RDA MEETING
PACKET
DATE:
June §, 2021



AGENDA
KANE COUNTY REDEVELOPMENT AGENCY/ CRA
MEETINGS TO BE HELD TUESDAY June 8, 2021, 1:00 pm
IN THE KANE COUNTY COMMISSION CHAMBERS

WE WELCOME EVERYONE TO ATTEND ELECTRONICALLY BY PHONE.
CALL IN INFORMATION: Meeting call in # 435-676-9000 participant code
168030# (This is a local call within the South Central service area)

CONSENT AGENDA: Approval of May 11, 2021 Minutes

REGULAR AGENDA:

1. Diversion of Property Tax for a Community Reinvestment Project Area:
Approval of the First Amended Interlocal Agreement with Kane County

2. Diversion of Property Tax for a Community Reinvestment Project Area:
Approval of the First Amended Interlocal Agreement with Kane County
Water Conservancy District

Closed Session

e Discussing an individual’s character, professional competence, or physical or mental health.

e  Strategy sessions to discuss collective bargaining, pending or reasonably imminent litigation,
or the purchase, exchange lease or sale of real property.

» Discussions regarding security personnel, devices or systems.

» Investigative proceedings regarding allegations of criminal misconduct.

NOTICE OF SPECIAL ACCOMMODATION DURING PUBLIC MEETINGS:

In compliance with the Americans with Disabilities Act, individuals needing special accommodations
(including auxiliary communicative aids and services) during this meeting should notify Karla Johnson at
(435) 644-2458.

Agenda items may be accelerated or taken out of order without notice as the Administration deems
appropriate.

All items to be placed on the agenda must be submitted to the Clerk’s office by noon Tuesday, prior to the
meeting date.



CONSENT AGENDA

Minutes of:

Commission Meeting May 11, 2021



MINUTES OF THE
KANE COUNTY REDEVELOPMENT AGENCY/ CRA
MEETINGS TO BE HELD TUESDAY May 11, 2021, 9:30 am
IN THE KANE COUNTY COMMISSION CHAMBERS

CALL MEETING TO ORDER & WELCOME: Member Chamberlain

CONSENT AGENDA: Approval of April 27, 2021 Minutes

Motion to approve the Consent Agenda and Minutes from April 27, 2021 made by Board
Member Heaton and motion carried with all Board Members present voting in favor.

REGULAR AGENDA:

1. Public Hearing: Continuation of the April 27th Public Hearing on the
Amended Area, Budget and Plan for the East Zion Community
Reinvestment Project Area

Motion to go in and out of Public Hearing at the call of the chair made by
Member Heaton and motion carried with all members present voting in favor.

Member Chamberlain asked if there was anyone that wanted to comment.

Morgan Chrust: I would say that this plan does not include all of the
development contemplated for the East Zion area and [ would specifically like
to request that the Little Ponderosa Ranch be included. All of the east side
development is going to have a huge impact going through our neighborhood
and I think we should be afforded the opportunities to be a part of this CRA.

Member Heaton said that we will have some discussions after we here all of
the comments and then we will address your concern.

Karla said we had a public hearing in the April 27" meeting and we are
holding a public hearing on this meeting which is an extension of that. They
have extended it two times so that we have covered all of our basis with
notification.

Hearing no further comment.



Member Chamberlain took us out of Public Hearing.

Member Chamberlain said we have been in the process of amending the
boundaries of this for several months and he doesn’t doubt that we will
continue to tweak the boundaries and add to the boundaries as time goes
forward, but if we want to stop and go back to redo this we will have to start
the whole process over. He said that we are not opposed to considering
including more of these areas, but it is his recommendation to move forward
and adopt this as is because you can always amend it and add more.

Member Heaton said he thinks the intent is that as we move forward we will
bring different parties, groups, and land owners in the area to be included in it.

Karla said that it is really important that we finish it out today, because
between now and the 22™ of May a district needs to be created in the
Recorders Office then Ryan has to re allocate all of the assessment role in
order to get it to Karla by the 22" to set rates.

Hearing no further comments.

2. Adoption of Resolution No. RDA-2021-1 A Resolution of the Kane
County Redevelopment Agency Approving an Amended Project Area
Budget for the East Zion Community Reinvestment Project Area

Motion to adopt Resolution No. RDA-2021-1 made by Member Heaton and
motion carried with all Members present voting in favor.

3. Adoption of Resolution No. RDA-2021-2 A Resolution of the Kane
County Redevelopment Agency Adopting the Amended Project Area
Plan for the East Zion Community Reinvestment Project Area

Motion to adopt Resolution RDA-2021-2 made by Member Heaton and
motion carried with all Members present voting in favor.

Motion to adjourn made by Member Heaton and motion carried with all Members
present voting in favor.



WHEREUPON MEETING ADJOURNED

Chairman Brent Chamberlain Secretary Karla Johnson



AGENDA
ITEMS



ITEM # 1

Diversion of Property Tax for a Community Reinvestment
Project Area: Approval of the First Amended Interlocal
Agreement with Kane County



A FIRST AMENDED INTERLOCAL COOPERATION AGREEMENT

THIS FIRST AMENDED INTERLOCAL COOPERATION AGREEMENT is made and entered into this

day of , 2021, by and between the KANE COUNTY REDEVELOPMENT AGENCY,
a community reinvestment agency and political subdivision of the State of Utah (the “Agency™), and KANE
COUNTY, a political subdivision of the State of Utah (the “County”) in contemplation of the following facts
and circumstances:

A. WHEREAS, the Agency was created and organized pursuant to the provisions of the Limited
Purpose Local Government Entities - Community Reinvestment Agency Act, Title 17C of the UCA
(the “Act”), and is authorized and empowered under the Act to undertake, among other things, various
community development activities pursuant to the Act, including, among other things, assisting the
County in development activities that are likely to advance the policies, goals and objectives of the
County’s general plan, contributing to capital improvements and investments which substantially
benefit the County, creating economic benefits to the County, and improving the public health, safety
and welfare of its residents; and

B. WHEREAS, this Agreement is made pursuant to the provisions of the Act and the Interlocal
Cooperation Act (UCA Title 11, Chapter 13) (the “Cooperation Act”); and

C. WHEREAS, the Agency has established the EAST ZION COMMUNITY REINVESTMENT
PROJECT AREA (the “Project Area”) located within the County, as outlined in Exhibit “A” (the
“Property”), through the adoption of the Amended East Zion Community Reinvestment Project Area
Plan (the “Amended Project Area Plan”), located within the County, which Project Area is described in
Exhibit “B” attached hereto and incorporated herein by this reference; and

D. WHEREAS, the Project Area contains mostly vacant and underutilized land, which is
anticipated to include more developments, with encouragement and planning by the Agency, such as
additional hotel, retail, workforce housing, and adventure and tourism business space. The Agency may
enter into one or more participation agreements with one or more developer(s) which will provide
certain terms and conditions upon which the Project Area will be developed using, in part, “Tax
Increment” (as that term is defined in the Act), generated from the Project Area; and

E. WHEREAS, historically, the Project Area has generated a total of $300,616 per year in
property taxes for the various taxing entities, including the Kane County (the “County”), Kane County
School District (the “School District”), and the Kane County Water Conservancy District (the “Water
District”), with only $108,547 being generated annually for the County; and

F. WHEREAS, for purposes of calculating “Tax Increment”, the base year value for the
collection of County sales tax, restaurant tax, and transient rooms tax is $533,455. Any amount in
addition to this base year value will be considered as “Tax Increment” under this agreement. Because
fewer than ten vendors exist within the project area, detailed tax information cannot be provided in order
to comply with state laws concerning businesses’ confidential sales data; and

G. WHEREAS, upon full development as contemplated in the Project Area Plan, property tax
increment produced by the Project Area for the County, the School District, and the Water District are
projected to total approximately $1,930,565 per year, with $211,855 going to the County; and

H. WHEREAS, upon full development as contemplated in the Project Area Plan, sales tax,

restaurant tax, and transient room tax increment produced by the Project Area for the County, the School
District, and the Water District are projected to total approximately $4,337,187 per year; and
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L. WHEREAS, the Agency has requested the County and the Water District participate in the
promotion of development in the Project Area by agreeing to remit to the Agency for a specified period
of time specified portions of the increased taxes (i.e., Tax Increment,) which will be generated by the
Project Area; and

J. WHEREAS, it is in the best interest of the residents of the County for the County to remit such
payments to the Agency to permit the Agency to leverage private development within the Project Area;
and

K. WHEREAS, the Agency has retained Lewis Young Robertson & Burningham, Inc., an
independent financial consulting firm with substantial experience regarding community reinvestment
projects and tax increment funding across the State of Utah, to prepare the Project Area Plan; and

L. WHEREAS, the Agency prepared and adopted the Amended East Zion Community
Reinvestment Project Area Budget (the “Amended Project Area Budget™), a copy of which is attached
as Exhibit “C”, which Amended Project Area Budget, generally speaking, outlines the anticipated
generation, payment and use of Tax Increment within the Project Area; and

M. WHEREAS, the parties desire to set forth in writing their agreements regarding the nature and
timing of such assistance; and

N. WHEREAS, it has become necessary to amend the original interlocal agreement entered into
by the County and Agency, because the original Project Area Plan and Budget were amended on May
11,2021 by Resolution No. RDA-2021-1, Resolution No. RDA-2021-2, and by Ordinance No. 0-2021-
18; and

0. WHEREAS, this amended interlocal agreement will supersede and replace the original
interlocal agreement entirely;

NOW, THEREFORE, the parties agree as follows:

L. Additional Tax Revenue. The County has determined that significant additional property
tax, sales tax, restaurant tax, and transient room tax revenue (i.e., Tax Increment, as defined by the Act)
will likely be generated by the development of public amenities within the Project Area as described in
further detail in the Project Area Plan and Project Area Budget. Each of the parties acknowledge,
however, that the development activity required for the generation of the Tax Increment is not likely to
occur within the foreseeable future or to the degree possible or desired without Tax Increment
participation in order to induce and encourage such development activity.

2. Offset of Development Costs and Expenses. The County has determined that it is in the best
interests of its residents to pay or reimburse specified portions of its Tax Increment to the Agency in
order for the Agency to support the construction of public amenities and other development related costs
needed to serve the Project Area, to the extent permitted by the Act, the Project Area Plan, and the
Project Area Budget, each as adopted and amended from time to time.

3. Base Year and Base Year Value. The base year, for purposes of calculation of the Base
Taxable Value (as that term is defined in the Act), shall be tax year 2020, meaning the Base Taxable
Value shall, to the extent and in the manner defined by the Act, be equal to the equalized taxable value
shown on the 2020 Kane County assessment rolls for all property located within the Project Area (which
is currently estimated to be $33,502,278, but is subject to final adjustment and verification by the County
and Agency).



4. Agreement(s) with Developer(s). The Agency is authorized to enter into one or more
participation agreements with one or more participants which may provide for the payment of certain
amounts of Tax Increment (to the extent such Tax Increment is actually paid to and received by the
Agency from year to year) to the participant(s) conditional upon the participant (s)’s meeting of certain
performance measures as outlined in said agreement. Such agreement shall be consistent with the terms
and conditions of this Agreement, shall require as a condition of the payment to the participant(s) that
the respective participant or its approved successors in title as owners of all current and subsequent
parcels within the Project Area, shall pay any and all taxes and assessments which shall be assessed
against the Property in accordance with levies made by applicable municipal entities in accordance with
the laws of the state of Utah applicable to such levies, and such other performance measures as the
Agency may deem appropriate.

5. Payment Trigger. The first year (“Year One”) of payment of Tax Increment from the County
to the Agency shall be determined by the Agency, but the Agency will trigger the Project Area for
collection no later than by March 1, 2025. Each subsequent year, beginning with the first year after
Year One, shall be defined in sequence as Year Two through Year Twenty. The Agency may trigger
the collection of Tax Increment by timely delivering a letter or other written request to the Kane County
Auditor’s office

6. Total Payment to Agency. The County shall remit to the Agency, beginning with property
tax receipts in Year One, and continuing through Year Twenty, 80% as specified in the Project Area
Budget, of the annual Property Tax, Sales Tax, Restaurant Tax, and Transient Room Tax Increment
generated from within the Project Area, including the real (i.e., building, land, and fixtures), personal,
and centrally assessed property within the Project Area.

7. Property Tax Increase. This Agreement provides for the payment of the increase in real
property, personal property, and centrally assessed property taxes collected from the Project Area by
the County. Without limiting the foregoing, this Agreement includes Tax Increment resulting from an
increase in the tax rate of the County, which is hereby expressly approved as being included in Tax
Increment as required by Section 17C-1-407 of the Act. It is expressly understood that the taxes which
are the subject of this Agreement are only those taxes actually collected by the County from the Project
Area.

8. Prohibition of Reduction of Funds by Taxing Entities. As required under 17C-5-204(6), this
agreement prohibits the County from proportionately reducing the amount of project area funds the
County consents to pay to the Agency by the amount of any direct expenditures the County makes
within the Project Area for the benefit of the Project Area or the Agency.

9. No Independent Duty. The County shall be responsible to remit to the Agency only Tax
Increment actually received by the County. The County shall have no independent duty to pay any
amount to the Agency other than the Tax Increment actually received by the County on an annual basis.

10. Authority to Bind. Each individual executing this Agreement represents and warrants that
such person is authorized to do so, and, that upon executing this Agreement, this Agreement shall be
binding and enforceable in accordance with its terms upon the party for whom such person is acting,

11. Further Documents and Acts. Each of the parties hereto agrees to cooperate in good faith
with the others, and to execute and deliver such further documents and perform such other acts as may
be reasonably necessary or appropriate to consummate and carry into effect the transactions
contemplated under this Agreement.



12. Notices. Any notice, request, demand, consent, approval or other communication required or
permitted hereunder or by law shall be validly given or made only if in writing and delivered to an
officer or duly authorized representative of the other party in person or by Federal Express, private
commercial delivery or courier service for next business day delivery, or by United States mail, duly
certified or registered (return receipt requested), postage prepaid, and addressed to the party for whom
intended, as follows:

If to Kane County:

Kane County

Attn: County Commission
76 N Main St

Kanab, Utah 84741

Phone: (435) 644-4900

Ifto Agency:

Kane County Redevelopment Agency
Attn: Agency Board

76 N Main St

Kanab, Utah 84741

Phone: (435) 644-4900

Any party may from time to time, by written notice to the others as provided above, designate a different
address which shall be substituted for that specified above. Notice sent by mail shall be deemed served
or delivered seventy-two (72) hours after mailing. Notice by any other method shall be deemed served
or delivered upon actual receipt at the address or facsimile number listed above. Delivery of courtesy
copies noted above shall be as a courtesy only and failure of any party to give or receive a courtesy copy
shall not be deemed to be a failure to provide notice otherwise properly delivered to a party to this
Agreement.

13. Entire Agreement. This Agreement is the final expression of and contains the entire
agreement between the parties with respect to the subject matter hereof and supersedes all prior
understandings with respect thereto. This Agreement may not be modified, changed, supplemented or
terminated, nor may any obligations hereunder be waived, except by written instrument signed by the
party to be charged or by its agent duly authorized in writing or as otherwise expressly permitted herein.
This Agreement and its exhibits constitute the entire agreement between the parties hereto pertaining to
the subject matter hereof, and the final, complete and exclusive expression of the terms and conditions
thereof. All prior agreements, representations, negotiations and understandings of the parties hereto,
oral or written, express or implied, are hereby superseded and merged herein.

14. No Third-Party Benefit. The parties do not intend to confer any benefit hereunder on any
person, firm or corporation other than the parties hereto. There are no intended third-party beneficiaries
to this Agreement.

15. Construction. Headings at the beginning of each paragraph and subparagraph are solely for
the convenience of the parties and are not a part of the Agreement. Whenever required by the context
of this Agreement, the singular shall include the plural and the masculine shall include the feminine and
vice versa. Unless otherwise indicated, all references to paragraphs and subparagraphs are to this
Agreement. In the event the date on which any of the parties is required to take any action under the
terms of this Agreement is not a business day, the action shall be taken on the next succeeding business
day.

16. Partial Invalidity. [f any term or provision of this Agreement or the application thereof to any
person or circumstance shall, to any extent, be invalid or unenforceable, the remainder of this
Agreement, or the application of such term or provision to persons or circumstances other than those as
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to which it is held invalid or unenforceable, shall not be affected thereby, and each such term and
provision of this Agreement shall be valid and shall be enforced to the fullest extent permitted by law.

17. Amendments. No addition to or modification of any provision contained in this Agreement
shall be effective unless fully set forth in writing executed by each of the parties hereto.

18. Counterparts. This Agreement may be executed in one or more counterparts, each of which
shall be deemed an original, but all of which together shall constitute but one and the same instrument.

19. Waivers. No waiver of any breach of any covenant or provision herein contained shall be
deemed a waiver of any preceding or succeeding breach thereof or of any other covenant or provision
herein contained. No extension of time for performance of any obligation or act shall be deemed an
extension of the time for performance of any other obligation or act.

20. Governing Law. This Agreement and the exhibits attached hereto shall be governed by and
construed under the laws of the State of Utah. In the event of any dispute hereunder, it is agreed that
the sole and exclusive venue shall be in a court of competent jurisdiction in Kane County, Utah, and the
parties hereto agree to submit to the jurisdiction of such court.

21. Declaration of Invalidity. In the event that a court of competent jurisdiction declares that the
County cannot pay and/or that the Agency cannot receive payments of the Tax Increment, declares that
the Agency cannot pay the Tax Increment to developers, or takes any other action which has the effect
of eliminating or reducing the payments of Tax Increment received by the Agency, the Agency’s
obligation to pay the Tax Increment to developers shall be reduced or eliminated accordingly, the
Agency, and the County shall take such steps as are reasonably required to not permit the payment
and/or receipt of the Tax Increment to be declared invalid.

