435 North Main Street

W
La Verkin, Utah 84745

CITY (435) 635-2581  (435) 635-2104 Fax
EST.1898 www.laverkin.org

La Verkin City Council Joint Work Meeting
Amended Agenda
Thursday, December 19, 2024, 5:00 p.m.
Council Chambers, 111 S. Main, La Verkin, Utah

5:00 Work Meeting with Planning Commission.
1. Topside Development.

Adjourn:

In compliance with the Americans with Disabilities Act, individuals needing special accommodations (including auxiliary communicative aids and services) during this meeting should notify
Nancy Cline, City Recorder, (435) 635-2581, at least 48 hours in advance,
Certificate of Posting
The undersigned City Recorder does hereby certify that the agenda was sent to each member of the governing body, sent to the Spectrum newspaper.
posted on the State website at. posted on the La Verkin City website at www . laverkin.org, and at the city office buildings
111 8. Main and 435 N. Main on December 18 2024, Nancy Cline. City Recorder
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o Encouraging well organized and efficiently planned community development
zones that provide regional benefits,

I APPLICATION PROCESS

A. Theapplicant shall submit: (1} a petition meeting the requirements outlined in Utah Code
Title 17B, Chapter 1, Part 2 as modified by 17D-4-201 and (2) a Leiter of Intent containing
the following 1nformat10n in summary form. 'The petition and letter will be used by City’s
PID Review Committee to make a prellmlnary determination about the dppropriateness of a
District and must be submitted prior to submittal of a draft Govermng Document. A
positive PID Review Committes response to the petition or Letter of Intent does not assure

. approval of the Governing Document. The petition shall also be subrmtted concurrently

- -with the Letter of Iftent to the City Recorder for certlﬁcatmn pursuant to T1t1e 17B Part2
and 17D-4-201, :

B. Letter of Intent contents:

Descnptton of PID ‘area mcludmg size, locat1o11, area context (31gn1ﬁcant natural and
‘man=miafe features; major public improvements, adJacent development), development S
history, and proposed development; _

e wise2e.Description-of:proposed development within the boﬁndaﬂée:ef theproposed
o - PID,; including general distribution ofland uses and densmes and phasmg of
development; -

7.3, xSummary of needed infrastructure, services and facilitics:

TR Larin a. Currently expected development scenario;

wrrdmerrbrsRequired local and regional infrastructure and facﬂlhes for such
development;

¢ Regional and local infrastructure to be provided by the PID;

d.=TEstimated construction costs for the proposed PID improvements;

- & ~General-description of phasing of construction based on development
projections;
L. Ant1clpated maximum or fixed maximum m111 levy requ1red to meet debt
service of the PID;

g Analysis of proposed mill levies in light of outstanding debt and mill levies of
other taxing entities affecting the area; and

=

A sample plan of finance depicting the possible sources and uses of funds for
the PID.

4. Proposed timeline for the creation of the PID.

5. Acknowledgement that a consent must be signed prior to the hearing date for the
Governing Document by all property owners and registered volers, if any, within the
proposed PID boundaries approving of the creation of the proposed PID and



consenting to the issuance of debt in an amount sufficient for the proposed plan of
financing,

6. Disclosure of any conflicts of interest between the applicant and the officers and
employees of the City.

7. Copies of signed engagement letters between the applicant and applicable
consultants and legal counsel retained by the City and/or the proposed PID

whereby applicant agrees to pay fees related to the review of the apphcatton and
governing document.

C. Payment of Fees

No request to create a Public Infrastructure District shall proceed until the fees set forth
* hérein afe€ paid. All checks are to be made payable to the Ctty of LaVerk:tn and sent to the
City.

w0 1o Letter.of Intent: <To-cover the cost of review by the PID Re\_new Comm1ttee and
s *"— ) '_ - other staff of the Ietter of Intent, the amountof § = - shall be paidas a
S ~retainer to City at the time of subrmission of the Letter of Intent

A a 2 - If'the -applicant-proceeds tothe preparation and submtttal of a Governmg Document,
e 7~ the applicant shall be fequired to pay actual costs of the Clty in'connection with thé:
S _ review and negotiatiof of the Governing Document Dependlng on the
R ', : complextty and time requlred to analyze the PID apphcatton the C1ty may requite
T ~-additional money to be held with the original retamer : :

e 3. .Other Bxpenses:..The applicant for a PID shall pay all reasonable consultant,
UL T egal;-financial advisor, and other fees and exXpetises incurred by the City in the

- rocess of reviewing the-draft Governing Document prior-to adoption and other
such'fees-and:€xpenses:as may be necessary to inteiface with such District. All
suchfees.and experises shall be paid within 30 days of recelpt of an invoice for
= *theseaddifional fees-and expenses. The City may réquest an additional retainer
to cover such costs.

