changed notably since
original presentations in late 2020. Zions recognized velopment team has come to
understand the restrictions or barriers or different et, their project has
changed. A good question for the Council from

Increment
he plans are being
nstruction bids;

e Financing and t
Financing, which are two funding sources that eveloper is looking

are with current market conditions, i nstruction bids are coming from
sources that the City is familiar with
Increment Financing is based on the pe
difference in a project that.i at covered parking is

¢ a financial gap in the
project and the abili v assistance. A lot of it is largely
based on a need for co i eloper’s perspective, and Zions understands

vel of service in amenities and usage of the

rs per parking space. In comparison to

535 million dollars. Zions did not argue with the costs
the Council to be comfortable with those

> $35 million dollars that ultimately needs to be

f the gap, through Tax Incremental Financing. Feeling a level
o to add that much of a benefit to the project, that it's worth the
City using the tax incre axable value of the property, is important. Mayor

Hart referred to the underg d parking creating the opportunity for the culinary village to be
built above the parking area and inquired if Zions’ analysis to date is strictly associated with
parking and not any potential advantage in having what would be occur above the parking. Benj
Becker clarified that what Zions is showing is just the cost of the parking, recognizing the
difference between structure and surface. They recognized the point that the project would

be losing site, utility and the ability to add some amenities if the project does not have that
structured parking because the space above it can be used, better position the site and create a
better amenity. He clarified that Zions has not looked at what would be the value loss, and there
is certainly a high degree of subjectivity there, if the developer is not able to have the full
benefits of that culinary center or if the culinary center has to reduce its footprint. They have not
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looked at that. Currently they are just making sure that the City is comfortable with those
construction costs for parking and the value that they add. Mayor Hart inquired what the
average parking stall cost was, recognizing that building a covered parking structure in lava
likely compounds the problem and the cost. Jason Burningham with the firm of Lewis Young
commented that they have looked at these structured parking elements all over the State and they
can range anywhere from $25,000-$30,000 thousand plus dollars so the cost that has been
indicated is right in line with what they are anticipating, although they are working in some
terrain that is different and creating a little more obstacle in terms of the overall cost but they are
comfortable with that cost right now. He indicated that what Benj Becker was pointing out is
that there is a cost to building a structure underground. He co nted that Mayor Hart made a
great point regarding what would be lost by not building u und parking and stated that
70.000+ square feet of retail would be lost and the equiv approximately 16 restaurants
that would not be built because of the surface parking nderground parking. Benj
Becker agreed that structured parking costs are an 0-$30,000 plus per stall so

the $28,000 per parking stall, in and of itself di niquely high. They
want to make sure that the City knows the nu i to be bridged, in
order for this project to be successful, otherwi se for Ivins to be

ect

not say that it was impossi ir i t that unique. He referred to returns and
that is necessary for this project to happen
ure that the project is done as proposed or
project like this would require a rate of
, suggests greater risks associated with receiving
ht increase has been seen in required returns on
of the pandemic in the long-term of what it does to
market condit i ~ hotel-type markets. If you look at the numbers that
) ase 1 timeframe, using the request for the PID and the CRA,
o IRR (Internal Rate of Return), within that required market
range. If that is extende er year, it's within that same frame. If you look at a phase 1
scenario with the PID tha been requested, and then a partial amount of what has been asked
for the CRA, from 2021-2029, that results in a 21% IRR. He cautioned the City Council that an
IRR changes based on a lot of different assumptions and when costs are incurred within the
timeframe and when cash flows are achieved so there is a degree of subjectivity to an IRR but
Zions’ recommendation is to figure out exactly what that number is from a CRA standpoint, to
know what is necessary to get to that IRR that would satisfy the requirements for this
project. Determine that dollar amount to create an IRR somewhere in the 20-22% range. If that
is ultimately satisfactory to the developer and to those that are raising capital for it, there isn't
sense to be using public tax dollars to enhance a return of what is necessary. They are not
indicating that the developer is trying to do that, they are representing Ivins and suggesting that
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this is a strategy the City should use in order to fully understand where those tax dollars are
going and what total amount of those tax dollars is needed to bridge that gap. Then, when that
number is identified, then a participation rate and the length of the CRA can be determined by
that identified gap. It is paramount to start meeting with the taxing entities to share the vision
and need because this is a very large consideration for them and it is a significant amount of
money being asked for and raised. There needs to be a detailed understanding of the phasing and
what triggers future phases. The developer has put out an expansive list of frequently asked
questions and has provided quite a few spreadsheets but to internally have a very good
understanding of the phasing, when it will be triggered, what causes it to be triggered, how the
future phases are going to be financed and make sure that esse payback period or that the
CRA ultimately occurs as planned, is important so that the very aware of the taxes and in
what amounts.