22. No Separate Legal Entity. No separate legal entity is created by this Agreement.

23. Duration. This Agreement shall terminate after the final payment of Tax Increment to the
Agency for Year Twenty.

24, Assignment. No party may assign its rights, duties or obligations under this Agreement
without the prior written consent first being obtained from all parties. Notwithstanding the foregoing,
such consent shall not be unreasonably withheld or delayed so long as the assignee thereof shall be
reasonably expected to be able to perform the duties and obligations being assigned.

25. Termination. Upon any termination of this Agreement resulting from the uncured default of
any party, the order of any court of competent jurisdiction or termination as a result of any legislative
action requiring such termination, then any funds held by the Agency and for which the Agency shall
not be required to disburse to developers in accordance with the agreements which govern such
disbursement, then such funds shall be returned to the party originally remitting same to the Agency
and upon such return this Agreement shall be deemed terminated and of no further force or effect.

26. Interlocal Cooperation Act. In satisfaction of the requirements of the Cooperation Act in
connection with this Agreement, the Parties agree as follows:

a. This Agreement shall be authorized and adopted by resolution of the legislative body
of each Party pursuant to and in accordance with the provisions of Section 11-13-202.5
of the Cooperation Act;

b. This Agreement shall be reviewed as to proper form and compliance with applicable

law by a duly authorized attorney on behalf of each Party pursuant to and in accordance
with the provisions of Section 11-13-202.5(3) of the Cooperation Act;
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A duly executed original counterpart of this Agreement shall be filed immediately with
the keeper of records of each Party pursuant to Section 11-13-209 of the Cooperation
Act;

The Chair of the Agency is hereby designated the administrator for all purposes of the
Cooperation Act, pursuant to Section 11-13-207 of the Cooperation Act; and

Should a party to this Agreement desire to terminate this Agreement, in part or in
whole, each party to the Agreement must adopt, by resolution, an amended Interlocal
Cooperation Agreement stating the reasons for such termination. Any such amended
Interlocal Cooperation ~Agreement must be in harmony with any
development/participation agreement(s) entered into by the Agency as described in
this Agreement.

Immediately after execution of this Agreement by both Parties, the Agency shall, on
behalf of both parties, cause to be published notice regarding this Agreement pursuant
to Section 11-13-219 of the Cooperation Act.

This Agreement makes no provision for the parties acquiring, holding and disposing
of real and personal property used in the joint undertaking as such action is not
contemplated as part of this Agreement nor part of the undertaking. Any such
provision would be outside the parameters of the current undertaking. However, to
the extent that this Agreement may be construed as providing for the acquisition,
holding or disposing of real and/or personal property, all such property shall be owned
by the Agency upon termination of this Agreement.



IN WITNESS WHEREOF, the parties have executed this Agreement on the day specified above.

County:  Kane County

Attest: By:

Andrew Gant, County Commission Chair

Karla Johnson, County Clerk

Approved as to form:

Rob Van Dyke, Attorney for County

Agency:  Kane County Redevelopment Agency

Attest: By:

Brent Chamberlain, Agency Chair

Karla Johnson, Agency Secretary

Approved as to form:

Rob Van Dyke, Attorney for Agency



EXHIBIT “A
to
INTERLOCAL AGREEMENT

Legal Description of Project

Legal Description:

Portions of Sections 31 and 32, Township 40 South, Range 9 West, Salt Lake Base and Meridian, and Portions
of Sections 3, 4, 5, 6, 8,9, 10, 13, 14, 15, 16, 21, 22, 23, and 24, Township 41 South, Range 9 West, Salt Lake
Base and Meridian.

Beginning at the Southeast corner of Section 8, Township 41 South, Range 9 West, SLB&M, and running
thence North 89°18'43" West 2635.31 feet along the section line to the South Y corner of Section 8; thence
North 00°51'52" East 2643.02 feet along the center section line to the Center 4 corner of Section 8; thence
North 89°13'28" West 2638.90 feet along the center section line to the West ¥4 corner of Section 8; thence
North 00°46'06" East 2643.46 feet along the section line to the section corner of Sections 8, 7, 6, and 5; thence
North 89°17'39" West 20.00 feet along the section line of Section 6; thence the following 21 courses along
Little Ponderosa Ranch Subdivision: thence North 03°11'34" East 100.34 feet; thence North 03°13'41" East
100.46 feet; thence North 03°06'05" East 99.55 feet; thence North 03°19'12" East 100.88 feet; thence North
02°59'48" East 100.96 feet; thence North 03°41'09" East 101.20 feet; thence North 03°3225" East 101.17 feet;
thence North 00°27'37" East 305.88 feet; thence North 00°36'47" East 100.31 feet; thence North 00°56'19"
East 99.91 feet; thence North 00°39'50" East 99.19 feet; thence North 00°42'28" East 99.38 feet; thence North
00°42'49" East 99.11 feet; thence North 25°59'04" East 109.41 feet; thence North 24°55'35" East 106.23 feet;
thence North 26°55'45" East 112.16 feet; thence North 00°42'21" East 100.00 feet; thence North 00°52'30"
East 100.05 feet; thence North 00°49'08" East 99.26 feet; thence North 00°43'32" East 725.86 feet; thence
North 73°10'41" West 153.63 feet to a point on the east line of Section 6; thence North 00°47'11" East 40.92
feet along the section line; thence the following 61 courses along Little Ponderosa Ranch Subdivision: thence
North 73°02'13" West 204.16 feet; thence North 59°18'19" West 548.32 feet; thence South 41°16'33" West
44.01 feet; thence South 03°32'56" West 150.56 feet; thence South 58°25'49" West 702.14 feet; thence South
36°58'32" East 619.66 feet; thence South 00°42'21" West 461.24 feet; thence North 60°43'29" West 42.89
feet; thence North 86°56'16" West 133.90 feet; thence South 54°53'20" West 195.67 feet; thence South
08°42'32" East 233.86 feet; thence North 89°17'39" West 428.89 feet; thence South 00°42"21" West 961.08
feet; thence South 89°12'03" West 810.70 feet; thence North 41°10'43" West 53.75 feet; thence North
46°48'35" West 138.57 feet; thence North 76°54'46" West 264.48 feet; thence North 59°03'52" West 240.65
feet; thence North 78°4326" West 191.85 feet; thence North 25°24'23" West 277.28 feet; thence North
17°51'50"™ West 431.54 feet; thence North 01°17'21" West 271.55 feet; thence North 06°13'11" East 301.50
feet; thence North 19°28'14" West 173.17 feet; thence North 31°02'33" West 99.51 feet; thence North
04°1228" West 195.63 feet; thence North 18°57'05" West 342.12 feet; thence North 14°03'07" West 240.48
feet; thence North 10°48'00" West 283.07 feet; thence North 05°40'50" East 218.76 feet; thence North
07°19'13" West 312.07 feet; thence North 14°29'32" West 288.40 feet; thence North 02°45'15" West 315.75
feet; thence North 16°3620" West 574.55 feet; thence North 01°29'08" West 201.64 feet; thence North
07°14'01" East 236.10 feet; thence North 23°27'26" East 623.50 feet; thence North 30°47'09" East 315.77 feet;
thence North 12°59'50" East 293.72 feet; thence North 00°42'57" East 185.60 feet; thence North 02°46'16"
West 353.23 feet; thence North 33°06'56" West 134.16 feet; thence North 06°24'35" West 130.00 feet; thence
North 05°48'42" East 212.05 feet; thence North 02°21'51" West 204.21 feet; thence North 23°52'12" East
156.14 feet; thence North 18°06'19" East 251.00 feet; thence North 12°59'16" East 330.86 feet; thence North
28°51'41" West 245.07 feet; thence North 47°52'13" West 126.98 feet; thence South 56°09'31" West 1063.46
feet; thence North 33°50'30" West 51.70 feet; thence North 07°0225" East 525.57 feet; thence North
05°23'38" West 265.24 feet; thence North 17°51'34" East 193.96 feet; thence North 17°01'48" West 123.07
feet; thence North 24°36'13" East 143.23 feet; thence North 09°15'29" East 381.67 feet; thence North
23°58'01" East 193.85 feet; thence North 12°29'38" West 163.65 feet; thence North 07°53'23" West 518.47
feet to a point on the north line of Section 31, Township 40 South, Range 9 West, SLB&M; thence South
14°31'43" East 154.88 feet; thence South 16°17'06" East 220.03 feet; thence South 20°1526" East 139.04 feet;
thence South 47°18'15" East 68.21 feet; thence South 74°21'04" East 136.90 feet; thence South 53°12'50" East
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234.39 feet; thence South 32°04'35" East 69.36 feet; thence South 10°57'15" East 126.13 feet; thence South
10°10'05" West 532.77 feet; thence South 14°39'59" East 273.00 feet; thence South 39°30'02" East 67.26 feet;
thence South 47°01'53" East 111.40 feet; thence South 54°33'43" East 77.32 feet; thence South 87°29'11" East
65.22 feet; thence North 59°35'21" East 105.77 feet; thence North 73°53'32" East 61.76 feet; thence North
88°11'44" East 66.05 feet; thence North 81°32'14" East 63.77 feet; thence North 74°52'44" East 118.94 feet;
thence North 66°20'10" East 81.70 feet; thence North 57°47'37" East 196.14 feet; thence North 74°27'30" East
71.69 feet; thence South 88°52'36" East 40.90 feet; thence North 80°06'13" East 86.02 feet; thence North
69°05'02" East 149.36 feet; thence North 84°45'57" East 94.60 feet; thence South 79°33'09" East 61.53 feet;
thence North 88°55'02" East 75.96 feet; thence North 77°23'14" East 58.91 feet; thence South 78°3528" East
118.05 feet; thence South 54°34'10" East 42.28 feet; thence South 68°24'34" East 131.57 feet; thence South
82°14'59" East 106.12 feet; thence South 73°12'30" East 55.00 feet; thence South 64°10'01" East 96.99 feet;
thence North 70°31'51" East 14.22 feet; thence North 25°13'43" East 19.05 feet; thence North 69°52'07" East
91.34 feet; thence South 65°2929" East 41.87 feet; thence South 89°56'15" East 71.77 feet; thence North
00°03'45" East 1602.29 feet to a point on the north line of Section 3 1; thence South 89°07'00" East 1500.71
feet to the section corner of Sections 31, 30, 29 and 32; thence South 89°12'38" East 2632.93 feet along the
section line to the North % corner of section 32; thence South 89°13'03" East 2632.98 feet along the section
line to the section corner of Sections 32, 29, 28, 33; thence South 00°47'51" West 2640.44 feet along the
section line to the East /4 corner of Section 32; thence South 00°47'51" West 2640.44 feet along the section
line to the section comer of Sections 32, 33, and 5; thence South 89°09'53" East 298.21 feet along the section
line to the section corner of Sections 33, 4, and S; thence South 89°06'34" East 2634.77 feet along the section
line to the North Y4 corner of Section 4, Township 41, South, Range 9 West, SLB&M; thence South 89°06'11"
East 2349.71 feet to the section corner of Sections 33, 34, and 4; thence South 89°09'46" East 285.06 feet
along the section line to the section corner of Sections 34, 3, and 4; thence South 00°47'40" West 491.55 feet
along the section line of Sections 3 and 4; thence South 89°11'18" East 880.00 feet; thence North 00°44'03"
East 103.35 feet; thence South 89°11'18" East 733.36 feet to the beginning of a non-tangent curve concave to
the West, having a radius 615.00 feet of which the radius point lies North 62°48'47" West; thence Northerly
129.05 feet along said curve through a central angle of 12°01'20" and a chord bearing of North 21°10'33" East
128.81 feet to the beginning of a reverse curve to the right having a radius of 610.00 feet; thence Northerly
22.64 feet through a central angle of 02°07'35"; thence South 89°08'01" East 982.24 feet; thence North
00°48'27" East 247.31 feet to the North 4 corner of Section 3; thence South 89°12'47" East 2646.37 feet along
the section line to the Northeast comer of Section 3; thence South 00°48'36" West 2677.01 feet along the
section line to the East % corner of Section 3; thence South 00°49'25" West 1318.45 feet along the section line
to the South 1/16 corner; thence North 89°13'30" West 2645.90 feet along the 1/16 section line to the Center-
South 1/16 corner; thence South 00°48'27" West 1319.60 feet along the 1/4 section line to the South 4 corner
of Section 3; thence South 00°51'44" West 2640.48 feet along the Y section line to the Center % corner of
Section 10; thence South 00°51'44" West 1320.37 feet along the % section line to the Center-South 1/16
corner; thence South 89°16'00" East 2644.53 feet along the 1/16 section line to the South 1/16 corner of
Section 10; thence South 00°52'33" West 1320.02 feet along the section line to the section corner of Sections
10, 11, 14, and 15; thence South 89°08'05" East 1317.58 feet along the section line to the West 1/16 corner of
Section 14; thence South 00°48'31" West 1320.33 feet along the 1/16 section line to the Northwest 1/16
comner; thence South 89°09'11" East 2639.67 feet along the 1/16 section line; thence North 69°29'59" East
318.67 feet; thence South 85°01"20" East 308.95 feet; thence North 56°44'18" East 491.13 feet; thence North
82°01'53" East 340.02 feet; thence South 77°43'50" East 274.15 feet; thence South 46°40'48" West 285.23 feet
to the beginning of a non-tangent curve concave to the Southwest, having a radius 68.00 feet of which the
radius point lies South 19°32'07" East; thence Southeasterly 100.93 feet along said curve through a central
angle of 85°02'43" and a chord bearing of South 67°00'45" East 91.92 feet to the beginning of a non-tangent
curve concave to the Northeast, having a radius 21.92 feet of which the radius point lies North 65°30'38" East;
thence Southeasterly 22.44 feet along said curve through a central angle of 58°38'47" and a chord bearing of
South 53°48'45" East 21.47 feet; thence South 83°14'15" East 16.31 feet to the beginning of a non-tangent
curve concave to the Southwest, having a radius 80.00 feet of which the radius point lies South 06°45'37"
West; thence Southeasterly 105.42 feet along said curve through a central angle of 75°30'17" and a chord
bearing of South 45°29'14" East 97.96 feet; thence South 07°44'13" East 21.13 feet to the beginning of a non-
tangent curve concave to the Northeast, having a radius 14.00 feet of which the radius point lies North
82°15'55" East; thence Southeasterly 9.29 feet along said curve through a central angle of 38°01'04" and a
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chord bearing of South 26°44'37" East 9.12 feet; thence South 45°45'02" East 21.89 feet to the beginning of a
non-tangent curve concave to the Southwest, having a radius 80.00 feet of which the radius point lies South
43°22'43" West; thence Southeasterly 10.67 feet along said curve through a central angle of 07°38'31" and a
chord bearing of South 42°48'01" East 10.66 feet to a point on the 1/16 section line of Section 13; thence South
89°1033" East 446.94 feet; thence North 27°11'39" East 289.76 feet; thence North 89°58'51" East 139.16 feet;
thence South 00°12'28" East 261.70 feet to a point on the 1/16 section line; thence South 89°10'33" East
1614.80 feet along the 1/16 section line to the Center-North 1/16 corner of Section 13; thence South 00°49'14"
West 1319.45 feet along the Y4 section line to the Center Y corner of Section 13; thence South 89°10'17" East
1324.41 feet along the "4 section line to the Center-East 1/16 corner; thence South 00°50'22" West 2638.83
feet along the 1/16 section line to the East 1/16 corner; thence South 00°45'42" West 2639.07 feet along the
1/16 section line of Section 24 to the Center-East 1/16 corner; thence North 89°1022" West 3973.86 feet along
the % section line to the West Y corner of Section 24; thence North 00°49'51" East 1319.45 feet along the
section line to the North 1/16 corner; thence North 89°15'15" West 1318.25 feet along the 1/16 section line to
the Northeast 1/16 comer of Section 23; thence North 00°44'56" East 1320.63 feet along the 1/16 section line
to the East 1/16 corner; thence North 89°11'50" West 1320.19 feet along the section line to the North Y corner
of Section 23; thence North 89°11'35" West 2640.27 feet along the section line to the section corner of
Sections 23, 22, 15, and 14; thence South 00°47'31" West 1320.56 feet along the section line to the North 1/16
corner of Section 22; thence North 89°1320" West 5282.10 feet along the 1/16 section line of Section 22 to the
North 1/16 corner; thence North 89°06'55" West 5288.49 feet along the 1/16 section line of Section 21 to the
North 1/16 comer; thence North 00°45'26" East 1321.48 feet along the section line to the section corner of
Sections 21, 20, 17, and 16; thence North 00°43'28" East 2642.51 feet along the section line to the West Y
corner of Section 16; thence North 00°43'24" East 2642.50 feet along the section line to the point of beginning.

Contains 7433.14 acres, more or less.

Less and excepting therefrom the following areas:

AREA #1
All land within Zion Ridge Planned Unit Development Phase 1 Amended & Extended
All land within Zion Ridge Planned Unit Development Phase 2 Amended & Extended.