D. Review of Petition and Letter of Intent

- Any proposed PID will be evaluated in light of the best interests of the residents of the
~City. Such interests include using the most appropriate financing mechanism for the type

and. magnitude of the improvements to be financed and appropriate governance
mechanism. If through the review process, a PID is determined to be the most appropriate
mechanism, the process, the criteria, and requirements provided herein will apply, unless
otherwise waived by the City. To assist the City Council in making such determination,
an advisory PID Review Committee, comprised of such individuals as may be approved
by the City Council, shall be appointed to review the petition and Letter of Intent to
insure compliance with Utah state law and the provisions of this Policy Statement.
Following such review, the PID Review Committee shall make a recommendation to the
City Council whether and under what conditions to proceed with further consideration of
the formation of the PID. The City Council will then make a determination whether to



direct the applicant to proceed with preparation of a draft Governing Document for

additional review and consideration by the City. Approval by the City Council to proceed
with preparation of a draft Governing Document shall not guarantee approval of the
Governing Document or ultimate approval of the formationi of the PID.

Il Criteria for Evaluating Formation of Proposed PID
A. Public Benefit

Formation of a District bestows certain public interests on the District’s proponents and is

.- expected to provide public interest consistent with the Creating Entities policy goals.
Components of public interest to be considered may include some of the followmg
generally ordered from most to least public interest: '

1. ‘Resulting devélopment that is in conformance w1t11 the C1ty s General Plan and
all applicable supplements; R

-2 -+ Preservation or creation of agricultural areas, open space parks, trails, or other
outdoor public amenities; and

" Commercial and/or industrial development that w111 prev1de empleyment
oppofcumtles retail, dining, entértainment, and consumer serv1ees and diversify the
sales tax base, : : :

4 . Provision of and/or 'eoiitribution to needed regional atid sub-regieﬁ'al infrastructire;
. 5...Mixed-use deyelopment that includes a variety of housmg types and prices, a range

-sof.employment:opportunities, retail and consumer serv1ces 1ncreased affordable
housmg availability, and civic amenities; :

S T ngh quality site and building design, including street conneet1v1ty, multimodal
o street design; durable construction materials, energy efﬁelent upgrades and
pedestnan—fnendly building design;

7 ~Sustainzble design-including multimodal transportation, water conservmg landscape
- désign, grech building design, and formation of and partlelpation in transportation
management programs;

B. Evaluation Criteria

The foilowing criteria provide thresholds for eonsideration.-Complianee with some or all of
these criteria is desired; however, alternative approaches may be considered.

1. A PID should not include land that is already included within the boundaries of
another P1D without express provision in an adopted Governing Document. In such
cases, the relationship with the existing districts must be addressed in the Governing
Document.

2 A PID consisting of commercial and industrial uses planning to levy more than 10
mills of tax in the PID for repayment of limited tax bonds will not be considered
without sufficient justification as to why additional mills are necessary and
reasonable for the development.



3 A PID consisting of residential uses planning to levy more than 6 mills of tax in the
PID for repayment of limited tax bonds will not be considered without sufficient
justification as to why additional mills are necessary and reasonable for the
development.

4 There must be a demonstrated public interest directly resulting from the creation of
. the PID and its undertakings for both the City and the future taxpayers of the PID as
described in the Governing Document.

5. APID consisting solely of residential uses and intendi_ng to finance solely localized
horizontal improvements through limited tax bonds will not be considered.

C. Evaluation of Applicant

K Ipe_.ﬁgl_lowigg criferia relating to the applicant and the‘__de_\'r:e\lepmer;t will be considered:

A

7 .<1. Historical performance of the applicant (within and -oﬁtside of the City);
2. The current proposed plan of finance for the PID; o

= .o . 37 The ¢urrent PID development plan’s relationship to the General Plan of the City;
and

4. The regional; economic development, or overall beneﬁts to the C1ty from the
PID’s proposed plan of finance. S .

“i= 77 NI  GOVERNING DOCUMENT REQUIREMENTS

o AL oIf, after teview of the Letter of Intent and recommendation of the PID Review
+Cotimittes, the Gify-Cotinéil authorizes moving forward with" preparatlon of the draft of the
Govermng -Doctment, City staff will work jointly with the apphcant and legal and ﬁnanc1al 7
we s badvisors toaprepare aid submit a proposed Govermng Document Wluch addresses the issues

and meets the requirements contained herein.