Mayor Hart indicated that there are a number of mis
comments he and the City Council members have
Council was basing this decision on facts and n

nd speculations based on the

discussion regarding

legitimacy of this type of use and in studying 1 egislature did, it
sounds like these tools were historically applie ies but he heard an
explanation that the tools are used to improve the eas in a City,
whether they are blighted or nothin n of what the

legislature intended with these tool i arified that what’s evolved over time
from the State’s perspective is not m occurred in other
area and revitalizing it

removal. The legislation
was a very small fraction of
cases it was underutilized property that
ially meaningful that could be funded. The
d in the early 2000's, it was modified to
gency Act. At that point the concept of
d reinvestment was introduced, along with

investment Agency (CRA). That still has a

uch broader than that. For projects areas that were
y 1 in every 3 of those projects, or approximately 33%, were
blight oriented proj i , there's less than 10% that have been used for blighted areas

turned into more beneficia perty where infrastructure and similar was installed. Parking
structures have been one of those elements that have significantly been funded through this type
of tool and have allowed several more projects to be more beneficial to communities. From a
statutory perspective, what is being requested is consistent, not only with the practical use of
what it is, but the legal use. He hoped that redevelopment and blight were not confused as the
only purpose or vision of what the tool was intended for, in fact that was the minority and much
more broader use of it is certainly what's being used over the past couple of decades. Mayor
Hart commented that he has researched this County by County and could not find very many
projects that were used for blighted projects. There were a few in Salt Lake and Weber counties
but the majority of the projects were the other use that was described. Jason
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Burningham stated that both Zions Public Finance and his firm does a fair amount of blight
studies, which are also known as development impediment studies, those are very infrequent
uses. There are a couple of reasons why they don't see the tool used much for that. Removing
blight wasn't the main need for municipalities and the second factor was that legislation became
more difficult to determine blight. Council Member Mehr wanted to clarify because the point
he has been making is that while this site (Black Desert Resort) doesn’t meet the standard of
blight, the developer doesn’t need to establish blight to obtain tax enhanced financing because
that's just one of the many tools that a developer can use to obtain additional financing. Jason
Burningham indicated that was correct and stated it's not even the major reason of why a CRA
or project area would be created. Council Member Mehr re ed a point of order,
commenting that the agenda item that was being discussed e PID or the TIF because they
are two separate agenda items. Mayor Hart commente 1s questions were in general but
suggested they focus on the PID and requested that B spond to the PID portion of
this and what his opinion is about that. Benj Beck: ID tool is a great new

states. There is no financial burden for the Ci
creates a separate taxing entity and is allowed ssed revenues
associated with that development. It will create
designated area but for that increase
overall development than they may iving 1 ea. As long as City has a very well

put together PID policy where the Cit of how it will work over the next
several decades, the City is represente& d that the City is comfortable
with the amount, the PID is.a valuable to i implemented or considered

in many cities throughe inqui ] r as Ivins’ advisor, if he's
i is i the Council moving forward

with, this portion of it. Benj ifi on Bronson and Mark Anderson share that
same opinion but indicate ” PID policy and stated the City would want
to make sure 3 ; he i fortable with; but in terms of adopting a
policy ta e forv ith tt ili ¢ s, he certainly agreed. That is the feeling

of Zions ai g because it allows the City an additional
option. ] d be involved if the Council determined that they
wanted to 1ancing tool. Dale Coulam stated that Randy Larsen