AREA #2,

Beginning at the Northeast comner of Section 9, Township 41 South, Range 9 West, SLB&M, and running
thence South 00°50'54" West 2641.16 feet along the section line to the East ¥4 corner of Section 9; thence
South 00°50'46" West 22.43 feet along the section line; thence South 87°54'27" West 944.61 feet; thence
South 81°15'45" West 384.74 feet to a point on the 1/16 section line; thence South 00°52'31" West 523.08 feet
along the 1/16 section line to the Southeast corner of the Northeast 4 of the Northwest %4 of the Southeast % of
Section 9; thence North 89°03'14" West 123.33 feet; thence South 27°30'48" West 846.50 feet; thence South
10°26'47" West 176.35 feet; thence South 28°27'31" West 429.33 feet; thence South 34°30'44" East 225.63
feet; thence South 63°29'1 1" West 364.60 feet; thence South 20°46'58" East 202.49 feet; thence South
10°39'48" East 131.07 feet to a point on the south section line of Section 9; thence North 89°03'47" West
171.08 feet along the section line; thence North 00°56'34" East 2970.61 feet; thence North 89°0624" West
331.85 feet to a point on the center section line; thence North 00°54'08" East 2309.96 feet along the center
section line to the North ¥ corner of Section 9; thence North 00°53'03" East 1319.84 feet along the center
section line to the Center-South 1/16 corner of Section 4; thence South 89°05'57" East 1320.47 feet along the
1716 section line; thence North 00°5029" East 660.10 feet; thence South 89°06'25" East 1319.97 feet to a point
on the section line of Sections 4 and 3; thence South 00°47'59" West 1980.76 feet along the section line to the
point of beginning.

Contains 294.88 acres, more or less.
(1-9-4-4, 1-9-4-5, 1-9-9-6, 1-9-9-7, 1-9-9-3A, 1-9-9-1)
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AREA #3

Commencing at the Southeast Corner of Section 4, Township 41 South, Range 9 West, SLB&M, thence North
0°02°49” West along the section line 2646.44 to the East % corner of said Section 4; thence North 0°02°49”
West 568.25 feet to the true point of beginning, and running thence North 82°24°10” West 124.78 feet; thence
North 0°08°41” East 77.21 feet to the South line of the NE1/4SE1/4NE1/4 of said Section 4; thence South
90°00°00” East along said south line 118.03 feet to the section line; thence South 0°02°49” East along the
section line 93.50 feet to the true point of beginning.

(1-9-4-6A)

AREA #4

Commencing at the Southwest corner of Section 15, Township 41 South, Range 9 West, SLB&M, thence
North 00°48'1 1" East 55.83 feet along the section to the point of beginning, and running thence North
00°48'11" East 2583.85 feet along the section line to the West 4 corner of Section 15; thence North 00°48'19"
East 1319.91 feet along the section line to the North 1/16 corner; thence South 89°15'41" East 1321.71 feet
along the 1/16 section line to the Northwest 1/16 corner; thence South 00°49'08" West 1320.14 feet along the
1/16 section line to the Center-West 1/16 corner; thence South 89°15'05" East 991.86 feet along the center
section line; thence South 00°50'22" West 403.83 feet; thence South 18°56'44" East 973.69 feet; thence South
89°03'12" East 56.56 feet; thence South 03°38'40" East 534.39 feet; thence South 28°42'19" East 518.65 feet
to a point on the northerly right-of-way line of State Highway 9; thence South 78°44'50" West 234.47 feet
along said right-of-way to the beginning of a curve to the right having a radius of 2814.90 feet; thence
Westerly 361.01 feet along said curve and right-of-way through a central angle of 07°20'54”; thence South
86°05'43" West 2009.57 feet along said right-of-way to the beginning of a curve to the right having a radius of
2814.99 feet; thence Westerly 158.04 feet along said curve and right-of-way through a central angle of
03°13'00"; thence South 89°18'43" West 248.76 feet along said right-of-way to the point of beginning.

Contains 197.27 acres, more or less.
(1-9-15-2A, 1-9-15-2B, 1-9-15-4)

AREA #5
Lots 1-9, Block "B" Fly-In "Ld" Ranch Subdivision
(1-B-1, 1-B-2, 1-B-3, 1-B4, 1-B-5, 1-B-6, 1-B-7, 1-B-8, 1-B-9)

AREA #6

Beginning at a point South 89°59' East 1350.0 feet from the West 1/4 Corner of Section 14, Township 41
South, Range 9 West, SLB&M, and running thence South 89°59" East 1980.0 feet; thence South 0°01' West
1090.2 feet, more or less, to State Highway 9; thence along said Highway right-of-way line South 77°47'55"
West 2020.93 feet; thence North 1518.1 feet to the point of beginning.

(1-9-14-1)
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As used in this Community Reinvestment Project Area Plan, the term:

"Act” shall mean and include the Limited Purpose Local Government Entities —
Community Reinvestment Agency Act in Title 17C, Chapters 1 through 5, Utah Code
Annotated 1953, as amended, or such other amendments as shall from time to time
be enacted or any successor or replacement law or act,

“Agency” shall mean the Kane County Redevelopment Agency, which is a separate
body corporate and politic created by the County pursuant to the Act and which was
created by Resolution 2014-7, approved by the Agency on May 19, 2014.

"Base taxable value" shall mean the agreed value specified in a resolution or
interlocal agreement under Subsection 17C-1-102(8) from which tax increment will be
collected. For purposes of this Plan, base taxable value shall include both the value of
base sales and use taxes of the County, transient room taxes of the County, restaurant
taxes of the County, and property tax values related to the County and other
participating taxing entities.

“Base year” shall mean the agreed upon year for which the base taxable value is
established and shall be incorporated into the interlocal agreements with participating
taxing entities.

“Base taxable year" shall mean the Base Year during which the Project Area Budget
is approved pursuant to Subsection 17C-1-102(9)(d).

“County” or “Community” shall mean Kane County, Utah.

“Legislative body” shall mean the Kane County Commission which is the legislative
body of the County.

“Plan Hearing” shall mean the public hearing on the draft Project Area Plan required
under Subsection 17C-1-102 (41) and 17C-5-104(3)(e).

“Project Area” shall mean the geographic area described in this draft Project Area
Plan where the community development and reinvestment is anticipated to take place,
as further referenced and included by this definition in Exhibit A and Exhibit B
attached hereto.

“Met Present Value (NPV)” shall mean the discounted value of a cash flow. The NPV
illustrates the total value of a stream of revenue aver a number of years expressed in
terms of current or present-day dollars.

“Project Area Budget” shall mean (as further described under 17-C-5-303 of the Act)
the multi-year projection of annual or cumulative revenues, other expenses and other
fiscal matters pertaining to the Project Area that includes:



~  the base taxable value of property, sales, restaurant sales, and transient room
sales within the Project Area;

< the projected tax increment expected to be generated within the Project Area;
< the amount of tax increment expected to be shared with other taxing entities;

“ the amount of tax increment expected to be used to implement this Project
Area Plan;

< if the area from which tax increment is to be collected is less than the entire
Project Area:

» the tax identification number of the parcels from which tax increment will
be collected; or

* a legal description of the portion of the Project Area from which tax
increment will be collected: and

= for property that the Agency owns and expects to sell, the expected total cost
of the property to the Agency and the expected selling price.

“Project Area Plan” or “Plan” shall mean the written plan (outlined by 17C-5-302 of
the Act) that, after its effective date, guides and controls the community reinvestment
activities within the Project Area. Project Area Plan refers to this document and all of
the attachments to this document, which attachments are incorporated by this
reference. It is anticipated that the amended EAST ZION PROJECT AREA PLAN will be
subject to an interlocal agreement process with the taxing entities within the Project
Area.

“Taxes” includes all levies on an ad valorem basis upon land, local and centrally
assessed real property, personal property, or any other property, tangible or intangible.
It also refers to taxes generated by sales, including sales taxes, restaurant taxes, and
transient room taxes.

“Taxing Entity” shall mean any public entity that levies a tax on any property within
the Project Area, or any entity that imposes sales taxes, restaurant taxes and transient
room taxes.

“Tax Increment” shall mean the difference between the amount of tax revenues
generated each tax year by all taxing entities from the Project Area. For property taxes,
this involves using the current assessed value of the property and the amount of
property tax revenues that would be generated from the same area using the base
taxable value of the property. For sales, restaurant, and transient room taxes, this
refers to increases above the base year for the respective taxes.

“Tax Increment Collection Period” shall mean the period of time in which the taxing
entities from the Project Area consent to a portion of their tax increment to be remitted




to the Agency from within the Project Area and used to fund the objectives outlined in
this Project Area Plan.

“Tax Year” shall mean the 12-month period between sequential tax roll equalizations
(November 1% - October 31%) of the following year, e.g., the November 1, 2021 -
October 31, 2022 tax year.
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Zion National Park (“ZNP”, “Zion” or “the Park”) is one of the most popular and
frequently visited national parks in the United States. The two main entrances into the
Park are located on the Park’s west and east sides. The west side of ZNP is well
developed with many retail, food, and lodging opportunities for visitors. These
establishments are all located within proximity of the Park’s entrance. Zion’s east side,
however, is relatively undeveloped with far fewer retail, dining, and lodging options.

The Kane County Redevelopment Agency (“Agency”) wishes to realize the high
potential for development on the east side of Zion National Park. In consideration of
Kane County’s residents, as well as Kane County’s capacity for new development east
of Zion, the Agency has carefully crafted the amended Project Area Plan (the “Plan™)
for the EAST ZION COMMUNITY REINVESTMENT PROJECT AREA (the “Project Area”). The
purpose of the Project Area is to facilitate the development of the area by supporting
the construction of public amenities that will attract additional visitors to Zion's east
side and be enjoyed by residents of Kane County (the “County”). The current concept
is to have the first $300K of tax increment go to the Agency for the Visitor's Center,
which in addition to the 20% that will flow through to Kane County should be sufficient
to service debt that is anticipated to be issued by Kane County or its Municipal Building
Authority (first-tier priority). After the first $300K of tax increment is used in the fashion
described above the remaining would flow to the Agency and is intended to be used
to promote, encourage and assist in bringing about the vision of the East Zions
Initiative, which is a Grand Lodge/Hotel, workforce housing, hiking trails, and
expanded shuttle services (second-tier priority).

The County and Agency have undergone a comprehensive evaluation of the fiscal and
economic impacts that development would have on the County, Kane County School
District (the “School District”), and the Kane County Water Conservancy District (the
“Water District”). The Plan is intended to define the method and means of supporting
the development of public amenities, which includes the Grand Lodge/Hotel and
workforce housing.

The Project Area Plan is consistent with the County’s General Plan, specifically its
Economic Development Goal #3: “Invest in local tourism infrastructure”. One of the
strategies for this goal is, “As tourism opportunities expand, the County will strive to
assist in the expansion of existing accommodation properties, eating establishments
and associated travel related facilities, and encourage development of new tourism
related properties.”
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The County believes that it is in the best interest of its residents to assist in the
development of the Project Area. It is the purpose of this Plan to clearly set forth the
aims and objectives of development, scope, potential financing mechanism, and value
to the residents of the County and other taxing entities within the Project Area.

The Project Area is being undertaken as a community reinvestment project area
(“CRA”) pursuant to certain provisions of Chapters 1 and 5 of the Utah Limited Purpose
Local Governmental Entities -- Community Reinvestment Agency Act (the “Act”, Utah
Code Annotated (“UCA”) Title 17C). The requirements of the Act, including notice and
hearing obligations, have been observed at all times throughout the establishment of
the Project Area. The realization of the Plan is subject to interlocal agreements
between the taxing entities individually and the Agency.

Resolution Authorizing the Preparation of a Draft Community
Reinvestment Project Area Plan

Pursuant to the provisions of §17C-5-103 of the Act, the governing body of the Agency
adopted a resolution authorizing the preparation of a draft Community Reinvestment
Project Area Plan on February 11, 2019. The plan was subsequently adopted by the
Agency and the County on September 10, 2018. A copy of this ordinance is included
as Exhibit D. This version under consideration by the Agency will have various
amendments to the boundary of the project area and tax increment projections.

Recitals of Prerequisites for Adopting a Community Reinvestment

In order to adopt a community reinvestment project area plan, the Agency shall;

= Pursuant to the provisions of §17C-5-104(1)(a) and (b) of the Act, the County
has a planning commission and General Plan as required by law;

= Pursuantto the provisions of §17C-5-104 of the Act, the Agency has conducted
or will conduct one or more public hearings for the purpose of informing the
public about the Project Area, and allowing public input into the Agency’s
deliberations and considerations regarding the Project Area: and

= Pursuant to the provisions of §17C-5-104 of the Act, the Agency has allowed
opportunity for input on the amended Project Area Plan and has made a
amended Project Area Plan available to the public at the Agency’s offices
during normal business hours, provided notice of the plan hearing, sent copies
of the amended Project Area Plan to all required entities prior to the hearing,
and provided opportunities for affected entities to provide feedback.
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A legal description of the Project Area along with a detailed map of the Project Area is
attached respectively as Exhibit A and Exhibit B and incorporated herein. The Project
Area is located immediately east of ZNP where Highway 9 connects with the Park’s
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§17C-5-105(1)

entrance. Part of the Project Area extends north while another portion extends east
along Highway 9.

The current land use in the Project Area is made up mostly of agricultural land, with
some residential and a small amount of open space and commercial land. This is
detailed in the table below.

TaBLE 1: IMIAKEUP OF PROJECT AREA

_ ProperiyClass ' Ages - Pereent
_Agricultural : 4,855 74.5%
_Residential 1207 187%
Commercial 9 aa%
Open Space B8 1.0%
_Other B 89 1.4%
Total ' 6,518 100%

As delineated by the office of the Kane County Recorder, the Project Area
encompasses all of the parcels detailed in Exhibit C. The first part of the legal
description lists the contiguous area as having 7.433 acres, but the actual acreage is

less because certain parcels inside the boundary are not included. These areas are
delineated in the second part of the legal description after the statement “less and
exempting therefrom”.

General Land Uses
The Project Area’s land is made up of the following zoning designations, AG, R1/2, R-
1, R-2, R-5, R-1/2-NC, C-1, C-2, Open Space, and MPR-2.

Table 2 summarizes the approximate acreage of existing land uses by Zoning
Designation.

TABLE 2: LAND USES

TR grng) BEsipaien y-.f'_' . Ag *;Ea};i .".‘:g""g_;_;_‘-';. I r_-:f;f:';p:"tf?‘f
AG . 486 T7449%
RA2 M9 38%
R /2 448%
R R S
R5 5 0%
MPR-2 IR 92 080%
[ o8 33%%
= _ 71 o 1.09%
OPEN_SPACE 68 1.04%
Other 89  136%
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Total 6518 100%

This Project Area Plan is consistent with the General Plan of the County and promotes
economic activity by virtue of using tax increment generated by commercial
developments to construct public amenities. Any zoning change, amendment or
conditional use permit necessary to the successful development contemplated by this
Project Area Plan shall be undertaken in accordance with the requirements of the
County’s Code and all other applicable laws including all goals and objectives in the
County’s General Plan.

Layout of Principal Roads

The only principal road within the Project Area is Highway 8 which runs east to west
through the Project Area. A road, North Fork Road, connects developments in the
north end of the Project Area to Highway 9. A dirt road, Poverty Road, connects
developments on the south end of the Project Area to Highway 9. See the image
below.

ImiAGE 1: PROJECT AREA ROADS

Population Densities

The estimated population density of the Project Area is 0.014 residents per acre. There
are approximately 33 primary residential units within the Project Area. The average
household size within the County, according to the most recent census data estimate,
is 2.77.

Building Densities

There are approximately 83 buildings within the Project Area. Building densities will
increase as development occurs from 0.012 buildings per acres to 0.05. The intent of
this Plan is to promote greater economic utilization of the land area by increasing
visitation to East Zion through additional public amenities, including a new Visitor's
Center. This will increase the building density within the Project Area.

u
C




impact of Community Development and or Reinvestment on Land Use,

Layout of Principal Streets, and Population Densities

Community reinvestment activities within the Project Area will mostly consist of
development and economic enhancement of underutilized areas. The types of land
uses contemplated within the Project Area include retail, hotel, and restaurant. In order
to promote development on the east side of Zion, the Agency, along with property
owners, developers, and/or businesses will need to construct infrastructure

improvements and create better utilization of land.

Land Use — It is anticipated that future development within the Project Area will have
some impact on the full-time population density within the Project Area. Other than
temporary housing units contemplated for seasonal employees, some potential
primary residential buildings and subdivisions are planned within the Project Area.
Development will also create permanent jobs and thereby create a demand for
additional housing within the County.

Layout of Principal Streets — Significant road realignments are planned for North
Fork Road. The layout of other principal streets will likely be unaffected by
development within the Project Area. Some roads may also be added or extended to
improve connectivity and overall transportation flow in and out of the Park.

Population Densities — The developers interested in future projects within the
Project Area contemplate some permanent residential developments. Temporary
housing is contemplated for seasonal employees with the possibility of primary
residential housing units. Population density within the Project Area will likely increase,
and a slight increase may be expected outside of the Project Area.
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For this Project Area, the Agency would like to have a clear vision and goals for the
developments it will support and flexibility in the development and economic promotion
of the Project Area. The Agency also aims to encourage and obtain the highest quality
in development and design. Each development proposal in the Project Area will be
subject to appropriate elements of the County’s proposed General Plan: the Zoning
Ordinance of the County, including adopted Design Guidelines pertaining to the area;
institutional controls, deed restrictions if the property is acquired and resold by the
Agency, other applicable building codes and ordinances of the County; and, as
required by ordinance or agreement, review and recommendation of the Planning
Commission and approval by the Agency.