-t s et Biradn addition to statutory requirements, a Governing Document shall memorialize the
B 'understandmgs between the PID and the City, as well as the considerations that compelled
the City to authorize the formation of the PID. The Governing Document for the proposed
PID shall contain and will be reviewed for compliance with the following policies and
requirements.

1. Legal description of the PID.

2. Deseription of PID area including size, location, area context (significant natural
and man-made features, major public improvements, adjacent development),
development hlstory within the proposed district boundaries, and proposed
development scenario (land uses by type and intensity and general urban design
character),

3. Description of the public benefit resulting from the creation of the PID and its
undertakings,



4. Itemization and description of all needed infrastructure (both regional and local) and
facilities in the PID’s area,

5. Bxplanation of the relationship, if any, between the PID and any other public
infrastructure districts with shared annexation area or overlapping boundaries. If
more than one PID is proposed to be created within an annexation area, describe
how ultimate PID boundaries will be determined.

6. Estimated construction costs of such infrastructure.

7. General description of phasing of construction based on development projections
and phasing. '

8. Provide the following financial plan information:

; . Proforma financial overview of total costs and total revenues form all
TLroe oL Tir s wriorevenuesources, including mternal rate of return, anticipated in _conjunction
mth the proformia.

s o oby Anexamplé plan of finance showmg a proposal of how the proposed

= financing might take place, recognizing that the actual financing terms and

“struicture will be approved by the board of trustees of the PID within the
parameters of this Governing Document :

Ll Tenlo "G Comparison of the mill levies of similar taxing entities in the area.
wood, Proposed opefating budgets for the PID’s first 3- years of existence.

oo o= 9 Any othef foitis of public financing and assistance bemg sought 111cludmg
assessment areas.

S T s e ‘10 ‘Desctiption of the ultimate ownership and prov1smn for thé ¢ ongomg operatmg and ~

maintenance costs for infrastructure.

Ll arnen otz ddsDescripfion of any proposed d1V1s10ns and an annexatwnfexclusmn process as
appropriate. _ .

12 <Proposed governance plan, including Board structure and trans1t1on1ng from e
appointed Board to elected Board.

C. Requirements and Expectations

-1, The planned ownership of the improvements, inelﬁdiﬁé any relationship With an
existing statutory district shall be addressed in the Governing Document.

. 2. -All debt issued by the PID for which a tax is pledged to pay the debt service shall
meet the requirements of all applicable statutes.

3. All bonds shall have a maximum term and termination dste.

4. Land, easements or improvements to be conveyed or dedicated to the City and any
other local government entity shall be conveyed in accordance with the related
standards at no cost to the City or local governmental entity.

5. All public infrastructure within the City which will be connected to and owned by
another public entity shall be subjéct to all design and inspection requirements and
other standards of such public entity.

6. The PID shall not pledge as security any land, assets or funds to be transferred to
the City.



7. The PID shall be subject to City zoning, subdivision, building codes, and all other
applicable City ordinances and regulations. Approval of the Governing Document
shall not bind the City to approve other matters which the PID or developer may

request.
8. The PID shall pay all fees and expenses as provided in the Governing Document,

9. The PID.may not double tax, whether by mill levy, assessment, impact fees, or any
combmatmn thereof, any end user for the costs of Improvements.

- 10. The PID shall be subject to State of Utah’s procurement statutes and regulations.
- At a minimum, the acquisition of completed or partially completed improvements shall
be for fair market value, as reasonably determined by a surveyor or engineer retained

by the P]I) e
- =11+To ensiire that development of a property tax base keeps pace with debt

'obllganons governing document shall provide for milestones in the construction of
-residential and commercial properties (in the form. of number of dwelhng units and

e zamount of square footage respectively, or some other mefric as set forth in the

- ig'govemmg ‘docutment), completion of which shall be condlttons oti the PID’s
issuance of any additional bonds. :

.12 The:Goverding Document shall provide a sunset clause to address dissolution of
- the PID upon completion of infrastructure buildout and paying off all bonds used to
<~ financedhe infrastructure or in the event that the PID.doés not issue any bonds.