is Ivins’ legal expe ( D legislation. indicated that the City should start with
a PID pohcy, wh j 1entioned. After that, if the Council is going to move forward
e a governing document. The next step is to create a policy
and then the governin . The CRA with the TIF, the Council needs to know if the
other taxing entities are wi o play ball and if they're not, then this discussion is over as far
as the CRA. If the Council 1s saying "no" to a TIF completely, there is no sense of going to the
taxing entities. If the Council thinks this may be a tool they want to use and to see Plan A come
to fruition, the Mayor, with the developer, would approach the County and the School District
and see if they're willing to participate. In the meantime, the City would be answering those
questions that Benj Becker brought up and finalize the key numbers so that when the City knows
what the School District and the County are willing to do, the City is ready to say yes or no with
a solid foundation. The City has a lot of the answers but has not pinned down everything on the
CRA and he would not recommend forming that until the City knows that the County and School
Board are on board. There are two different tools and when it comes to the Council’s approval,
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they have to ask are they willing to use a PID to tax those who buy within the development and
it's just the development area subject to the increased tax. Mayor Hart asked City Council
Members to weigh in on the PID. Council Member Mehr inquired if the same "but for"
requirements need to be met for the PID as they do for the TIF. Benj Becker stated no because
the PID is a completely separate taxing entity with different rules and statutes. Mayor

Hart commented that anyone who would invest or buy into the project area would know that the
PID exists and would be paying more taxes than residents outside of that area. Jason
Burningham indicated that was correct and commented that the main reason why the PID still
works is because of the amenities added into the project and the purchasers purchase the units
because of the enhancement. Regarding the PID, the first and most question is does the City
Council think that the PID tool might be beneficial and if s icy should be created as
previously referenced by Ivins’ legal expert Randy Lars or Hart inquired as to the
inclination of the Council. Council Member McDo to Ivins resident Sharon
Barton sending an email to the Mayor and Council

type of funding was used, the projects generally was correct. Mayor
Hart commented that they were discussing t

later. Council Member Johnson referred to a d that the PID will
raise their taxes but clarified that it would only in e in the PID area
and not the existing residents. She cil Member

Gordhammer commented that that o bring up because she has heard the
same thing regarding increasing exist . ther issue she has heard with the
PID besides the policy is individuals b i d to know in advance of the

additional tax, otherwise ] and encouraged the
Council to keep that i ne PID. Mayor
Hart inquired at what point i t the higher tax. He assumed

at the time of closing but inqui ntees the City would have that buyers would
know well in advance o igher tax orgalos, Chief Legal Officer for the
developer, ; ] ase Contract) for each of the residential
units, t re 1S @ e . oses the additional PID assessment that
will be ill remain wi e property by using a REPC in subsequent sales

that conte . ill also be disclosed to any potential buyer before any
1ingham clarified that a buyer could not purchase the
g that. Council Member Larsen indicated that he

t the PID tool was appropriate for the developer to use

d in a specific area for that development. Council Member
Mebhr referred to the nation that was presented by Benj and inquired if that took into
account the revenue comi om the PID. Benj Becker stated that yes it did. The developer
has made an assumption there of not using the full legislatively allotted amount for the PID. The
City can assess up to .015 or 15 mils but the developer has gone notably below that at less than
half. Council Member Mehr inquired how they as a Council can jump to a conclusion and say
they’re good with the PID when they don’t understand the finances of the TIF because they have
gone from Plan A looked worse than Plan B and now with some tweaks to the proforma, Plan A
is now the glowing report. The City has not heard anything about why that is or what
assumptions have changed. He had a big concern about precedent and every future developer
coming to Ivins and wanting to be treated the same, which would be reasonable to expect so
every future development in Ivins is going to have a PID request and he inquired what the
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unintended consequences were and what does that do to affordable housing? The City does not
know indirectly and inquired if Ivins is trying to become a Park City resort or is Ivins trying to
maintain its identify as a bedroom community with some resort amenities. Before they as a City
Council can check the easy box off, the Council has to understand the financial assumptions that
are being presented and understand the gap more. Council Member McDonald heard Council
Member Mehr's concerns but commented that by agreeing to moving forward, the Council is not
agreeing to everything but on the flip side, once the City starts the process and without full
knowledge, the City may be too excited to stop moving forward, although he has already hear
three (3) in favor. He had to err on the side of caution and agree with Council Member Mehr and
continue to study this out and see what the possible side effect . Mayor Hart clarified that it
would be creating a policy. Council Member Mehr state s a commitment of time and
resources. Council Member Larsen inquired if this wa thing that could be done on a case
by case basis. Dale Coulam stated the Council could 0 do a policy document and do
it on a case by case basis but that generally is the p y document that they

