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Special Meeting

State statute: Annexation plats to be filed within 
60 days of approval

• City Council unanimously approved MDA, Annexation plat 

and Community Plan as a package on December 18, 2025.

• SITLA signature on the documents requires an approved 

development lease, which usually is in place before this 

happens.

• Regular board meeting is 3 days after the deadline

• If REC want to advance this to the full board a special 

meetimg is needed. Without out it we risk losing the hard-

won entitlements and will have to start over with a new 

city council.



Property Location



Property Location



History of Board Interactions
This has taken longer than usual

• Uncertainty on city requirements (water tanks, improvement of MVC,  landfill mitigation)

• Long discussions with the city about density

• Discussion with SITLA about funding some big ticket items and amenities

• Most developers require a lease before investing in entitlements

Selection of Larry H 
Miller and board tour
October 2022

Frist Update

October 2023

Second Update

February 2025

Final contract approval

January/February 2026



Views from Three Canyons



Landfill 
Operations



Stockpiles



Operation of the 
landfill



A Very Big Hole 
(280,000+ 

cubic yards)



Excavation of cover 
dirt adjacent to 

main pit



Quarry site, reclaimed 
to DOGM 

standards, but still 
rough



Development Plan

Open Space: 152 Park and amenity lands, 

natural 371 Hill sides 



Development Lease Terms
Revenue Participation

• Annual rent: $2,000

• Percentage Payment Residential: 6% of home price, 26% of finished lot price

• Percentage payment improved commercial lots and civic parcels: 50%

• Programmed Open Space: $20,000 (if landfill and quarry site: $2,000)

• General Open Space: $10,000 per acre (Native mountain side under 30%)

• Undevelopable open space (Powerline Greenways, Drainage Greenways, Sensitive Lands Over 30% slope, 

Debris Basins ): $1,000 per acre

Other Terms

• The developer will acquire the landfill property upon closure (early 2027), assume financial and 

environmental responsibility for bringing the landfill site to useable open space standards subject to DEQ 

standards, and accept post closure liability.

• SITLA will dedicate Mountain View Corridor

• Mineral withdrawal for 40 years on slopes over 30%



Financial returns to the Trust

Moderate Absorbtion Scenario

● Gross Projected Revenue: $149M, $160K per 
developable acre

● NPV of Revenue: $86M, $92K per developable acre

NPV/Developable Acre 
(931 Acres)NPV/Gross Acre (1206 ac)NPV – 7.5%

$71,815$55,452$66,875,593Conservative

$92,160$71,162$85,820,916Moderate

$102,181$78,899$95,152,724Aggressive

Gross $/Developable 
Acre (931 acre)

Gross $/Gross Acre 
(1206 ac)

Gross Revenue

$149,199$115,205$138,936,965Conservative

$159,591$123,229$148,614,499Moderate

$165,808$128,029$154,403,352Aggressive



Recommendation

Move to approve the final terms of the development 
agreement with Larry H. Miller Real Estate for the 
Saratoga Springs Three Canyons Project and for the 
agency to execute and take all further actions necessary 
to finalize the transaction.”