Each development proposal by an owner, tenant, participant or a developer shall be
accompanied by site plans, development data and other appropriate material that
clearly describes the extent of proposed development and any other data determined
to be necessary or requested by the Agency or the County. Development must obtain
sufficient water rights to meet the demands from the type of development proposed.
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Development

Itis the intent of the Agency, with the assistance and participation of private developers
and property owners, to facilitate new development within the Project Area, including
public amenities which will support the expansion of retail, lodging, and restaurant
space. A visitors' center on the east side of the Park will provide a way to attract tourist
activity to and through the east side of the Park. This visitors' center will be a catalyst
for the development of a 4-star hotel, other lodging, and retail amenities.

~ -
T e e
W/l TIW L T304 ]

]
Q)

b
™

f ’!-J
ral Pl

LH
€

3 - 1 2 .z .2
T g 3 7% 3 e e ovada B 3 L
POsSel Uevelopimient to ine

”

i

]

[F2]
()]

[¥]
£y =

£ o i g 3 e -
Wi ].JJ.J';]’.:f uehn

The proposed Community Reinvestment Project Area Plan and the development

contemplated are consistent with the County’s proposed General Plan and land use
regulations.
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The primary development within the Project Area that the Agency is aware of is the
Zion Mountain Development (the “Development’). Phase 1 of the planned

development contains a grand lodge with around 182 hotel units (*keys”) and
associated retail and recreation related amenities, including a sit-down restaurant, a
gift shop, a health and wellness center, a creamery, and an outfitter post. The
estimated increase in assessed property value in the Project Area from this
development is about Seventy-Seven Million Six-Hundred and Six Thousand Five-
Hundred and Ninety-Seven Dollars ($77,606,597). The lodge is also expected to
generate Five-Hundred and Twenty Million Four-Hundred and Seventy-Four
Thousand Dollars ($520,474,000) in rental fees throughout the project area’s lifespan.
As part of the grand hotel/lodge development, workforce housing will need to be built
to support the hospitality jobs created.

Currently it is contemplated that the Grand Lodge Hotel will be owned, operated and
financed by Provident LLC, a qualified non-profit 501¢-3 with purposes to assist local
government in funding community resources and assets that otherwise would not be
able to be achieved. So, although it may be true that the anticipated assessed value
of the Grand Lodge may be estimated in the proximity of $77M, it is not currently known
whether this will be taxable or tax-exempt for purposes of property tax assessment.
The same must be said for the work force housing.

Residential units will also be built throughout the development during various phases.
Some of these homes will be used as primary residences while others will be used as
short-term rentals. Below is a short description of each subdivision and the number of
units and estimated assessed value;
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Zion Ridge: 40 total residential units, with approximately 36 being used as rentals.
This subdivision will have an estimated increase in assessed value of approximately
Twenty-Five Million Four-Hundred and Seventy-Six Thousand and Five-Hundred and
Forty-Three Dollars ($25,476,543). The rentals are expected to generate Thirty-Nine
Million Three-Hundred and Fifty-Five Thousand and Three-Hundred and Forty-One
Dollars ($39,355,341) in rental fees throughout the project area’s lifespan.

Buffalo Preserve: 15 residential units. This subdivision will have an estimated
increase in assessed value of approximately Twenty-Eight Million Four-Hundred and
Fifty-Seven Thousand and Six-Hundred and Ninety-Eight Dollars ($28,457,698).

Peaches Subdivision: 24 residential units. This subdivision will have an estimated
increase in assessed value of approximately Nineteen Million Four-Hundred and
Twenty-One Thousand and Ten Dollars ($19,421,010).

Clear Creek Ranch/Zion Mountain Partnership: 215 residential units, with
approximately 194 being used as rentals. The subdivision will have an estimated
increase in assessed value of approximately One-Hundred Forty-One Million Two-
Hundred and Ninety-One Thousand and Six-Hundred and Eighty-Four Dollars
($141,291,684). The rentals are expected to generate One-Hundred Fifty-Five Million
Six-Hundred and Twenty-Four Thousand Two-Hundred and Ninety-Eight Dollars
($155,624,298) in rental fees throughout the project area’s lifespan.

A second phase is also being contemplated which would include lodges, a
greenhouse, a café, an additional outfitter post, an outfitter barn, and additional retail
spaces. Included in this second phase would be:

Zion Ponderosa Lodge: 30 keys with associated amenities with an estimated
increase in assessed value of Three Million Nine-Hundred and Seventy-Eight
Thousand Three-Hundred and Seventy-Five Dollars (83,978,375). The lodge is
expected to generate Twenty-Eight Million Two-Hundred and Twenty-Three Thousand
Five-Hundred and Eight-Nine Dollars ($28,223,589) in rental fees throughout the
project area’s lifespan.

Baby Ridge: 50 Keys with associated retail and amenities with an estimated increase
in assessed value of Fourteen Million Four-Hundred and Forty-Six Thousand and
Ninety-Four Dollars ($14,446,094). The hotel is also expected to generate One-
Hundred Seventeen Million Five-Hundred and Ninety-Eight Thousand Two-Hundred
and Eighty-Eight Dollars ($117,598,288) in rental fees throughout the project area’'s
lifespan.

Spirit Mountain: 75 Keys with associated retail and amenities with an estimated
increase in assessed value of Fifteen Million Seven-Hundred and Fifty-Nine Thousand
Three-Hundred and Seventy-Five Dollars ($15,759,375). The hotel is also expected to
generate Two-Hundred Eighty-Nine Million Two-Hundred and Ninety-One Thousand
Seven-Hundred and Eighty-Nine Dollars ($289,291,789) in rental fees throughout the
project area’s lifespan.



Apple Cross Junction: Approximately 2,000 square feet of retail space that is
estimated to have an increase in assessed value of Five-Hundred Thousand
($500,000). The retail space is also expected to generate Forty Million ($40,000,000)
in retail sales throughout the project area’s lifespan.

Other than rental fees, these lodges and developments will have impacts on sales and
restaurant tax. Approximately One-Hundred and Seventy-Nine Million One-Hundred
and Sixty-One Thousand Two-Hundred and Forty-Four Dollars ($179,161,244) will
come from food and beverage sales, Sixty Million Five-Hundred and Eighteen
Thousand Four-Hundred and Sixty-Nine Dollars will come from other operating sales,
and Twenty-Nine Million Fifteen Thousand Six-Hundred and Thirty-Six Dollars will
come from miscellaneous sources.

Also being contemplated as a sales tax generation tool and less a development is a
farmer’'s market that is anticipated to generate Ten Million ($10,000,000) in sales.
Instrumental to these phases is the additional investment in public amenities, including
a visitors’ center, expanded and added hiking trails, and improved shuttles in and out
of the Park from the east side.
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Zion Mountain Development 182 $77,606,597 $520,474,400
Zion Ridge 40 25,476,543 39,355,341
Buffalo Preserve 15 28,457,698
Peaches Subdivision 24 19,421,010 -
Clear Creek Ranch/Zion Mountain Partnership 215 141,291,684 155,624,298
Zion Ponderosa Lodge 30 3,978,375 28,223,589
Baby Ridge 50 14,446,094 117,598,288
Spirit Mountain 75 - 15,759,375 289,291,789
Apple Cross Junction 2,000 500,000 40,000,000
Farmer's Market 10,000,000
Food and Beverage 179,161,244
Other Operating 60,518,469
Miscellaneous 29,015,636
Total 294 337 2,000  $326,937,376 $1,469,263,053
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Lurrently invoived in the Process

The County and Agency will select or approve such development seeking support from
the Agency or presented to the Agency and County that meets the development



objectives set forth in this plan. The County and Agency retain the right to approve or
reject any such development plan(s) that in their judgment do not meet the
development intent for the Project Area. The County and Agency may choose to solicit
development through an RFP or RFQ process, through targeted solicitation to specific
industries, from inquiries to the County and or Agency.

The County and Agency will ensure that all development conforms to this Plan and is
approved by the County. All potential developers may need to provide a detailed
development plan including sufficient financial information to provide the County and
Agency with confidence in the sustainability of the development and the wherewithal
of the developer to successfully finance said development. Such a review may include
a series of studies and reviews including reviews of the developer's financial
statements, third-party verification of benefit of the development to the County,
appraisal reports, etc.

Any participation between the Agency and developers and or property owners shall
be governed by a Participation/Development Agreement or similar agreement as
approved by the Agency.
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The area immediately east of ZNP is underutilized with immense potential for growth
and development. By increasing the available public amenities on the east side of
Zion, the Agency believes that it will increase visitation, tax revenues, development,
and the quality of life for County residents.
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Physical Conditions

The Project Area consists of approximately 6,518 acres of mostly undeveloped land
with limited access to utilities. The land contains steep hills and rugged terrain. The
Project Area is L-shaped running northward from the Park's east entrance and
eastward from the east entrance along Highway 9.

Social Conditions

The Project Area is mostly composed of agriculturally zoned land. It also contains two
large resorts on Zion's east side, Zion Mountain Ranch and the Zion Ponderosa Ranch
Resort. These resorts provide many seasonal and some permanent jobs within the
County.

tEconomic Conditions
The two resorts within the Project Area already provide a stable source of property,
sales, restaurant, and transient room taxes to the County and other taxing entities.
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These revenues are generated, in large part, by visitors from outside of the County
and state. The resorts also provide seasonal, part-time, and full-time employment.
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The Agency's intent in creating the Project Area is to support the development of public
amenities on the east side of Zion National Park. To achieve this, the Agency intends
to partner with interested developers. One such developer, Zion Mountain
Development, Inc. seeks support in expanding and improving trails, constructing a
visitors’ center (which would be owned and operated by a nonprofit or qualifying
governmental entity), and enhancing the availability and frequency of shuttles into and
out of the Park from the east side.

Subject to provisions of the Act, the Agency may agree to pay for eligible costs and
other items from taxes during the Tax Increment Collection Period which the Agency
deems to be appropriate under the circumstances. The Agency will consider each
request for support individually, paying close attention to the potential costs and
benefits.

In general, tax incentives may be offered to achieve the community reinvestment goals
and objectives of this Plan, specifically to:

= Create new and expand and improve existing public amenities:

= Enable and accelerate economic development:

= Stimulate job development;

= Support moderate income housing;

=~ Make needed infrastructure improvements to roads, street lighting, water,
storm water, sewer, and parks and open space;

< Assist with property acquisition and/or land assembly; and

= Provide attractive development for high-quality commercial tenants.

The Project Area Budget will include specific participation percentages and timeframes
for each taxing entity. Furthermore, a resolution and interlocal agreement will formally
establish the participation percentage and Tax Increment Collection Period for each

taxing entity.
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The Beneficial Influences upon the Tax Base of the Community

The beneficial influences upon the tax base of the County and the other taxing entities
will include increased revenues from property taxes, sales and use taxes, restaurant
taxes, transient room taxes, and job creation. The increased revenues will come from
the property values associated with new construction in the Project Area, as well as
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increased spending at new and existing commercial properties and spending by the
additional visitors and employees. The 2020 value of the Project Area and the
assumed base taxable value is $33,502,278, which provides $300,616 annually in
property tax revenues to the taxing entities. With the enhancements provided by and
through the creation of this Project Area, tax revenues will increase exponentially and
will benefit all taxing entities. The 2020 base year value for sales taxes, restaurant
taxes, and transient room taxes is $533,455. Because fewer than ten vendors exist
within the project area, detailed tax information cannot be provided in order to comply
with state laws concerning businesses’ confidential sales data.

TABLE 3: INCREASE IN ANNUAL TAX REVENUES IN FINAL YEAR OF THE PROJECT AREA
Base Year Annual Property Tax Revenue $300,616

Base Year Annual Sales, Restaurant, & TRT Revenues 5533455

Total Base Year Revenues o a B _”3_83_4—.5??

Incremental Annual Property Tax Revenues - $1,930,565

Incremental Annual Sales, Restaurant, & TRT Revenues $4,337,187
Total Incremental Tax Revenues -  $6,267,752
Difference Between Base Year Taxes and Tax Increment (Year 20) $5,433,735

Development within the Project Area will result in increased visitors, jobs, and wages,
increasing local purchases and benefiting existing businesses in the Project Area and
throughout the County. Job growth will also result in increased income taxes paid,
which will be beneficial to the school district and the State of Utah. Additionally,
business growth will generate additional corporate and income taxes, also a benefit to
the school district and State of Utah.

There will also be a beneficial impact on the community through increased construction
activity within the Project Area. Positive impacts will be felt through construction wages
paid.

The Associated Business and Economic Activity Likely to be Stimulated
Other business and economic activity likely to be stimulated includes increased
spending by additional visitors and new employees in the Project Area and in
surrounding areas. This includes both direct and indirect purchases that are stimulated
by the spending of the additional employees in the area.

Employees may make many purchases in the local area, such as convenience
shopping for personal services (haircuts, banking, dry cleaning, etc.). The employees
will not make all of their convenience or personal services purchases near their
workplace and each employee’s purchasing patterns will be different. However, it is
reasonable to assume that a significant percentage of these annual purchases will
occur within close proximity of the workplace (assuming the services are available).

Efforts to Maximize Private Investment
The Agency is in discussions with developers who are looking to develop properties
located within the Project Area. One challenge to developing on Zion's east side is the
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lack of amenities on the Park’s east side compared to those on its west side. The west
side has more access to public amenities, including shuttles, trails, and a visitors’
center, in addition to opportunities to eat, shop, sleep, and recreate. By increasing and
improving public amenities within the Project Area, the Agency is maximizing private
investment.

But For Analysis

The Project Area’s location is ripe for development with tremendous potential for
growth. The lack of public amenities, however, proves to be a hurdle for many
developers wishing to invest or increase their investment on Zion's east side,
preferring the Park’s west side. But for the creation of the Project Area and public
participation’s support of a visitor center, most of the planned development will likely
not get constructed and other developments will be delayed a number of years. The
developers, who have already purchased the land requisite for their plans, will delay
or abandon their development plans and sell the land in the absence of public
participation.

Cost/Benefit Analysis

Based on the land use assumptions, current economic and market demand factors,
tax increment participation levels, public infrastructure, land assemblage, and
incentive needs, the following table outlines the benefits (revenues) and costs
(expenditures) anticipated in the Project Area. This does not factor in the benefit of
other economic multipliers such as job creation, disposable income for retail
consumption, etc. As shown below, the proposed community reinvestment will create
a net benefit to Kane County and the other taxing entities that levy a tax within the
Project Area.

TABLE &: SOURCE§ OF TAX INCREMENT Fumos

Bt Pepeeniags lagih 00 fAoonefRed SOt
Kane County School District 0% |20 Years | 5. $
gfsr;ﬁc?"”“ty VidtorConeoris¥ | gt | SiVess 2215763 | 1412018
Kane County (Property Tax) 80% 20 Years 12,065,665 | 7,688,974
ang Gouniy {Sides. Restaiant, 80% 2394945 | 47808907 | 30,422,931

_TRT taxes)
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20 Years

TABLE 5: CosT/BEMEFIT AMALYSIS FOR COUNTY

(OVER LiFE OF PROJECT AREA)

___Property Tax (Pass Through) $3,016,416
_ Sales Tax 1 1,836,579
_ RestaurantTax S 35832
__TransientReomTax 9,779,825
TOTAL REVENUES $14,991,143
General Government Services A §2,568,926
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Public Safety Services 5,310,325

Public Health Services 213,158
Highways and Public Improvements 504,801
Community and Econ Development 367,915

TOTAL EXPENDITURES 58965125

SO EOVPTHIES DTS e ey SB.8Z0. (15

The County’s net benefit from the Project Area is estimated to be $6,026,018 after 20
years when the project area expires. Nearly 70 percent of the County’s net benefit
goes to the rural hospital fund. The 1 percent sales tax rate that supports rural
hospitals cannot be used to participate (59-12-804 (3)), so all revenues generated from
the tax go to the County.

The Agency believes that bringing additional jobs to the County has a direct impact on
increasing the number of students enrolled in Kane County School District schools. A
statistical analysis of the relationship between the estimated number of people working
within the County and the number of students enrolled in Kane County School District
schools predicted that every additional job created within the County would produce
0.13 students’. Due to factors, such as a higher number of seasonal jobs relative to
the total jobs within the County and jobs being filled by current residents of the County,
the analysis reduced the 0.13 figure by 30 percent. The model, therefore, assumes
that every job created within the Project Area will result in an additional 0.091 students.

From the 282 jobs created within the Project Area by Zion Mountain Development, the
model assumes 26 additional students will be enrolled in Kane County School District
Schools. The following table illustrates the cost/benefit analysis for the School District.

TABLE 6: COST/BEMEFIT ANALYSIS FOR SCHOOL DISTRICT
(OvER LiFe OF PROJECT AREA)

Porre TV . sy POt IR TR .’:.'.‘---.4-“.51;
DFRISTRES KEvsTeS ) By Bt
Property Tax (Pass Through) $23,917,201
WPU 2,218,585
Income & Corporate Tax 51,592
TOTAL REVENUES , - $26,197,379

TRROHFBISITNGE e SO ISR A0 voar ol
___CRA Pearticipation -
Cost of Additional Students B 6,790,774
TOTAL EXPENDITURES 86,790,774
SRERREUSTRITS M IS OO THITNraS R HY

Because the Water District collects revenues from impact fees and based on usage,
development within the Project Area is not believed to impose additional costs upon
the taxing entity. The following table, therefore, represents the net benefit to the Water
District and the total incremental revenues to all three taxing entities.

' The R Squared value was 0.72, which indicates a relationship between jobs and enrollment, but other factors are
also affecting enrollment. A higher R Squared value 0.95 and higher is a more reliable relationship. The P-value was
low, 0.03, which means one can reject the null hypothesis, that no relationship exists between jobs and enrollment.
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Kane County School District  $23.917.201 g - S - | $2218585 $26,187.379
Kane County Water Conservancy District 553,941 - 553,941

_ﬁKaneCounty y ) —a = 3016416_.