forward and work on the governing documents.
contractor, as well as investors and partners that
bidding and sourcing material and s i
committed to the success of the pro
have to be cautious. He referred to th
Jason Burningham validated the assu
them. Jason Burningham indicated yes
that happened in the
completed $900 mil
of Plan A over Plan

large Utah based
e familiar with

the very best that it can be but they
trlck Mannmg and 1nqu1red if

would come from the
alwa rmined that there was a benefit
ey realized that they did not have all of the
} d in the model, that's where they went from
a more broac e : e, 1 et benefit, to it is a substantial benefit
p ! o the idea of Ivins City participating in a
s point in time and inquired of Benj Becker

is part of the re oper is looking for funding assistance. For Ivins City, the risk
¢ that, whether it's a more delayed process or whether the
market rebounds s00 ity would receive those public benefits that have been

shown to the City throug ocess and when the City would receive the tax increment that
comes from the hotel reso at might be delayed if the market for resort continues to be
tumultuous. Since looking at this project, Zions has been pulled into another project in
Washington County where a hotel developer is remarkably optimistic about the higher end resort
market. That is another perspective but in the last couple of months they have been pleasantly
surprised at the amount of capital investment that is interested in Washington County,
particularly the higher-end luxury hotel market. There are some signs pointing to continued
demand in the Washington County area. Jason Burningham provided a presentation to the
Mayor and City Council. A copy of the presentation is available as an attachment to this
agenda. He clarified that one of the reasons they suggested using the PID tool, was to remove
any risk from the City. These projects are created all the time and often the City funds some of
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the infrastructure improvements. They then do have the risk. The PID was a tool that they
worked closely with Ivins’ representative Randy Larsen on because they noticed that it could be
a very significant, beneficial and economic tool to local government. Instead of the City taking
the financial risk, that would be pushed on the PID. In this proposed project, the developer is
taking the risk or the bond holder who is purchasing the PID, is taking the risk and not the

City. What they have asked for consideration on is the authorization to move forward with the
Public Infrastructure District (PID). They would also like to know if the County and the School
District are interested and they believe that the School District generates more net benefit than
Ivins City would because they get the benefit of the high tax base but not a lot of school aged
children that the School District would be servicing. He woul e the City Council to allow the
developer, along with the Mayor, to go to the County and S istrict and present their case
for why they need the CRA. Council Member Mehr i if it is even consistent with the
County’s policy to incentivize retail or residential dev r is it really something else
that they would want to incentivize and thus want ipate. n Burningham indicated
that is part of the discussion they would have wi

dlscuss10ns with the County Commi is i in a lifetime
project. A $900 million dollar proj s not seen in the State of Utah
except for Salt Lake City and maybe is they are trying to do this

. If parking
is underground, that r e an there for the duration of their
, transportation, roads and similar is

much more conducive project to all Ivins
erts the parking to surface parking and
esort will not be there. There's a

is a differentiation in the economics and

. With Plan B, between 70,000 and 100,000 sq ft of
retail is los i | asked for clarification regarding underestimating the
walk over the parking garage is going to somehow
rningham clarified that Plan A has an extra 100,000 sq ft of