- Stich clauses shall make reference to statutorily prescnbed dissolution procedures
set-forth inthe Utah-Code Title for Limited Purpose Local Government Entities -
~Tzocal Districts and any such dissolution procédures’ f,hat Woild be carried out
accordingly: The-clause may address dissolution prior to'any levy of taxes and ~°
issuance of-bonds for occurrences and conditions outside of the control of the
Developer;:such as recéssions, economic and market conditions, and acts of god,
once-taxes have been leV1ed and bonds issued, there shall be no dissolution of the
-2 PID except as prescribed under U.C.A., 17B-1: 1301 et seq.

.- 13.Bofids may not'be purchased by parties who have a material conflict of 1nterest

“~elated to the ownership of the property within the Dlsmct -

D. Disclosure and Reporting Requlrements

Disclosure.of the existence of the PID to property owners and potential property owners

within the PID is imporfant and the following actions to be taken by each PID shall be
included in the Governing Document.

1. Within 30 days after the formation of the PID, the Board shall record a notice with
the county recorder;

a. Containing a description of the boundaries of the PID;

b. Stating that a copy of the Governing Document is on file at the office of
the LaVerkin City Recorder;

¢, Stating that the PID may finance and repay infrastructure and other
improvements through the levy of a property tax;

d. Stating the maximum rate that the PID may levy;



e. A disclosure outlining the impact of any applicable property tax, in
substantially the following form:

“Under the maximum property tax rate of the PID, for every
$100,000 of taxable value, there would be an additional annual
property tax of $ for the duration of the PID’s
Bonds.”

f. If applicable, statmg that the debt may convert to general obligation debt
and outlining the provisions relating to conversion.

2. Applicant, homebuilders, commercial developers, and commercial lessors, as
applicable, shall be required to disclose the following information to initial resident

-homeowners, renters, commercial property owners, and/of commercial tenants:

a. All of the information required under D.1. above;

<2b. -Such.disclosures shall be contained on & separate—colored page of the
' apphcable closing or lease documents and shall require a s1gnature of such
end user acknowledging the foregoing. L

“* ¢ *Such other permitted or legally reqiiréd notices as shall be requested by
the City (including after formation of the PID)

3. At least anmually following the formation of the PID the PID shall notify (by

~~-mail; esmail, oi"postirig to the PID’s website) property owners in the district of the

- - existence_of the district and of the next scheduled meetmg of the Board of the district,
“Stich & fiieeting shatl-occhr dt least 30 days afid ot more that 60 days followifig the
.- date of the notice; Suchnotification shall include naines and contact information of
-:the Board of Dlrectors and ofﬁcers the address, phone arid fax numbers and email

” -mamtamed by the City as described below

2. =4+ The PID-shall provide the following information to the Clty Admmlstrator s Ofﬁce
= -on.an annual‘basis,and the PID shall create and mamtam a ﬁle for public review of

the following information,
a. Annual PID budget

“ ==+ bi Annual financial report or audit of the PID as apphcable under relevant
statutory provisions .

c.. Boundary changes made or proposed to the PID’s boundary as of
December 31 of the prior year;

d. List of current interlocal agreements, if changed (to be delivered to the
City upon request);

e. Names and terms of Board members and officers and progress towards
milestones required for transition to elected Board;

f. PID office contact information;

g. Rules and regulations of the PID regarding bidding, conflict of interest,
contracting, and other governance matters, if changed;



h. A summary of any litigation which involves the PID public
improvements as of the last day of the prior fiscal year,

i, Status of the PID’s construction of the public improvements as of last day
of the prior fiscal year and listing all facilities and improvements constructed
by the PID that have been dedicated to and accepted by the City as of the
last day of the prior fiscal year;

i A table summarizing total debt authorized and total debt issued by the
PID as well as any presently planned debt issuances;

k. Official statements of current outstandmg bonded indebtedness, if not
previously prowded to the City;

~_E. Review of Governing Document and Recommendation '

coemess S Thefindl draft of the Governing Document, together w1t11 the ultimate issu¢ as to

.. whether the-application for formation of the PID should be approved shall, after
~- .=review.and recommendation by the PID Review Commiittee, be presented to the City
-+ 22 Coufcil forreview. and approval. After approval of the Govermng Document, no
~.-change or alteration thereto shall be made without the written agreement of the City
and the PID Board of Directors.