TABLE 8: NET BEMEFIT

Kane County School District

r II,_? 3

$26,187,379

$6,790,774

$19,396,605

Kane County Water Conservancy District

553,941

553,941

14,730,062

8,965,125

6.026,018
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Legal Description:
Portions of Sections 31 and 32, Township 40 South, Range 9 West, Salt Lake Base and

Meridian, and Portions of Sections 3, 4, 5, 6, 8, 9, 10, 13, 14, 15, 16, 21, 22, 23, and 24,
Township 41 South, Range 9 West, Salt Lake Base and Meridian.

Beginning at the Southeast corner of Section 8, Township 41 South, Range 9 West, SLB&M,
and running thence North 89°18'43" West 2635.31 feet along the section line to the South %
corner of Section 8; thence North 00°51'52" East 2643.02 feet along the center section line to
the Center % corner of Section 8; thence North 89°13'28" West 2638.90 feet along the center
section line to the West % corner of Section 8; thence North 00°46'06" East 2643.46 feet along
the section line to the section corner of Sections 8, 7, 6, and 5; thence North 89°17'39" West
20.00 feet along the section line of Section 6; thence the following 21 courses along Little
Ponderosa Ranch Subdivision: thence North 03°11'34" East 100.34 feet: thence North
03°13'41" East 100.46 feet; thence North 03°06'05" East 99.55 feet: thence North 03°19'12"
East 100.88 feet; thence North 02°59'48" East 100.96 feet: thence North 03°41'09" East 101.20
feet; thence North 03°32'25" East 101.17 feet; thence North 00°27'37" East 305.88 feet; thence
North 00°36'47" East 100.31 feet; thence North 00°56'19" East 99.91 feet; thence North
00°39'50" East 99.19 feet; thence North 00°42'28" East 99.38 feet; thence North 00°42'49" East
99.11 feet; thence North 25°59'04" East 109.41 feet; thence North 24°55'35" East 106.23 feet;
thence North 26°55'45" East 112.16 feet; thence North 00°42'21" East 100.00 feet: thence North
00°52'30" East 100.05 feet; thence North 00°49'08" East 99.26 feet: thence North 00°43'32"
East 725.86 feet; thence North 73°10'41" West 153.63 feet to a point on the east line of Section
6; thence North 00°47'11" East 40.92 feet along the section line; thence the following 61
courses along Little Ponderosa Ranch Subdivision: thence North 73°02'13" West 204.16 feet:
thence North 59°18'19" West 548.32 feet; thence South 41°16'33" West 44.01 feet; thence
South 03°32'56" West 150.56 feet; thence South 58°25'49" West 702.14 feet: thence South
36°58'32" East 619.66 feet; thence South 00°42'21" West 461.24 feet: thence North 60°43'29"
West 42.89 feet; thence North 86°56'16" West 133.90 feet: thence South 54°53'20" West
195.67 feet; thence South 08°42'32" East 233.86 feet; thence North 89°17'39" West 428.89 feet;
thence South 00°42'21" West 961.08 feet; thence South 89°12'03" West 810.70 feet; thence
North 41°10'43" West 53.75 feet; thence North 46°48'35" West 138.57 feet: thence North
76°54'46" West 264.48 feet; thence North 59°03'52" West 240.65 feet: thence North 78°43'26"
West 191.85 feet; thence North 25°24'23" West 277.28 feet; thence North 17°51'50" West
431.54 feet; thence North 01°17'21" West 271.55 feet; thence North 06°13'11" East 301.50 feet;
thence North 19°28'14" West 173.17 feet; thence North 31°02'33" West 99.51 feet: thence North
04°12'28" West 195.63 feet; thence North 18°57'05" West 342.12 feet: thence North 14°03'07"
West 240.48 feet; thence North 10°48'00" West 283.07 feet: thence North 05°40'50" East
218.76 feet; thence North 07°19'13" West 312.07 feet; thence North 14°29'32" West 288.40
feet; thence North 02°45'15" West 315.75 feet; thence North 16°36'20" West 574.55 feet:;
thence North 01°29'08" West 201.64 feet; thence North 07°14'01" East 236.10 feet: thence
North 23°27'26" East 623.50 feet; thence North 30°47'09" East 315.77 feet; thence North
12°59'50" East 293.72 feet; thence North 00°42'57" East 185.60 feet; thence North 02°46'16"
West 353.23 feet; thence North 33°06'56" West 134.16 feet: thence North 06°24'35" West
130.00 feet; thence North 05°48'42" East 212.05 feet; thence North 02°21'51" West 204.21 feet:
thence North 23°52'12" East 156.14 feet; thence North 18°06'19" East 251.00 feet: thence North
12°59'16" East 330.86 feet; thence North 28°51'41" West 245.07 feet; thence North 47°52'13"
West 126.98 feet; thence South 56°09'31" West 1063.46 feet: thence North 33°50'30" West
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91.70 feet; thence North 07°02'25" East 525.57 feet; thence North 05°23'38" West 265.24 feet:
thence North 17°51'34" East 193.96 feet; thence North 17°01'48" West 123.07 feet; thence
North 24°36'13" East 143.23 feet; thence North 09°15'29" East 381.67 feet: thence North
23°58'01" East 193.85 feet; thence North 12°29'38" West 163.65 feet: thence North 07°53'23"
West 518.47 feet to a point on the north line of Section 31, Township 40 South, Range 9 West,
SLB&M; thence South 14°31'43" East 154.88 feet; thence South 16°17'06" East 220.03 feet;
thence South 20°15'26" East 139.04 feet; thence South 47°18'15" East 68.21 feet: thence South
74°21'04" East 136.90 feet; thence South 53°12'50" East 234.39 feet: thence South 32°04'35"
East 69.36 feet; thence South 10°57'15" East 126.13 feet; thence South 10°10'05" West 532.77
feet; thence South 14°39'59" East 273.00 feet: thence South 39°30'02" East 67.26 feet; thence
South 47°01'53" East 111.40 feet; thence South 54°33'43" East 77.32 feet: thence South
87°29'11" East 65.22 feet; thence North 59°35'21" East 105.77 feet; thence North 73°53'32"
East 61.76 feet; thence North 88°11'44" East 66.05 feet: thence North 81°32'14" East 63.77
feet; thence North 74°52'44" East 118.94 feet: thence North 66°20'10" East 81.70 feet; thence
North 57°47'37" East 196.14 feet; thence North 74°27'30" East 71.69 feet: thence South
88°52'36" East 40.90 feet; thence North 80°06'13" East 86.02 feet: thence North 69°05'02" East
149.36 feet; thence North 84°45'57" East 94.60 feet; thence South 79°33'09" East 61.53 feet;
thence North 88°55'02" East 75.96 feet; thence North 77°23'14" East 58.91 feet; thence South
78°35'28" East 118.05 feet; thence South 54°34'10" East 42.28 feet: thence South 68°24'34"
East 131.57 feet; thence South 82°14'59" East 106.12 feet: thence South 73°12'30" East 55.00
feet; thence South 64°10'01" East 96.99 feet; thence North 70°31'51" East 14.22 feet; thence
North 25°13'43" East 19.05 feet; thence North 69°52'07" East 91.34 feet; thence South
65°29'29" East 41.87 feet; thence South 89°56'15" East 71.77 feet: thence North 00°03'45" East
1602.29 feet to a point on the north line of Section 31; thence South 89°07'00" East 1500.71
feet to the section corner of Sections 31, 30, 29 and 32: thence South 89°12'38" East 2632.93
feet along the section line to the North % corner of section 32; thence South 89°13'03" East
2632.98 feet along the section line to the section corner of Sections 32, 29, 28, 33: thence
South 00°47'51" West 2640.44 feet along the section line to the East ¥ corner of Section 32;
thence South 00°47'51" West 2640.44 feet along the section line to the section corner of
Sections 32, 33, and 5; thence South 89°09'53" East 298.21 feet along the section line to the
section corner of Sections 33, 4, and 5; thence South 89°06'34" East 2634.77 feet along the
section line to the North % corner of Section 4, Township 41, South, Range 9 West, SLB&M:
thence South 89°06'11" East 2349.71 feet to the section corner of Sections 33, 34, and 4:
thence South 89°09'46" East 285.06 feet along the section line to the section corner of Sections
34, 3, and 4; thence South 00°47'40" West 491.55 feet along the section line of Sections 3 and
4; thence South 89°11'18" East 880.00 feet; thence North 00°44'03" East 103.35 feet: thence
South 89°11'18" East 733.36 feet to the beginning of a non-tangent curve concave to the West,
having a radius 615.00 feet of which the radius point lies North 62°48'47" West: thence
Northerly 129.05 feet along said curve through a central angle of 12°01'20" and a chord bearing
of North 21°10'33" East 128.81 feet to the beginning of a reverse curve to the right having a
radius of 610.00 feet; thence Northerly 22.64 feet through a central angle of 02°07'35": thence
South 89°08'01" East 982.24 feet: thence North 00°48'27" East 247.31 feet to the North ¥
corner of Section 3; thence South 89°12'47" East 2646.37 feet along the section line to the
Northeast corner of Section 3; thence South 00°48'36" West 2677.01 feet along the section line
to the East ¥4 corner of Section 3; thence South 00°49'25" West 1318.45 fest along the section
line to the South 1/16 corner; thence North 89°13'30" West 2645.90 feet along the 1/186 section
line to the Center-South 1/16 corner: thence South 00°48'27" West 1319.60 feet along the 1/4
section line to the South ¥ corner of Section 3; thence South 00°51'44" West 2640 .48 feet
along the 7 section line to the Center ¥ corner of Section 10; thence South 00°51'44" \West
1320.37 feet along the % section line to the Center-South 1/16 corner; thence South 89°16'00"



East 2644.53 feet along the 1/16 section line to the South 1/16 corner of Section 10; thence
South 00°52'33" West 1320.02 feet along the section line to the section comer of Sections 10,
11, 14, and 15; thence South 89°08'05" East 1317.58 feet along the section line to the West
1/16 corner of Section 14; thence South 00°48'31" West 1320.33 feet along the 1/16 section line
to the Northwest 1/16 corner; thence South 89°09'11" East 2639.67 feet along the 1/16 section
line; thence North 69°29'59" East 318.67 feet; thence South 85°01'20" East 308.95 feet; thence
North 56°44'18" East 491.13 feet; thence North 82°01'53" East 340.02 feet; thence South
77°43'50" East 274.15 feet; thence South 46°40'48" West 285.23 feet to the beginning of a non-
tangent curve concave to the Southwest, having a radius 68.00 feet of which the radius point
lies South 19°32'07" East; thence Southeasterly 100.93 feet along said curve through a central
angle of 85°02'43" and a chord bearing of South 67°00'45" East 91.92 feet to the beginning of a
non-tangent curve concave to the Northeast, having a radius 21.92 feet of which the radius
point lies North 65°30'38" East; thence Southeasterly 22.44 feet along said curve through a
central angle of 58°38'47" and a chord bearing of South 53°48'45" East 21.47 feet: thence
South 83°14'15" East 16.31 feet to the beginning of a non-tangent curve concave to the
Southwest, having a radius 80.00 feet of which the radius point lies South 06°45'37" West;
thence Southeasterly 105.42 feet along said curve through a central angle of 75°30'17" and a
chord bearing of South 45°29'14" East 97.96 feet; thence South 07°44'13" East 21.13 feet to the
beginning of a non-tangent curve concave to the Northeast, having a radius 14.00 feet of which
the radius point lies North 82°15'55" East; thence Southeasterly 9.29 feet along said curve
through a central angle of 38°01'04" and a chord bearing of South 26°44'37" East 9.12 feet:
thence South 45°45'02" East 21.89 feet to the beginning of a non-tangent curve concave to the
Southwest, having a radius 80.00 feet of which the radius point lies South 43°22'43" West:
thence Southeasterly 10.67 feet along said curve through a central angle of 07°38'31" and a
chord bearing of South 42°48'01" East 10.66 feet to a point on the 1/16 section line of Section
13; thence South 89°10'33" East 446.94 feet; thence North 27°11'39" East 289.76 feet: thence
North 89°58'51" East 139.16 feet; thence South 00°12'28" East 261.70 feet to a point on the
1/16 section line; thence South 89°10'33" East 1614.80 feet along the 1/16 section line to the
Center-North 1/16 corner of Section 13; thence South 00°49'14" West 1319.45 feet along the ¥
section line to the Center ¥ corner of Section 13; thence South 89°10'17" East 1324.41 feet
along the %4 section line to the Center-East 1/16 corner; thence South 00°50'22" West 2638.83
feet along the 1/16 section line to the East 1/16 corner; thence South 00°45'42" West 2639.07
feet along the 1/16 section line of Section 24 to the Center-East 1/16 corner; thence North
89°10'22" West 3973.86 feet along the ¥ section line to the West ¥ corner of Section 24,
thence North 00°49'51" East 1319.45 feet along the section line to the North 1/16 corner: thence
North 89°15'15" West 1318.25 feet along the 1/16 section line to the Northeast 1/16 corner of
Section 23; thence North 00°44'56" East 1320.63 feet along the 1/16 section line to the East
1716 corner; thence North 89°11'50" West 1320.19 feet along the section line to the North %
corner of Section 23; thence North 89°11'35" West 2640.27 feet along the section line to the
section corner of Sections 23, 22, 15, and 14; thence South 00°47'31" West 1320.56 feet along
the section line to the North 1/16 corner of Section 22: thence North 89°13'20" West 5282.10
feet along the 1/16 section line of Section 22 to the North 1/16 corner: thence North 89°06'55"
West 5288.49 feet along the 1/16 section line of Section 21 to the North 1/16 corner: thence
North 00°45'26" East 1321.48 feet along the section line to the section corner of Sections 21,
20, 17, and 16; thence North 00°43'28" East 2642.51 feet along the section line to the West V4
corner of Section 16; thence North 00°43'24" East 2642.50 feet along the section line to the
point of beginning.

Contains 7433.14 acres, more or less.



Less and excepting therefrom the following areas:

AREA #1
All'land within Zion Ridge Planned Unit Development Phase 1 Amended & Extended
All land within Zion Ridge Planned Unit Development Phase 2 Amended & Extended.

AREA #2,

Beginning at the Northeast corner of Section 9, Township 41 South, Range 9 West, SLB&M,
and running thence South 00°50'54" West 2641.16 feet along the section line to the East %
corner of Section 9; thence South 00°50'46" West 22.43 feet along the section line; thence
South 87°54'27" West 944.61 feet; thence South 81°15'45" West 384.74 feet to a point on the
1/16 section line; thence South 00°52'31" West 523.08 feet along the 1/16 section line to the
Southeast corner of the Northeast ¥ of the Northwest ¥ of the Southeast % of Section 9;
thence North 89°03'14" West 123.33 feet; thence South 27°30'48" West 846.50 feet; thence
South 10°26'47" West 176.35 feet; thence South 28°27'31" West 429.33 feet; thence South
34°30'44" East 225.63 feet; thence South 63°29'11" West 364.60 feet; thence South 20°46'58"
East 202.49 feet; thence South 10°39'48" East 131.07 feet to a point on the south section line of
Section 9; thence North 89°03'47" West 171.08 feet along the section line; thence North
00°56'34" East 2970.61 feet; thence North 89°06'24" West 331.85 feet to a point on the center
section line; thence North 00°54'08" East 2309.96 feet along the center section line to the North
74 corner of Section 9; thence North 00°53'03" East 1319.84 feet along the center section line to
the Center-South 1/16 corner of Section 4; thence South 89°05'57" East 1320.47 feet along the
1/16 section line; thence North 00°50'29" East 660.10 feet: thence South 89°06'25" East
1319.97 feet to a point on the section line of Sections 4 and 3; thence South 00°47'59" West
1980.76 feet along the section line to the point of beginning.

Contains 294.88 acres, more or less.
(1-9-4-4, 1-9-4-5, 1-9-9-6, 1-9-9-7, 1-9-9-3A, 1-9-9-1 )

AREA #3

Commencing at the Southeast Corner of Section 4, Township 41 South, Range 9 West,
SLB&M, thence North 0°02'49" West along the section line 2646.44 to the East ¥ corner of said
Section 4; thence North 0°02'49" West 568.25 feet to the true point of beginning, and running
thence North 82°24'10” West 124.78 feet; thence North 0°08'41” East 77.21 feet to the South
line of the NE1/4SE1/4NE1/4 of said Section 4; thence South 90°00'00" East along said south
line 118.03 feet to the section line; thence South 0°02'49” East along the section line 93.50 feet
to the true point of beginning.

(1-9-4-6A)

AREA #4

Commencing at the Southwest corner of Section 15, Township 41 South, Range 9 West,
SLB&M, thence North 00°48'11" East 55.83 feet along the section to the point of beginning, and
running thence North 00°48'11" East 2583.85 feet along the section line to the West % corner of
Section 15; thence North 00°48'19" East 1319.91 feet along the section line to the North 1/16
corner; thence South 89°15'41" East 1321.71 feet along the 1/16 section line to the Northwest
1/16 corner; thence South 00°49'08" West 1320.14 feet along the 1/16 section line to the
Center-West 1/16 corner; thence South 89°15'05" East 991.86 feet along the center section line:
thence South 00°50'22" West 403.83 feet; thence South 18°56'44" East 973.69 feet; thence



South 89°03'12" East 56.56 feet; thence South 03°38'40" East 534.39 feet; thence South
28°42'19" East 518.65 feet to a point on the northerly right-of-way line of State Highway 9;
thence South 78°44'50" West 234.47 feet along said right-of-way to the beginning of a curve to
the right having a radius of 2814.90 feet; thence Westerly 361.01 feet along said curve and
right-of-way through a central angle of 07°20'54”; thence South 86°05'43" West 2009.57 feet
along said right-of-way to the beginning of a curve to the right having a radius of 2814.99 feet;
thence Westerly 158.04 feet along said curve and right-of-way through a central angle of
03°13'00"; thence South 89°18'43" West 248.76 feet along said right-of-way to the point of
beginning.