51gn1flcantly mlnlmlzed b
residents. i

lose all 100,000 sq ft o pace and the associated sales tax and property tax. Council
Member Gordhammer ling the extra 100,000 sq. ft. of retail, she was confused as to why
there's the need for all of the surface parking. Damon Georgalos clarified that they still need
parking for the existing residential. Council Member Mehr inquired how much retail is in Plan
B. Damon Georgalos indicated approximately 60,000 sq. ft. Mayor Hart referred to an
important point that Matt Loo tried to help the Council understand and that is the question of
what is Ivins’ vision so the question really is what is the vision that Ivins City has? They need to
be thinking about how they make this successful. He hoped that as they go through this, that
they not lose sight of the fact that the vision is the most important part of this. Council Member
Gordhammer commented that she clearly understood the vision but the numbers have to work
and that’s where they’re seeking the clarity, is to understand do the numbers work to support the
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vision? What she's hearing from the residents is they are not inclined to participate and they
don't necessarily love the vision. The other question related to the retail essentially going away
in option B, they are looking at a $900 million dollar difference between Plan A and Plan B and
looked at the average of over 30 years and over 50 years. She would assume that the benefits of
sales tax and similar associated with the culinary village, would have been more and inquired
what she's missing. Jason Burningham stated that she was capturing the essence of it. There's
some retail that's part of it, along with a major resort hotel that generates a significant amount of
it. As an example, if you take the 16 restaurants compared to the resort hotel, they're not in the
same ballpark. A lot of the benefit is coming from the resort center and he would speak to the
sustainability of the two plans. The City could go with Plan B they will not have a long-term
success with Plan B. They will end up blighting it and re-d ing it because that is the nature
of those types of projects. Plan A creates a longevity for ect with the boardwalk concept
and it's proven throughout the country. The financial re's one project that has more
tax base that generates significantly more in transi tax and so forth. They

big of a deal. The bigger issue is what it cost oject without the
long-term sustainability. Council Member e period for the

requested clarification. Jason Burni use of the cash flow and not just
in the project and there's more
cash flow associated with Pla i roject. Plan B is marginal

when you get out that i i as to have other
and an explanation of as to
ould start being reinvested and the
ould be put together. Council Member
s that have a lot of golf courses and
s supportive of the PID but not

A built with the PID. Jason Burningham stated
o they are still talking about the gap of $56-$58 million
h 5.5 mills. That's about half of what the City is
; . es is approximately 12-14 mills right now when you
add all of the scho istri o forth. If you add 5.5, that's the equivalent of .0055, which is

that mo
timeframe for that. Jaso i am stated t

studies is that this type will bear likely up to that level. Once you start pushing above
that, then it starts becoming uestion of is there really a true benefit for the additional tax that is
being paid, in addition to the City's tax. He appreciated that they think of the TIF as the tax
payers money but the reality is it doesn’t exist if the project isn’t done. As an example, it's like
an investor coming in and saying here's $10.00, take the $10.00 and I'll give you $2.50 and you
keep that, invest another $7.50 into the project and then over time you get paid back on the very
end get $30 to $100 dollars. Somehow it has been construed that they are taking tax dollars from
other residents or from anything but that is not correct. That's why they have requested the PID
and only designated it to the Black Desert Resort area so that only the taxes are for those in the
Black Desert Resort. Both revenue sources, the RDA and the PID, are on the backs of those tax
payers that go and shop at Black Desert Resort and only those that own in Black Desert
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Resort. In the market studies indicate that people want that shopping experience and the golf and
other amenities and those users think that’s worth paying more in the tax rate. The difficulty is
the parking structure. When you go from surface parking to underground parking, the costs
increase exponentially financially in the net benefit and the longevity of what that project and
that's part of the vision that they are trying to help with and answer and he understood that this is
complicated. It boils down to taking the next step because at some point they’re burning

time. They are out in the capital markets trying to raise funds right now. Mayor Hart indicated
that another thing needs to be clarified at this point. They keep talking about $56 million dollars
and it is really important that they recognize that of that, the City's participation is around $4
million dollars so what the City is actually doing with the TIF PID, is leveraging everyone
else in the county, assuming that the County and the Schoo ct are willing to do this, they're
leveraging 90% or more participation by others outside City. Jason