F. Subrmttal Instructions

oo AlL letters of intent, draft Governing Documents, annual ﬁnane1al mfermatmn and
i merat mpdditional- documierits and requested information should be submltted to the C1ty
Administrator’s Office: :

City of LaVerkin, Utah
Attn: City Administrator
4355 North Main
LaVerkin, UT 84745



C o s L

ORDINANCE NO.

AN ORDINANCE OF THE CITY COUNCIL OF LAVERKIN, UTAH ADOPTING A
PUBLIC INFRASTRUCTURE DISTRICT POLICY STATEMENT.

WHEREAS the City of LaVerkin (hereafter “City”) has an interest in allowing for Public
Infrastructure Districts within the City; and

WHEREAS the City desires to adopt the Public Infrastructure District Pohcy
Statement set forth below; and

WHLREAS the: C1ty Council has reviewed this Public Infrastructure D1str10t Pohcy
e Statement and finds that-it is in-the best ifiterest of the pubhc and promotes the health
safety and welfare of the community, . :

. .. . NOWTHEREFORE; BE IT HEREBY ORDAINED by the City Coungil of LaVerkin, Utah
) - that the Public Infrastructure District Polioy Statement attached hereto as Exhibit A and incorporated
o7 . herein as if fully set forth, shall be, and is hereby, approved.

BEIT FURTHER® ORDAINED that this ordinance shall take effect at the earliest p0351ble
date allowed by Utah law after publication and posting. :

_ PASSED:AND APPROVED on this day of , 2024,

e R , City of LaVerkin

Kelly B. Wilson, Mayor
Attest

(Seal)

Nancy Cline, City Recorder



Draft
12/19/24

Exhibit A

PUBLIC INFRASTRUCTURE DISTRICT
POLICY STATEMENT

INTRODUCTION
. ~.'This document is a policy statement containing the procedure and criteria which will be
' used by the City Council of LaVerkin, Utah (hereatter “the City") in considering an application for the
formahon of aPublic Infrastructure District (hereafter “PID"). , which shall be separate and distinct
s idromethe City of LaVerkin,, This policy statement is not fntended, nor shall it be construed, to bea
: ;aei;comjﬁlefe Tistofall critetid that &y beé uséd by the City in evaluating applicatlons for the formation of a PID.,
“The: approvilof the formuition of a:PID is subject to the discretion of the City, dnd compliance with the
" griterid set forth herein.shall not constitute a guarantee or obligation for approval by the
.Czty of the formationofa PID, Prior to formation of any PID, a proposed Governing Document
- shall be Approved by the City in both form and substance. The criteria contained herein are also
- intérided to'serve as puidelines for the review of the Letter of Intent and the PID Governing
Document, as described hereafter.

,Il‘.he;pﬁrpose:;af_;the:]iublic Infrastrncture District (PID) tool is to fund construction and
ingtallation of public infrdstiticture, Initial, upfront costs of development can be significant, and
- .the PID toolpartially alleviates these ﬁcb_éts. In addition, the relative cost savings associated with
-~~théfundingisintended to helpexpedite development, create more desirable properties with
étab'lé'&ineﬁitié’s'*"aﬁa 'p‘erm'it “develo'}flment Where typical ma:rket conditions may not permit

i ,I_‘E__B___SpOIlSlb]ﬂQILllable,fOI ,d.ebt_=payme_nts or on-going management associated with a PID. PID
++financing is i6t‘a*financial obligation of the creating entity, and ultimate PID costs are paid by
the end user,

For the City of LaVerkin, the PID tool may help to accomplish key elements of the City's
overall goals and objectives, including:

* Establishing a well-balanced and sustainable economic base through a three-fold
approach that expands and strengthens the City's sales tax base, property tax base, and
buying power through well-paying jobs.

* Supporting the expansion and attraction of industries that diversify the local economy,
bringing a significant capital investment, and providing jobs that offer wages that are
higher than the City average.

* Preserving, enhancing and strengthening the identity of the Main Street corridor - the
heart of the downtown LaVerkin City community.

*  Creating fitendly neighborhoods and centers that focus homes, jobs, shopping, and
recreation into places where residents and others can gather and interact regularly.
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