Contains 197.27 acres, more or less.
(1-9-15-2A, 1-9-15-2B, 1-9-15-4)

AREA #5
Lots 1-9, Block "B" Fly-In "Ld" Ranch Subdivision
(1-B-1, 1-B-2, 1-B-3, 1-B-4, 1-B-5, 1-B-6, 1-B-7, 1-B-8, 1-B-9)

AREA #6

Beginning at a point South 89°59' East 1350.0 feet from the West 1/4 Corner of Section 14,
Township 41 South, Range 9 West, SLB&M, and running thence South 89°59' East 1980.0 feet:
thence South 0°01' West 1090.2 feet, more or less, to State Highway 9; thence along said
Highway right-of-way line South 77°47'55" West 2020.93 feet; thence North 1518.1 feet to the
point of beginning.

(1-9-14-1)
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Proposed East Zion CRA Boundaries
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0-9-31-1A 1-A-1 1-C-26 |273-4 1-9-23-24
0-9-31-1 1-A-2 1-C-271273-5 1-9-22-1
0-9-32-1 1-A-3 1-C-28 |273-6 1-9-21-1
1-9-6-1 1-A-4 1-D-1 |273-7 1-9-21-1A
1-9-5-3A 1-A-5 1-D-2 |273-8 1-9-21-2
1-9-5-1 1-A-6 1-D-3 |273-9 1-9-21-3
1-9-5-4 1-A-7 1-D-4 |273-10

1-9-5-2 1-A-8 1-D-5 [273-11

197-1 1-A-9 1-C-29 [273-12

1-9-4-7 1-A-10 1-C-30/273-13

1-9-4-6 1-A-11 1-C-31|273-14

1-9-4-3 1-A-12 1-C-32|273-15

1-9-4-2 1-A-13 1-C-33|273-16

1-9-4-6A 1-A-14 1-C-34 1273-17

1-9-3-3 1-A-15 1-C-35|273-18

1-9-3-2A 1-A-16 1-C-36 |273-19

259-2 1-A-17 1-C-37 (273-20

259-3 1-A-18 1-C-38|273-21

1-9-3-1 1-A-19 1-C-39|273-22

1-9-10-1 1-A-20 1-C-40 |273-23

1-9-10-2A 1-A-21 1-C-41 |273-24

1-9-10-2 1-A-22 1-D-6 |273-25(1-9-13-14-23-24

1-9-9-3B 1-A-23 1-D-7 |273-26

1-9-9-3B1 1-A-24 1-D-8 [273-28

1-9-9-5A 1-A-25 1-D-9 [273-29

1-9-9-2 1-A-26 1-D-10]273-30
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ORDINANCENO. 0~ 20/9-28

AN ORDINANCE ADOPTING THE EAST ZION COMMUNITY REINVESTMENI
PROJECT AREA PLAN, AS APPROVED BY THE KANE COUNTY
REDEVELOPMENT AGENCY, AS THE OFFICIAL COMMUNITY REINVESTMENT
PROJECT AREA PLAN FOR THE PROJECT ARFA SND DIRECTING THAT
NOTICE OF THE ADOPTION BE GIVEN AS REQUIRED BY STATUTE.

WHEREAS the Beard of the Kane County Redevelopment Agency (the “Agency’), having
prepared & Project Arex Plan (the “Plan™} for the East Zien Convnuaity Reivestment
Project Area (the “Froject Ar=a”), the legal description stiached hereto as EXHIBIT A,
pursuant @ Uish Code Annctated ("UCA™Y § 17C-5- 105, and having held the required
publc heanng on the Plam on Sepfember 13, 2006, pursuant w DCA § T7C-5-104,
adopied the Plan 2 e Official Community Reinvestment Plan for the Project Aurz
dtEched bereto ss EXHIBIT B; and

WHEREAS the Ul Community Xefnvestment AgEtey Ach (Thg “Act™) mandates tag, before
the comumarity renvestrent project arss plan appecved By an dgeney under ICA § 17C-
3-104 may fake cffeot, i@ must be adepted by ordinance of the legislative body of the
comminity Ui ersaied the agency m asoordenee with UC Y § 17C-5-109 and

 requines that cotice 5t be given by the comranity legislative bod ¥
T3 commumity refavestment project ares plan under UCA § 17C-5-

WHEREAS the Mot gf
upon its adapiion
(IR

NOW, THEREFORE, BE IT ORDAINED BY THE HANE COUNTY COMMISSION AS
FOLLOWS:

v adopts snd designates the Protect Arex Plan, as approved by the
¢ official community reinvestment pian for the Projest Arsa (the

2. County staff and consultnss are hereby suthorized and dirested o pubitish or cause 10 be
published *he notice required by UCA § 17C-5-110, whereuson the Official Plan shall
beeome effective pursuant @ LTS § 1 7C-5-11052)

3 Fursuant to UCA § 17C-5-109. the Agenscy may prosesd 1o cavy out the OFficial Plan
upon its adopticn.

4, This ordinance shail ke etfect upon publization.
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The Kane County Redevelopment Agency (“Agency"), seeing an opportunity to support development that will
benefit the residents of Kane County (the “County”) by providing them with additional public amenities and
attracting additional visitors to the County through these amenities has carefully crafted the Amended Project
Area Plan (the “Plan”) for the East Zion Community Reinvestment Project Area (the "Project Area’, or “CRA"),
dated and approved by the Agency on May 11, 2021. The Plan supports appropriate land-uses and economic
development opportunities for the land encompassed by the Project Area which lies directly to the east of Zion
National Park (the “Park" the “National Park" or “ZNP").

The Plan is envisioned to define the method and means of development for the Project Area from its current
state to a higher and better use. The Plan contemplates supporting the development of public amenities which
may include: a visitors' center (tier one), expanded and improved trails (tier two), and enhanced public
transportation into and out of the Park from the east side (tier three).

The County has determined it is in the best interest of its residents to assist in the development of the Project
Area. This Project Area Budget document (the “Budget’) is predicated upon certain elements, objectives
and conditions outlined in the Plan and is intended to be used as a financing tool to assist the Agency in
meeting Plan objectives discussed herein and more specifically referenced and identified in the Plan.

The creation of the Project Area is being undertaken as a community reinvestment project pursuant to certain
provisions of Chapters 1 and 5 of the Utah Community Reinvestment Agency Act (the “Act", Utah Code
Annotated ("UCA") Title 17C). The requirements of the Act, including notice and hearing obligations, have
been observed at all times throughout the establishment of the Project Area.

This CRA will be the first project area ever created within the County. The Agency's incremental value will be,
therefore, based entirely on the incremental value from the East Zion CRA. Once the East Zion CRA is created
and generating increment, the incremental value generated by the CRA will make up the Agency's total
incremental value, which is estimated to be about $326.9M in increased property values at buildout.
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SECTION 2: DESCRIPTION OF COMMUNITY REINVESTMENT PROJECT AREA

The Project Area will be created by the Agency and known as the East Zion Community Reinvestment Area
(“East Zion CRA") located immediately east of the National Park's East Entrance. The current land use in the
Project Area is made up mostly of agricultural land, with some residential and a small amount of open space
and commercially zoned land.

ABLE 2.1: MAKEUP OF PROJECT AREA
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Agricultural 7 _ 4855  T74.5%
Residential 127 187%
Commercial 289 4.4%
Open Space 7 68 1.0%
Other - _ 89 1.4%
Total 6,518 100.00%

A map of the Project Area is attached hereto in EXHIBIT A.

The current concept is to have the first $300K of tax increment go to the Agency for the Visitor's Center, which
in addition to the 20% that will flow through to Kane County should be sufficient to service debt that is
anticipated to be issued by Kane County or its Municipal Building Authority (first-tier priority). After the first
$300K of tax increment is used in the fashion described above the remaining would flow to the Agency and is
intended to be used to promote, encourage and assist in bringing about the vision of the East Zions Initiative,
which is a Grand Lodge/Hotel, workforce housing, hiking trails, and expanded shuttle services (second-tier
priority).

The primary development within the Project Area that the Agency is aware of is the Zion Mountain
Development (the ‘Development”). Phase 1 of the planned development contains a grand lodge with around
182 hotel units (‘*keys") and associated retail and recreation related amenities, including a sit-down restaurant,
a gift shop, a health and wellness center, a creamery, and an outfitter post. The estimated increase assessed
property value in the Project Area from this development is about Seventy-Seven Million Six-Hundred
Thousand (877,606,597). The lodge is also expected to generate Five-Hundred-Twenty Million Four-Hundred
Thousand ($520,474,000) in rental fees throughout the project area’s lifespan. As part of the grand hotel/lodge
development, workforce housing will need to be built to support the hospitality jobs created.

Currently it is contemplated that the Grand Lodge Hotel will be owned, operated and financed by Provident
LLC, a qualified non-profit 501¢-3 with purposes to assist local government in funding community resources
and assets that otherwise would not be able to be achieved.

So, although it may be true that the anticipated assessed value of the Grand Lodge may be estimated in the
proximity of §77M, it is not currently known whether this will be taxable or tax-exempt for purposes of property
tax assessment. The same must be said for the work force housing.

Residential units will also be built throughout the development during various phases. Some of these homes
will be used as primary residences while others will be used as short-term rentals. Below is a short description
of each subdivision and the number of units and estimated assessed value:



Zion Ridge: 40 total residential units, with approximately 36 being used as rentals. This subdivision will have
an estimated increase in assessed value of approximately Twenty-Five Million Four-Hundred Thousand
(825,476,543). The rentals are expected to generate Thirty-Nine Million Three-Hundred Thousand
(839,355,341) in rental fees throughout the project area'’s lifespan.

Buffalo Preserve: 15 residential units. This subdivision will have an estimated increase in assessed value of
approximately Twenty-Eight Million Four-Hundred Thousand ($28,457,698).

Peaches Subdivision: 24 residential units. This subdivision will have an estimated increase in assessed
value of approximately Nineteen Million Four-Hundred Thousand ($419,421,010).

Clear Creek Ranch/Zion Mountain Partnership: 215 residential units, with approximately 194 being used
as rentals. The subdivision will have an estimated increase in assessed value of approximately One-Hundred
Forty-One Million Two-Hundred Thousand ($141,291,684). The rentals are expected to generate One-
Hundred Fifty-Five Million Six-Hundred Thousand ($141,291,684) in rental fees throughout the project area’s
lifespan.

A second phase is also being contemplated which would include lodges, a greenhouse, a café, an additional
outfitter post, an outfitter barn, and additional retail spaces. Included in this second phase would be:

Zion Ponderosa Lodge: 30 keys with associated amenities with an estimated increase in assessed value of
Three Million Nine-Hundred Thousand ($3,978,375). The lodge is expected to generate Twenty-Eight Million
Two-Hundred Thousand ($28,223,589) in rental fees throughout the project area's lifespan.

Baby Ridge: 50 Keys with associated retail and amenities with an estimated increase in assessed value of
Fourteen Million Four-Hundred Thousand ($14,446,094). The hotel is also expected to generate One-Hundred
Seventeen Million Five-Hundred Thousand ($117,598,288) in rental fees throughout the project area’s
lifespan.

Spirit Mountain: 75 keys with associated retail and amenities with an estimated increase in assessed value
of Fifteen Million Seven-Hundred Thousand ($15,759,375). The hotel is also expected to generate Two-
Hundred Eight-Nine Million Two-Hundred Thousand ($289,291,789) in rental fees throughout the project
area’s lifespan.

Apple Cross Junction: Approximately 2,000 square feet of retail space that is estimated to have an increase
in assessed value of Five-Hundred Thousand ($500,000). The retail space is also expected to generate Forty
Million ($40,000,000) in retail sales throughout the project area’s lifespan.

Also being contemplated as a sales tax generation tool and less a development is a farmer’'s market that is
anticipated to generate Ten Million ($10,000,000) in sales. Instrumental to these phases is the additional
investment in public amenities, including a visitors' center, expanded and added hiking trails, and improved
shuttles in and out of the Park from the east side.

Zion Mountain Development 1 ] s77608597] 8520474400
Zion Ridge 10 i : 25,476,543 30,355,341
Buffalo Preserve 15 - - 28,457,698 -
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Peaches Subdivision 24 19,421,010 -
Clear Creek Ranch/Zion Mountain Partnership 215 - - 141,291,684 155,624,298
Zion Ponderosa Lodge - 30 3,978,375 28,223,589
Baby Ridge - 50 14,446,094 117,598,288
Spirit Mountain - 75 « 15,759,375 289,291,789
Apple Cross Junction - 2,000 500,000 40,000,000
Farmer's Market - - 10,000,000
Food and Beverage - - 179,161,244
Other Operating - 60,518,469
Miscellaneous - 29,015,636
Total 294 337 2,000(  $326,937,376 $1,469,263,053
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The purpose of the Project Area Budget is to provide the financial framework necessary to implement the
Project Area Plan’s vision and objectives. This plan of finance is an effort to outline the various construction
costs related to public and private investment and public infrastructure needs that will facilitate the
development of the Project Area. Through the investigation and survey process of the Project Area Plan, the
Agency determined that tax increment financing is essential in order to meet the objectives of the East Zion
CRA. With the assistance of tax increment, the Agency will be able to guide and support the development of
the area surrounding east of the National Park.

The following information will detail the sources and uses of tax increment and other necessary details needed
for public officials, interested parties, and the public in general to understand the mechanics of the Project
Area Budget.

Base Taxable Values (Base Year Values)

The Agency has determined that the base year property tax value (‘Base Taxable Value”) for the Project Area
will be the total taxable value for the 2020 tax year which is estimated to be $33,502,278. Using the 2020 tax
rates established within the Project Area, the property taxes levied equate to $300,562 annually. Accordingly,
this amount will continue to flow through to each taxing entity proportional to the amount of their respective
tax rates being levied.

The 2020 base year value for sales taxes, restaurant taxes, and transient room taxes is $533,455. Because
fewer than ten vendors exist within the project area, detailed tax information cannot be provided in order to
comply with state laws conceming businesses' confidential sales data.

Payment Trigger and Project Area Funds Collection Period

This Project Area Budget will have a twenty-year (20) duration from the date of the first tax increment received
by the Agency. The collection of tax increment (referred to as the “Project Area Funds Collection Period”) will
be triggered at the discretion of the Agency prior to March 1 of the tax year in which they intend to begin the
Project Area Funds Collection Period. The following year in which this tax increment will be remitted to the
Agency will be Year 1, e.g., if requested prior to March 1, 2022, Year 1 of tax increment will be 2023. The
Agency anticipates it will trigger the tax increment by March 1, 2021 but in no case will the Agency trigger the
first tax increment collection after March 1, 2023.

Projected Tax Increment Revenue - Total Generation

Development within the Project Area will commence upon favorable market conditions and the construction
of required infrastructure. The Agency anticipates that new development will begin in the Project Area in 2023.
The construction timetable can be seen in the Multi-Year Budget depicted in EXHIBIT B. The contemplated
development, which includes all phases within the Project Area will generate significant additional property
tax revenue, sales taxes, restaurant taxes, transient room tax revenue as well as the benefit of additional
public amenities.

Property tax increment will begin to be generated in the tax year (ending Dec 1¢!) following construction
completion and tax increment will actually be paid to the Agency in March or April after collection. It is projected
that property tax increment generation within the Project Area could begin as early as 2023. The budgeting
model estimates that during the 20-year life of the Project Area Budget, the Project Area will generate about
$14.2M in incremental property tax revenues, $7.3M in incremental sales tax revenues, $1.4M in incremental
restaurant tax revenue, and $39.1M in incremental transient room tax revenues. This Project Area Budget
and the Project Area Plan envision the following levels and sources of participation:



_Kane County School District Property Tax 0%
_Kane County Water Conservancy District ~ Property Tax ~~ 80%
KaneCounty ~ PropetyTax  80%
_Kane County . SalesTax'  80%
KaneCounty ~  RestarantTax  80%
~Kane County o __ Transient Room Tax _ 80%

These levels of participation are believed to be necessary to fund the public amenities that will encourage and
support an enhanced level of private development in the area east of Zion National Park. A table illustrating
how much incremental tax revenue is contributed by each taxing entity can be found below (Table 3.2). This
amount would come from the taxing entities’ participation of tax increment. The taxes from the base year
values would continue to be collected by the taxing entities.

The Project Area will sunset after the Project Area Funds Collection Period is completed (collection of tax
increment for a 20-year period), and there will be no cap amount on collection.

' Participation does not include the 1% Rural Hospital Tax rate. Use of revenues raised through this tax is restricted
(59-12-804(3)).