Burningham agreed. Council Member Gordham if in their presentation that it
should say that Ivins City contributes $4 million fr
million. Jason Burningham agreed. Council
important to mention as well, the benefit of t
their presentation. She felt that is a real benefi
goes into a fund for the admlmstratmg agency or
so the City would benefit from Washi l1d come here

to affordable ho
e City where 10% c off the top and

for use of affordable housing and th w but inquired if that was

correct. Jason Burningham indicate reat point. Council Member
Gordhammer commented that over th to be $6.95 million dollars and
that is important to point o it. that whereas other
components of the TI : fordable housing set-aside

can be used City wic i i tone is that the gap has
widened between Plan A a ought of this as in Plan A, it would be super
awesome but if the City d 1d have an "A-" project in Plan B but that
now seem ) i : a C. ity has a developer who has a great vision

and proje eV er is ash ( articipate in a TIF and in exchange for that, the
S etail space and townhomes. If the City had

another ask for the same thing, he felt that was awful large
incentive a id not think the City wants to go down. He suggested
that the City le ow this goes and start with the soft space surface parking then
look at building arki at some point down the road. Patrick Manning commented

that it is a lot more diffi at things in a presentation. He felt like he's fighting for a
phenomenal project and ething they can do later. They either have to do it now or it is
forever gone. They canno p the site and build underground parking after they have built
everything else out and see how it goes. It's important to know that they are out in the market
not just for money, they're also out in the market asking all of the large corporations in northern
Utah, and he has spoken to 40 of them himself, and when they're talking about coming to
southern Utah with convention space and being able to use the desert boardwalk, they are talking
about a sustainability, viability and occupancy percentage that's driving the success of this
project out of the gate. They are going to start taking reservations on the convention center and
hotel rooms quickly. When those things get filled, and the revenues are generated, that drives
the hotel occupancy and convention space, which in turn drives the revenue with the restaurants,
shops and art galleries and has a synergistic affect that’s undeniable. You cannot simply
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bifurcate that and say let's try it later. Mayor Hart clarified that the amounts they are requesting
is $25 million for the TIF and $31 million for the PID, with Ivins investing a total of $4 million
out of the entire $56 million. Jason Burningham indicated that was correct. Council Member
Mehr inquired as to why in Benj Becker's presentation is the difference $35.5 million to bridge
and why are they asking for $56 million. Benj Becker clarified that his presentation of $35
million was the cost of the parking structure and the difference from going from surface parking
to covered parking, that was that $35 million but that is not to say that all of that needs to be
bridged in order to fill the gap. There's a portion of that, and what the developer seems to be
saying is that $25 million of that is from a TIF and $31 million is from a PID and there are

likely additional gaps that would go beyond the parking. The ing was just one thing they
had identified as being a difference of cost from others. Co ember Larsen commented
that in the research he has done and talking about the m aring, this is how the market
bears with underground parking and retail and it com es the Council want that or
not. Mayor Hart commented that speaking of wanti i

and inquired why not have the best i j . i ining so
much more in her opinion with Pla i ith Plan B. Who wants a flat

parking spot as opposed to a culinary of the other things that go with
that? All of the residents that she has s hey can’t say no to the whole
project, would prefer the ver the Plan B project and
not having a large abo ok at the vision and not just
do we want Black D i ayor Hart indicated that
there are some really i1 . . has received a couple hundred emails as it

hat is just conjecture. In reality, and he has
eption of traveling from Harmon’s, every
Canyon Parkway. This project is a few
take you to either the Snow Canyon Parkway or
of the points regarding the culinary village is that those
and 99% of that traffic is not going through Ivins
; mented that all of the City Council members are
aware of this, bu o that people listening understand, in the developer’s
presentation, it talk ing where the funds come from and initially her perception

‘ ts of Ivins but this isn't a tax on the residents of Ivins. This is
taking the property and sa as it’s improved, the value of the property increases. As opposed
to giving that, the taxes associated with that, paying that back, the City is going to withhold 75%
and 25% the City is going to receive their portion of that but 75% remains for a period of 30
years. It is not an additional tax, it's actually a delay of a benefit. Patrick Manning indicated
that was correct and commented that another way to state it is Plan B is a net zero, it's a baseline,
but Plan A, property taxes that are not currently coming into the City, are coming in at a rate of
$12 million dollars during the TIF period, with $4 million of it reinvested and $8 million as a net
benefit to the City. Mayor Hart stated that he has heard a lot of objections about the scale of the
project. There's no question that it's a substantial project and they are not arguing that but he was
struct by the fact that of the 300 acres that the developer owns and is developing, there is also a
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piece of SITLA property that is approximately 100 acres and of the total 300 acres,
approximately 55 acres consists of the golf course and approximately 45 acres consists of all of
the other development. That leaves roughly 200 acres that are not being developed. If a
developer was going to optimize the development of 300 acres, the project could be substantially
larger than it is. Going back nearly 20 years when the General Plan began to evolve, there were
endless discussions about what sort of commercial could the City possibly attract here, and a lot
of smart City Councils have addressed this, they determined that they did not want used car lots
and similar to what is seen on Sunset Boulevard in St. George. They wanted the cleanest
industry that they could bring to Ivins and that is resort development. That does not mean that
Ivins is becoming Park City, it just means that the City has a r component that is going to
support the City economically. In his studies of cities that o tract any kind of commercial
base, sales tax or transient room tax or some other inco f the burden falls on the residents
in the form of property tax. Council Member Mehr h reduce lowering Ivins
residents property taxes at some point in time. If Ivi i evelop any commercial, the
ore infrastructure has to

be repaired or replaced, that's the only place t i i . To him and his
personal opinion as an Ivins resident, having t eneral Plan and
thinking that Ivins may have the chance to br1ng 1 or similar, and
then have this project here, is proba i j Washington
County. The City has the opportuni j esort development, but something

that is astonishingly impressive, that i ere and enjoy. Patrick
Manning commented that they as a CN i it Rock at Entrada or whichever
development company it is, they are still the same hey knew that a lot of these
discussions were comir nd say we'll preserve all of
i ay they'd protect the acreage if

they got the Western Corri i wanted it, they took every single one and
i i e and trusted the process. They committed

working with Arizona State University,
on a long-term study of the breeding habits
easement in Ivins and they think that's really cool. At

6 miles of trails all through the lava flow and
connecting otl i e putting in public restrooms and trail head and are not asking
the City or anyo S intain. They are being inclusive to the community and concerned
about what is the charac for Ivins and is it okay. The reason they have everything the
way they do, is for tha ey have a self-inflicted height restriction off of Snow Canyon
Parkway so that they mai e open viewshed corridor that is enjoyed all the way down Snow
Canyon Parkway to the end. en they developed The Reserve, there are homes in there that
are 50’ higher than the homes that are on Snow Canyon Parkway and when you drive up and
down Snow Canyon Parkway, you cannot see one of those homes. Likewise, personally he
thought that the culinary village and boardwalk is beautiful and thinks people will love it but he
also respects that the residents may say they don't want to see it so they have designed things to
not see it. Unless one comes in off of Snow Canyon Parkway and pull down in and go under that
pedestrian bridge, you don’t even know it’s there and has been done as careful design.

Mayor Hart referred to the next agenda item and commented that there were at least three (3) of
the Council Members that would to look at the policy regarding the PID and inquired if the
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Council Members would like him to at least check with the School District and the County to see
if they have any interest in this because they are 90% of what's going to be contributed to this
cause. Council Member Johnson inquired if they need to vote. Mayor Hart inquired of Dale
Coulam regarding taking an action and Dale Coulam stated yes.

MOTION: Council Member Johnson moved move forward with the Public Infrastructure
District as financing as public assistance for Black Desert Resort at Entrada
SECOND: Council Member Larsen

Council Member Gordhammer requested discussion and in
say move forward by developing a PID policy.

d if they could modify that to

MOTION: Council Member Johnson moved move ith Public Infrastructure
District (PID) financing as public assistance for ort at Entrada by
developing a PID policy

SECOND: Council Member Larsen
VOTE: The motion carried.