9%]
Uiy




SECTION 4: PROPERTY TAX INCREMENT

Base Year Tax Revenues

The taxing entities are currently receiving - and will continue to receive - property tax revenue from the current
assessed value of the property within the Project Area and from the sales tax base, restaurant tax based, and
transient room tax base (‘Base Taxes"). The current assessed value of the Project Area is anticipated to be
used for purposes of the Budget and Interlocal Agreements as the Base Taxable Value as defined in the Plan
and Act. The 2020 assessed value and proposed base taxable value is estimated to be $33,502,278 for the
property and the 2020 base year value for sales taxes, restaurant taxes, and transient room taxes is $533,455.
Based upon the tax rates in the area, the collective taxing entities are receiving $300,616 in property tax
annually from this Project Area. This equates to approximately $16,681,555 over the twenty-year life of the
Project Area.
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Kane County School District 82170948 $1,475,194

_Kane County Water Conservancy District | 398677 270,908
Kane County 3,442,694 2,339,367

Sales Tax, Restaurant Taxes, and Transient Room Taxes 10,669,236 7,249,904
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Tax Increment to be Received by RDA

All taxing entities that receive property tax generated within the Project Area, as detailed above, will share at
least a portion of that property tax increment generation with the Agency, with the exception of the school
district. This Budget contemplates that the school district will contribute 0% of its property tax increment and
the water conservancy district and county will contribute 80% of their respective tax increment for 20 years.
Table 4.2 shows the amount of Tax Increment to be received by the Agency assuming the participation levels
discussed above.

TABLE 4.2 SnJyRCES OF 1A
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Kane County School District 0% 20Years s- 8-
_Kane County Water Conservancy District ~ 80%  20Years 2215763 1,412,018
__ KaneCountyPropertyTax ~ 80%  20Years 12085665  7,088974
__ KaneCounty Sales Tax .. 80%  20Years 7346315 4697112
_ Kane County RestaurantTax 80%  20Yeas 1433200 941,102
__ KaneCounty TransientRoomTax 80%  20Years 39119302 24784717
Kane County (Total, All 4 Sources) 80% - 20 Years 59,964,572 38,111,905

Uses of Tax Increment

Most of the tax increment (87.5% or $54.4M) will be used to facilitate the construction of public amenities
which will benefit the residents of the County and make the area east of Zion more attractive for tourists and
developers. The contemplated public amenities are prioritized into but not limited to development priorities,
tiers one through three.

The first-tier public amenity development priority is a visitors' center. The visitors' center is estimated to cost
around $15-16 million. It will serve the public by providing general Park information, education, a small-scale



retail opportunity, and gather space. Its appearance is planned to be integrated with the natural landscape of
the area.

The First $300K of tax increment will go to the Agency and will be used specifically to service the debt of the
County or Municipal Building Authority related to the Visitor's Center. The $300K plus the 20% of the
incremental tax revenues should be sufficient to service the bonds of the County/MBA, which are anticipated
to be issued in an approximate amount of $15.5-16M with a 30-year amortization at 1.00% purchased by the
State of Utah Permanent Community Impact Board (CIB).

Parties understand that the visitor center will greatly enhance the east gateway area and economic growth
will result. The benefits of this project extend beyond the two parties directly involved to include benefits to
our valued National Park stakeholders and the traveling public who will choose to patronize Kane County. The
quality growth and development arising from this CRA will build a positive reputation for the County as a whole
and Zion National Park as a key economic draw. This strategy can be accomplished with this cooperative
CRA adoption, without adoption of the Plan and Budget, the visitor center would have no path forward.

The second-tier public amenity development priority is to promote, encourage, finance and support the Grand
Lodge Hotel, Workforce Housing, Hiking Trails and Public Transportation expansion and improvements.

Currently it is contemplated that the Grand Lodge Hotel will be owned, operated and financed by Provident
LLC, a qualified non-profit 501¢-3 with purposes to assist local government in funding community resources
and assets that otherwise would not be able to be achieved.

Design Workshop recently produced a Conceptual Trails Plan for East Zion Park, which outlines plans for six
additional trails in and around the Park’s east side. Planned trail improvements include non-motorized trails
and trail head development: walking, bike, and equestrian trails.

The KFH Group recently produced an Analysis of Transit Alternatives for the Kane County Commission. The
analysis provides a detailed look into the development of East Zion shuttle public transit service. It includes
cost estimates to start up and operate shuttle services. According to the analysis, startup costs could range
between $300,000 and $400,000. Operations costs could range between $3.2 million to over $6.2 million
annually. The Agency would explore supporting improvements to parking (for shuttle passengers), procuring
shuttle vehicles, and improving dispatch equipment.

Other development activities the Agency may explore, which are not specific to the previously described three
tiers include additional housing development and improving infrastructure in the Project Area. This includes
improvements to water, sewer, road infrastructure. The Agency may also wish to explore supporting
sustainable agriculture infrastructure.

At least 10% of the project area’s tax increment will go towards affordable housing, as outlined in the Act
($6.2M total). The Development is estimated to create 282 jobs. Those employed will have housing needs
that cannot currently be met within the County. The Agency will, therefore, prioritize the housing funds to
support workforce housing for those employed in and around the Park. Zion Mountain Ranch has plans to
construct workforce housing for additional employees. The Agency contemplates supporting this housing
initiative.

The remaining 2.5% will be used to offset the administration costs of the Agency ($1.5M total). The table
below provides an overview of the Agency's use of tax increment.



Utah Code
§17C-5-303(5)

Project Area Administration @ 25%  $1554508  $988,098
CRA Housing Requirement @ 10% | 6,218,033 | 3,952,392

Redevelopment Activities @ 54,407,793 | 34,683,433

A multi-year projection of tax increment is including in EXHIBIT B.

Total Annual Property Tax Revenue for Taxing Entities at Conclusion of Project

As described above, the collective taxing entities are currently receiving approximately $300,616 in property
taxes annually from this Project Area and the County receives $533,455 collectively from sales, restaurant,
and transient room tax revenues. If the Agency does not support the area’s need for increased and improved
public amenities, it is likely that development in the area will occur slowly over time and the majority of visitors
will continue to patronize the west side of Zion National Park.

At the end of the life of the Project Area, the taxing entities will receive 100-percent of their respective tax
increment. Table 4.4 illustrates the property taxes that will be paid at the conclusion of the Project Area.

TABLE 4.4: TOTAL BASE YEAR AND END OF PROJECT LIFE ANNUAL PROPERTY TAXES, SALES TAXES, RESTAURANT

__ TAXES, AND TRANSIENT ROOM TAXES o
Kane County School District g $172,135 $1,679,804 $1,851,939
Kane County Water Conservancy District = 19,934 194,528 | 214,462
Kane County ) 108,547 1,059,277 | 1,167,824
Kane County (Sales Tax, Restaurant ‘ -
Taxes, and Transient Room Taxes 53_3’455 | 4'337’18? 4’87_0’642
Total Revents R T R _ SBA04ET




SECTION 5: COST/BENEFIT ANALYSIS
Additional Revenues

Tax Revenues

The development within the Project Area will generate additional property, sales, restaurant, transient room,
income and corporate taxes. It will also increase the student population through job creation, which will
increase revenues to the school district through weighted pupil average monies distributed by the state.

_TABLE 5.1 TOTAL REVENUES

: Entity -

ane County School District
Kane County Water Conservancy
District

Tofal Incremental
- Revenues

$26,187,379
553,941
14,991,143

| $23917,201 | ! S- $2218585 | 5159
553,941 | « | s | . . -
3016416 1836579 358,322 | '

ih

Additional Costs
The development anticipated within the Project Area will also likely result in additional general government,
public works, public safety, and other governmental costs. These costs are identified below.

TABLE 5.2: TOTAL EXPENDITURES

siitaflifi e
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111 Pevals Tmen nd {21218 f0500 B
Kane County School District $- $- $ ¥ $ | 96,790,774 $6.790,774
Kane County Water i i i i )
Conservancy District )
Kane County $2,568,926 | 5,310,325 213158 | 504801 | 367915 - 8,965,125
Total Revenus 2503926  $5310325 213168  SoMAEM  $67915 95790774  $15755800

The School District's net benefit from the Project Area is estimated to be $19.3M, the Water District's net
benefit is estimated to be $553,941 and the County's net benefit is estimated to be $6M. The total net benefit
to all the taxing entities is therefore, $25.9M, as depicted in the following table.

TABLE 5.3: 20 Y=AR NET BENEFIT

Kane County School District $26,187,379 $6,790,774 = $19,396,605
Kane County Water Conservancy District 553,341 s = 553,941
Kane Count 8,965,125 = 6,026,018

All Faking Entiiles

14,732,462

32,404
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EXHIBIT A: PROJECT AREA MAP

Proposed East Zion CRA Boundaries
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EXHIBIT B: MULTI-YEAR BUDGET
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ITEM # 2

Diversion of Property Tax for a Community
Reinvestment Project Area: Approval of the First
Amended Interlocal Agreement with Kane County
Water Conservancy District



FIRST AMENDED INTERLOCAL COOPERATION AGREEMENT

THIS FIRST AMENDED INTERLOCAL COOPERATION AGREEMENT is made and entered into this
day of 2021, by and between the KANE COUNTY REDEVELOPMENT AGENCY,
a community reinvestment agency and political subdivision of the State of Utah (the “Agency”), and the KANE
COUNTY WATER CONSERVANCY DISTRICT, a political subdivision of the State of Utah (the “Water
District”) in contemplation of the following facts and circumstances:

A. WHEREAS, the Agency was created and organized pursuant to the provisions of the Limited
Purpose Local Government Entities - Community Reinvestment Agency Act, Title 17C of the UCA
(the “Act”), and is authorized and empowered under the Act to undertake, among other things, various
community development activities pursuant to the Act, including, among other things, assisting Kane
County (the “County™) in development activities that are likely to advance the policies, goals and
objectives of the County’s general plan, contributing to capital improvements and investments which
substantially benefit the County, creating economic benefits to the County, and improving the public
health, safety and welfare of its residents; and

B. WHEREAS, this Agreement is made pursuant to the provisions of the Act and the Interlocal
Cooperation Act (UCA Title 11, Chapter 13) (the “Cooperation Act”); and

C. WHEREAS, the Agency has established the EAST ZION COMMUNITY REINVESTMENT
PROJECT AREA (the “Project Area”) located within the County, as outlined in Exhibit “A” (the
“Property™), through the adoption of the Amended East Zion Community Reinvestment Project Area
Plan (the “Amended Project Area Plan”), located within the County, which Project Area is described in
Exhibit “B” attached hereto and incorporated herein by this reference; and

D. WHEREAS, the Project Area contains mostly vacant and underutilized land, which is
anticipated to include more developments, with encouragement and planning by the Agency, such as
additional hotel, retail, workforce housing, and adventure and tourism business space. The Agency may
enter into one or more participation agreements with one or more developer(s) which will provide
certain terms and conditions upon which the Project Area will be developed using, in part, “Tax
Increment” (as that term is defined in the Act), generated from the Project Area; and

E. WHEREAS, historically, the Project Area has generated a total of $300,616 per year in
property taxes for the various taxing entities, including the Kane County (the “County”), Kane County
School District (the “School District™), and the Kane County Water Conservancy District (the “Water
District”), with only $19,934 being generated annually for the Water District; and

F. WHEREAS, upon full development as contemplated in the Project Area Plan, property tax
increment produced by the Project Area for the County, the School District, and the Water District are
projected to total approximately $1,930,565 per year, with $38,906 going to the Water District; and

G. WHEREAS, the Agency has requested the County, and the Water District to participate in the
promotion of development in the Project Area by agreeing to remit to the Agency for a specified period
of time specified portions of the increased property tax (i.e., Tax Increment, ) which will be generated
by the Project Area; and

H. WHEREAS, it is in the best interest of the constituents of the Water District for the Water
District to remit such payments to the Agency to permit the Agency to leverage private development
within the Project Area; and



I. WHEREAS, the Agency has retained Lewis Young Robertson & Burningham, Inc., an
independent financial consulting firm with substantial experience regarding community reinvestment
projects and tax increment funding across the State of Utah, to prepare the Project Area Plan; and

J. WHEREAS, the Agency prepared and adopted the Amended East Zion Community
Reinvestment Project Area Budget (the “Amended Project Area Budget™), a copy of which is attached
as Exhibit “C”, which Project Area Budget, generally speaking, outlines the anticipated generation,
payment and use of Tax Increment within the Project Area; and

K. WHEREAS, the parties desire to set forth in writing their agreements regarding the nature and
timing of such assistance;

L. WHEREAS, it has become necessary to amend the original interlocal agreement entered into
by the Water District and Agency, because the original Project Area Plan and Budget were amended on
May 11,2021 by Resolution No. RDA-2021-1, Resolution No. RDA-2021-2, and by Ordinance No. O-
2021-18; and

M. WHEREAS, this amended interlocal agreement will supersede and replace the original
interlocal agreement entirely;

NOW, THEREFORE, the parties agree as follows:

L. Additional Tax Revenue. The Water District has determined that significant additional
property tax revenue (i.e., Tax Increment, as defined by the Act) will likely be generated by the
development of public amenities within the Project Area as described in further detail in the Project
Area Plan and Project Area Budget. Each of the parties acknowledge, however, that the development
activity required for the generation of the Tax Increment is not likely to occur within the foreseeable
future or to the degree possible or desired without Tax Increment participation in order to induce and
encourage such development activity.

2. Offset of Development Costs and Expenses. The Water District has determined that it is in
the best interests of its constituents to pay or reimburse specified portions of its Tax Increment to the
Agency in order for the Agency to support the construction of public amenities and other development
related costs needed to serve the Project Area, to the extent permitted by the Act, the Project Area Plan,
and the Project Area Budget, each as adopted and amended from time to time.

3. Base Year and Base Year Value. The base year, for purposes of calculation of the Base
Taxable Value (as that term is defined in the Act), shall be tax year 2020, meaning the Base Taxable
Value shall, to the extent and in the manner defined by the Act, be equal to the equalized taxable value
shown on the 2020 Kane County assessment rolls for all property located within the Project Area (which
is currently estimated to be $3,502,278, but is subject to final adjustment and verification by the County
and Agency).



4. Agreement(s) with Developer(s). The Agency is authorized to enter into one or more
participation agreements with one or more participants which may provide for the payment of certain

amounts of Tax Increment (to the extent such Tax Increment is actually paid to and received by the
Agency from year to year) to the participant(s) conditional upon the participant (s)’s meeting of certain
performance measures as outlined in said agreement. Such agreement shall be consistent with the terms
and conditions of this Agreement, shall require as a condition of the payment to the participant(s) that
the respective participant or its approved successors in title as owners of all current and subsequent
parcels within the Project Area, shall pay any and all taxes and assessments which shall be assessed
against the Property in accordance with levies made by applicable municipal entities in accordance with
the laws of the state of Utah applicable to such levies, and such other performance measures as the
Agency may deem appropriate.

S. Payment Trigger. The first year (“Year One”) of payment of Tax Increment from the Water
District to the Agency shall be determined by the Agency, but the Agency will trigger the Project Area
for collection no later than by March 1,2025. Each subsequent year, beginning with the first year after
Year One, shall be defined in sequence as Year Two through Year Twenty. The Agency may trigger
the collection of Tax Increment by timely delivering a letter or other written request to the Kane County
Auditor’s office

6. Total Payment to Agency. The Water District shall authorize the County to remit to the
Agency, beginning with property tax receipts in Year One, and continuing through Year Twenty, 80%,
as specified in the Project Area Budget, of the annual Property Tax Increment generated from within
the Project Area, including the real (i.e., building, land, and fixtures), personal, and centrally assessed
property within the Project Area.

7. Property Tax Increase. This Agreement provides for the payment of the increase in real
property, personal property, and centrally assessed property taxes collected from the Project Area by
the County acting as the tax collection agency for the Water District. Without limiting the foregoing,
this Agreement includes Tax Increment resulting from an increase in the tax rate of the Water District,
which is hereby expressly approved as being included in Tax Increment as required by Section 17C-1-
407 of the Act. It is expressly understood that the Property Taxes which are the subject of this
Agreement are only those Property Taxes actually collected by the County from the Project Area.

8. Prohibition of Reduction of Funds by Taxing Entities. As required under 17C-5-204(6), this

agreement prohibits the Water District from proportionately reducing the amount of project area
funds the Water District consents to pay to the Agency by the amount of any direct expenditures
the Water District makes within the Project Area for the benefit of the Project Area or the Agency.

9. No Independent Duty. The County shall be responsible to remit to the Agency only Tax
Increment actually received by the County acting as the tax collecting agency for the Water District.
The County shall have no independent duty to pay any amount to the Agency other than the Tax
Increment actually received by the County, on behalf of the Water District on an annual basis.

10. Authority to Bind. Each individual executing this Agreement represents and warrants that
such person is authorized to do so, and, that upon executing this Agreement, this Agreement shall be
binding and enforceable in accordance with its terms upon the party for whom such person is acting.

11. Further Documents and Acts. Each of the parties hereto agrees to cooperate in good faith
with the others, and to execute and deliver such further documents and perform such other acts as may
be reasonably necessary or appropriate to consummate and carry into effect the transactions
contemplated under this Agreement.



12. Notices. Any notice, request, demand, consent, approval or other communication required or
permitted hereunder or by law shall be validly given or made only if in writing and delivered to an
officer or duly authorized representative of the other party in person or by Federal Express, private
commercial delivery or courier service for next business day delivery, or by United States mail, duly
certified or registered (return receipt requested), postage prepaid, and addressed to the party for whom
intended, as follows:

If to Water District:

Kane County Water Conservancy District
Attn: Water Conservancy Board

725 E Kaneplex Dr.,

Kanab, Utah 84741

Phone: (435) 644-3997

Ifto Agency:

Kane County Redevelopment Agency
Attn: Agency Board

76 N Main St

Kanab, Utah 84741

Phone: (435) 644-4900

Any party may from time to time, by written notice to the others as provided above, designate a different
address which shall be substituted for that specified above. Notice sent by mail shall be deemed served
or delivered seventy-two (72) hours after mailing. Notice by any other method shall be deemed served
or delivered upon actual receipt at the address or facsimile number listed above. Delivery of courtesy
copies noted above shall be as a courtesy only and failure of any party to give or receive a courtesy copy
shall not be deemed to be a failure to provide notice otherwise properly delivered to a party to this
Agreement.