Council Member McDonald AYE
Council Member Johnson
Council Member Larsen
Council Member Gordhammer
Council Member Mehr

D. Discuss and consi ] 1 from Washington County and
ental Financing (TIF) for Black

ty or the School says no they're not

r. The County and the School Districts
one that occurs in this County and if they
at's good support and if they say no, then they
ncil Member Mehr stated let's just be sure they are

over, it could s
think so because w
Georgalos clarified
in the water.
MOTION: Council Memh arsen moved authorize Mayor Hart to seek approval from
Washington County and the Washington County School District regarding Tax
Incremental Financing (TIF) for Black Desert Resort at Entrada

SECOND: Council Member Johnson

VOTE: The motion carried.

property tax, Ivins City controls very little of that. Damon
they could move forward but realistically, it would be dead

Council Member McDonald AYE
Council Member Johnson AYE
Council Member Larsen AYE
Council Member Gordhammer AYE
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| Council Member Mehr | NAY |
E. Discuss and consider approval of an expenditure and developer agreement for rehabilitation
of asphalt on Taviawk Drive at approximately 200 North and Center street surrounding the
Arrowhead Subdivision
Chuck Gillette indicated that there was a correction on one street - it is Kwavasa Drive and not
Taviawk Drive. He reported that there are deep structural issues with these roadways and the
only way to restore the roadway is to grind up the road, recompact and rebuild it. The developer
has agreed to reconstruct the roadway if the City will provide some participation in the total
reconstruction and staff supports that concept.
MOTION: Council Member Mehr moved to approve an e
$30,000 and a developer agreement for rehabilitation o
approximately 200 North and Center street surroundi
SECOND: Council Member McDonald
VOTE: The motion carried.
Council Member Mehr AYE
Council Member McDonald AYE
Council Member Johnson
Council Member Larsen
Council Member Gordhammer
F. Continued discussion regarding i
Mayor Hart reported that the steel will be eek and the forms are being placed
for the rammed earth wall.
G. Continued discussior
(COVID-19)
Mayor Hart reported the ittle reps e hospital. Regarding the vaccine,
it is not easy to get an appoi ngton County receives 2000 doses a

diture in the amount of
It on Kwavasa Drive at
Arrowhead Subdivision

County over the age of 70 so it will
ayor Hart indicated that the Miss Ivins

A. Approval of City
MOTION: Council Me
SECOND: Council Memb
VOTE: The motion carried.

phnson moved to approve the Consent Agenda
Gordhammer

Council Member Mehr AYE
Council Member McDonald AYE
Council Member Johnson AYE
Council Member Larsen AYE
Council Member Gordhammer AYE

7) CONSENT AGENDA ITEMS FOR DISCUSSION
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8) REPORTS
A. Council
Council Member McDonald reported that the Washington County Solid Waste District and the
County are working to put together a clean-up crew because they lost the crew that was
previously used from Sheriff’s office. They are looking at some other options to provide road
cleanup throughout the County and run a test for the remainder of this year to see how it goes
and whether the County of the District will control the program.

There were no other reports.

B. Mayor

Mayor Hart reported that it was brought to his attention that
NextDoor social media application that somehow he is reapi
Disaster Boxes. He disclosed that he has not made a pe
rewards, but he has invested hundreds of hours into t ey were constructed by the
City and purchased by the City. An individual at t ter at Dixie State University
saw the box and commented that they could be iti ly those located in areas
of tornados and hurricanes, and encouraged t
that is pending and if it were to be patented, th City but he
personally would not receive any financial gain.
significantly contributed to the creati ibutors on
those. Council Member Mehr ref

are comments on the
1nancial benefit from the Hub
those, is not reaping any financial

with the box and inquired if that was ouncil agreed to. He agreed that
the fine needs to be enough for peoplcx observed children in the
neighborhood looking at the box out of curiosity. ee a 9 year old be slapped

with a $1000 fine. Da it is atute as a Class B

Misdemeanor with a [ in jai to six (6) months. Council
Member Mehr hoped tha ot be too heavy handed.

C. City Manager/Attorne 3

Dale Coula rte ' oC : letter regarding the placement of political

ng allowed in the City right-of-way but
ed First Amendment speech and is not

MOTION: Counc1 : Donald moved to adjourn
SECOND: Council e
VOTE: The motion carr

Council Member Mehr AYE

Council Member McDonald AYE

Council Member Johnson AYE

Council Member Larsen AYE

Council Member Gordhammer AYE
The meeting adjourned at 9:07 p.m.
Respectfully,

Kari Jimenez
Ivins City Recorder
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