13. Entire Agreement. This Agreement is the final expression of and contains the entire
agreement between the parties with respect to the subject matter hereof and supersedes all prior
understandings with respect thereto. This Agreement may not be modified, changed, supplemented or
terminated, nor may any obligations hereunder be waived, except by written instrument signed by the
party to be charged or by its agent duly authorized in writing or as otherwise expressly permitted herein.
This Agreement and its exhibits constitute the entire agreement between the parties hereto pertaining to
the subject matter hereof, and the final, complete and exclusive expression of the terms and conditions
thereof. All prior agreements, representations, negotiations and understandings of the parties hereto,
oral or written, express or implied, are hereby superseded and merged herein.

14. No Third-Party Benefit. The parties do not intend to confer any benefit hereunder on any
person, firm or corporation other than the parties hereto. There are no intended third-party beneficiaries
to this Agreement.

15. Construction. Headings at the beginning of each paragraph and subparagraph are solely for
the convenience of the parties and are not a part of the Agreement. Whenever required by the context
of this Agreement, the singular shall include the plural and the masculine shall include the feminine and
vice versa. Unless otherwise indicated, all references to paragraphs and subparagraphs are to this
Agreement. In the event the date on which any of the parties is required to take any action under the
terms of this Agreement is not a business day, the action shall be taken on the next succeeding business
day.

16. Partial Invalidity. If any term or provision of this Agreement or the application thereof to any
person or circumstance shall, to any extent, be invalid or unenforceable, the remainder of this
Agreement, or the application of such term or provision to persons or circumstances other than those as
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to which it is held invalid or unenforceable, shall not be affected thereby, and each such term and
provision of this Agreement shall be valid and shall be enforced to the fullest extent permitted by law.

17. Amendments. No addition to or modification of any provision contained in this Agreement
shall be effective unless fully set forth in writing executed by each of the parties hereto.

18. Counterparts. This Agreement may be executed in one or more counterparts, each of which
shall be deemed an original, but all of which together shall constitute but one and the same instrument.

19. Waivers. No waiver of any breach of any covenant or provision herein contained shall be
deemed a waiver of any preceding or succeeding breach thereof or of any other covenant or provision
herein contained. No extension of time for performance of any obligation or act shall be deemed an
extension of the time for performance of any other obligation or act.

20. Governing Law. This Agreement and the exhibits attached hereto shall be governed by and
construed under the laws of the State of Utah. In the event of any dispute hereunder, it is agreed that
the sole and exclusive venue shall be in a court of competent jurisdiction in Kane County, Utah, and the
parties hereto agree to submit to the jurisdiction of such court.

21. Declaration of Invalidity. In the event that a court of competent jurisdiction declares that the
County or the Water District cannot pay and/or that the Agency cannot receive payments of the Tax
Increment, declares that the Agency cannot pay the Tax Increment to developers, or takes any other
action which has the effect of eliminating or reducing the payments of Tax Increment received by the
Agency, the Agency’s obligation to pay the Tax Increment to developers shall be reduced or eliminated
accordingly, the Agency, and the Water District shall take such steps as are reasonably required to not
permit the payment and/or receipt of the Tax Increment to be declared invalid.

22. No Separate Legal Entity. No separate legal entity is created by this Agreement.

23. Duration. This Agreement shall terminate after the final payment of Tax Increment to the
Agency for Year Twenty.

24. Assignment. No party may assign its rights, duties or obligations under this Agreement
without the prior written consent first being obtained from all parties. Notwithstanding the foregoing,
such consent shall not be unreasonably withheld or delayed so long as the assignee thereof shall be
reasonably expected to be able to perform the duties and obligations being assigned.

25. Termination. Upon any termination of this Agreement resulting from the uncured default of
any party, the order of any court of competent jurisdiction or termination as a result of any legislative
action requiring such termination, then any funds held by the Agency and for which the Agency shall
not be required to disburse to developers in accordance with the agreements which govern such
disbursement, then such funds shall be returned to the party originally remitting same to the Agency
and upon such return this Agreement shall be deemed terminated and of no further force or effect.

26. Interlocal Cooperation Act. In satisfaction of the requirements of the Cooperation Act in
connection with this Agreement, the Parties agree as follows:

a. This Agreement shall be authorized and adopted by resolution of the legislative body
of each Party pursuant to and in accordance with the provisions of Section 11-13-202.5
of the Cooperation Act;

b. This Agreement shall be reviewed as to proper form and compliance with applicable
law by a duly authorized attorney on behalf of each Party pursuant to and in accordance
with the provisions of Section 11-13-202.5(3) of the Cooperation Act;
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A duly executed original counterpart of this Agreement shall be filed immediately with
the keeper of records of each Party pursuant to Section 11-13-209 of the Cooperation
Act;

The Chair of the Agency is hereby designated the administrator for all purposes of the
Cooperation Act, pursuant to Section 11-13-207 of the Cooperation Act; and

Should a party to this Agreement desire to terminate this Agreement, in part or in
whole, each party to the Agreement must adopt, by resolution, an amended Interlocal
Cooperation Agreement stating the reasons for such termination. Any such amended
Interlocal Cooperation Agreement must be in harmony with any
development/participation agreement(s) entered into by the Agency as described in
this Agreement.

Immediately after execution of this Agreement by both Parties, the Agency shall, on
behalf of both parties, cause to be published notice regarding this Agreement pursuant
to Section 11-13-219 of the Cooperation Act.

This Agreement makes no provision for the parties acquiring, holding and disposing
of real and personal property used in the joint undertaking as such action is not
contemplated as part of this Agreement nor part of the undertaking. Any such
provision would be outside the parameters of the current undertaking. However, to
the extent that this Agreement may be construed as providing for the acquisition,
holding or disposing of real and/or personal property, all such property shall be owned
by the Agency upon termination of this Agreement.



IN WITNESS WHEREOF, the parties have executed this Agreement on the day specified above.

Water District: Kane County Water Conservancy District

Attest: By:

Tony Chelewski, District Board President

Amanda Buhler, District Clerk

Approved as to form:
Attorney for Water District

Agency: Kane County Redevelopment Agency
Attest: By:

Brent Chamberlain, Agency Chair

Karla Johnson, Agency Secretary

Approved as to form:

Rob Van Dyke, Attorney for Agency



EXHIBIT “A
to
INTERLOCAL AGREEMENT

Legal Description of Project

Legal Description:

Portions of Sections 31 and 32, Township 40 South, Range 9 West, Salt Lake Base and Meridian, and Portions
of Sections 3, 4,5, 6, 8,9, 10, 13, 14, 15, 16, 21, 22, 23, and 24, Township 41 South, Range 9 West, Salt Lake
Base and Meridian.

Beginning at the Southeast corner of Section 8, Township 41 South, Range 9 West, SLB&M, and running
thence North 89°18'43" West 2635.31 feet along the section line to the South Y corner of Section 8; thence
North 00°51'52" East 2643.02 feet along the center section line to the Center ¥4 comer of Section 8; thence
North 89°13'28" West 2638.90 feet along the center section line to the West ¥4 corner of Section 8; thence
North 00°46'06" East 2643.46 feet along the section line to the section comer of Sections 8, 7, 6, and 5; thence
North 89°17'39" West 20.00 feet along the section line of Section 6; thence the following 21 courses along
Little Ponderosa Ranch Subdivision: thence North 03°11'34" East 100.34 feet; thence North 03°13'41" East
100.46 feet; thence North 03°06'05" East 99.55 feet; thence North 03°19'12" East 100.88 feet; thence North
02°59'48" East 100.96 feet; thence North 03°41'09" East 101.20 feet; thence North 03°32'25" East 101.17 feet;
thence North 00°27'37" East 305.88 feet; thence North 00°36'47" East 100.31 feet; thence North 00°56'19"
East 99.91 feet; thence North 00°39'50" East 99.19 feet; thence North 00°42'28" East 99.38 feet; thence North
00°42'49" East 99.11 feet; thence North 25°59'04" East 109.41 feet; thence North 24°55'35" East 106.23 feet;
thence North 26°55'45" East 112.16 feet; thence North 00°42'21" East 100.00 feet; thence North 00°52'30"
East 100.05 feet; thence North 00°49'08" East 99.26 feet; thence North 00°43'32" East 725.86 feet; thence
North 73°10'41" West 153.63 feet to a point on the east line of Section 6; thence North 00°47'11" East 40.92
feet along the section line; thence the following 61 courses along Little Ponderosa Ranch Subdivision: thence
North 73°02'13" West 204.16 feet; thence North 59°18'19" West 548.32 feet; thence South 41°16'33" West
44.01 feet; thence South 03°32'56" West 150.56 feet; thence South 58°25'49" West 702.14 feet; thence South
36°58'32" East 619.66 feet; thence South 00°42'21" West 461.24 feet; thence North 60°43'29" West 42.89
feet; thence North 86°56'16" West 133.90 feet; thence South 54°53'20" West 195.67 feet; thence South
08°42'32" East 233.86 feet; thence North 89°17'39" West 428.89 feet; thence South 00°4221" West 961.08
feet; thence South 89°12'03" West 810.70 feet; thence North 41°10'43" West 53.75 feet; thence North
46°48'35" West 138.57 feet; thence North 76°54'46" West 264.48 feet; thence North 59°03'52" West 240.65
feet; thence North 78°43'26" West 191.85 feet; thence North 25°24'23" West 277.28 feet; thence North
17°51'50" West 431.54 feet; thence North 01°17'21" West 271.55 feet; thence North 06°13'11" East 301.50
feet; thence North 19°28'14" West 173.17 feet; thence North 31°02'33" West 99.51 feet; thence North
04°12'28" West 195.63 feet; thence North 18°57'05" West 342.12 feet; thence North 14°03'07" West 240.48
feet; thence North 10°48'00" West 283.07 feet; thence North 05°40'50" East 218.76 feet; thence North
07°19'13" West 312.07 feet; thence North 14°29'32" West 288.40 feet; thence North 02°45'15" West 315.75
feet; thence North 16°36'20" West 574.55 feet; thence North 01°29'08" West 201.64 feet; thence North
07°14'01" East 236.10 feet; thence North 23°27'26" East 623.50 feet; thence North 30°47'09" East 315.77 feet;
thence North 12°59'50" East 293.72 feet; thence North 00°42'57" East 185.60 feet; thence North 02°46'16"
West 353.23 feet; thence North 33°06'56" West 134.16 feet; thence North 06°24'35" West 130.00 feet; thence
North 05°48'42" East 212.05 feet; thence North 02°21'51" West 204.21 feet; thence North 23°52'12" East
156.14 feet; thence North 18°06'19" East 251.00 feet; thence North 12°59'16" East 330.86 feet; thence North
28°51'41" West 245.07 feet; thence North 47°52'13" West 126.98 feet; thence South 56°09'31" West 1063.46
feet; thence North 33°50'30" West 51.70 feet; thence North 07°02'25" East 525.57 feet; thence North
05°23'38" West 265.24 feet; thence North 17°51'34" East 193.96 feet; thence North 17°01'48" West 123.07
feet; thence North 24°36'13" East 143.23 feet; thence North 09°15'29" East 381.67 feet; thence North
23°58'01" East 193.85 feet; thence North 12°29'38" West 163.65 feet; thence North 07°53'23" West 518.47
feet to a point on the north line of Section 31, Township 40 South, Range 9 West, SLB&M; thence South
14°31'43" East 154.88 feet; thence South 16°17'06" East 220.03 feet; thence South 20°15'26" East 139.04 feet;
thence South 47°18'15" East 68.21 feet; thence South 74°21'04" East 136.90 feet; thence South 53°12'50" East
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234.39 feet; thence South 32°04'35" East 69.36 feet; thence South 10°57'15" East 126.13 feet; thence South
10°10'05" West 532.77 feet; thence South 14°39'59" East 273.00 feet; thence South 39°30'02" East 67.26 feet;
thence South 47°01'53" East 111.40 feet; thence South 54°33'43" East 77.32 feet; thence South 87°29'1 1" East
65.22 feet; thence North 59°35'21" East 105.77 feet; thence North 73°53'32" East 61.76 feet; thence North
88°11'44" East 66.05 feet; thence North 81°32'14" East 63.77 feet; thence North 74°52'44" East 118.94 feet;
thence North 66°20'10" East 81.70 feet; thence North 57°47'37" East 196.14 feet; thence North 74°27'30" East
71.69 feet; thence South 88°52'36" East 40.90 feet; thence North 80°06'13" East 86.02 feet; thence North
69°05'02" East 149.36 feet; thence North 84°45'57" East 94.60 feet; thence South 79°33'09" East 61.53 feet;
thence North 88°55'02" East 75.96 feet; thence North 77°23'14" East 58.91 feet; thence South 78°35'28" East
118.05 feet; thence South 54°34'10" East 42.28 feet; thence South 68°24'34" East 131.57 feet; thence South
82°14'59" East 106.12 feet; thence South 73°12'30" East 55.00 feet; thence South 64°10'01" East 96.99 feet;
thence North 70°31'51" East 14.22 feet; thence North 25°13'43" East 19.05 feet; thence North 69°52'07" East
91.34 feet; thence South 65°29'29" East 41.87 feet; thence South 89°56'15" East 71.77 feet; thence North
00°03'45" East 1602.29 feet to a point on the north line of Section 31; thence South 89°07'00" East 1500.71
feet to the section corner of Sections 31, 30, 29 and 32; thence South 89°12'38" East 2632.93 feet along the
section line to the North 4 corner of section 32; thence South 89°13'03" East 2632.98 feet along the section
line to the section corner of Sections 32, 29, 28, 33; thence South 00°47'51" West 2640.44 feet along the
section line to the East ¥4 corner of Section 32; thence South 00°47'51" West 2640.44 feet along the section
line to the section corner of Sections 32, 33, and 5; thence South 89°09'53" East 298.21 feet along the section
line to the section corner of Sections 33, 4, and 5; thence South 89°06'34" East 2634.77 feet along the section
line to the North % corner of Section 4, Township 41, South, Range 9 West, SLB&M; thence South 89°06'11"
East 2349.71 feet to the section corner of Sections 33, 34, and 4; thence South 89°09'46" East 285.06 feet
along the section line to the section corner of Sections 34, 3, and 4; thence South 00°47'40" West 491.55 feet
along the section line of Sections 3 and 4; thence South 89°11'18" East 880.00 feet; thence North 00°44'03"
East 103.35 feet; thence South 89°11'18" East 733.36 feet to the beginning of a non-tangent curve concave to
the West, having a radius 615.00 feet of which the radius point lies North 62°48'47" West; thence Northerly
129.05 feet along said curve through a central angle of 12°01'20" and a chord bearing of North 21°10'33" East
128.81 feet to the beginning of a reverse curve to the right having a radius of 610.00 feet; thence Northerly
22.64 feet through a central angle of 02°07'35"; thence South 89°08'01" East 982.24 feet; thence North
00°4827" East 247.31 feet to the North Y4 corner of Section 3; thence South 89°12'47" East 2646.37 feet along
the section line to the Northeast comer of Section 3; thence South 00°48'36" West 2677.01 feet along the
section line to the East 4 corner of Section 3; thence South 00°49'25" West 1318.45 feet along the section line
to the South 1/16 corner; thence North 89°13'30" West 2645.90 feet along the 1/16 section line to the Center-
South 1/16 corner; thence South 00°4827" West 1319.60 feet along the 1/4 section line to the South Y corner
of Section 3; thence South 00°51'44" West 2640.48 feet along the V4 section line to the Center % corner of
Section 10; thence South 00°51'44" West 1320.37 feet along the Y section line to the Center-South 1/16
corner; thence South 89°16'00" East 2644.53 feet along the 1/16 section line to the South 1/16 corner of
Section 10; thence South 00°52'33" West 1320.02 feet along the section line to the section corner of Sections
10, 11, 14, and 15; thence South 89°08'05" East 1317.58 feet along the section line to the West 1/16 corner of
Section 14; thence South 00°48'31" West 1320.33 feet along the 1/16 section line to the Northwest 1/16
corner; thence South 89°09'1 1" East 2639.67 feet along the 1/16 section line; thence North 69°29'59" East
318.67 feet; thence South 85°01'20" East 308.95 feet; thence North 56°44'18" East 491.13 feet; thence North
82°01'53" East 340.02 feet; thence South 77°43'50" East 274.15 feet; thence South 46°40'48" West 285.23 feet
to the beginning of a non-tangent curve concave to the Southwest, having a radius 68.00 feet of which the
radius point lies South 19°32'07" East; thence Southeasterly 100.93 feet along said curve through a central
angle of 85°02'43" and a chord bearing of South 67°00'45" East 91.92 feet to the beginning of a non-tangent
curve concave to the Northeast, having a radius 21.92 feet of which the radius point lies North 65°30'38" East;
thence Southeasterly 22.44 feet along said curve through a central angle of 58°38'47" and a chord bearing of
South 53°48'45" East 21.47 feet; thence South 83°14'15" East 16.31 feet to the beginning of a non-tangent
curve concave to the Southwest, having a radius 80.00 feet of which the radius point lies South 06°45'37"
West; thence Southeasterly 105.42 feet along said curve through a central angle of 75°30'17" and a chord
bearing of South 45°29'14" East 97.96 feet; thence South 07°44'13" East 21.13 feet to the beginning of a non-
tangent curve concave to the Northeast, having a radius 14.00 feet of which the radius point lies North
82°15'55" East; thence Southeasterly 9.29 feet along said curve through a central angle of 38°01'04" and a
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chord bearing of South 26°44'37" East 9.12 feet; thence South 45°45'02" East 21.89 feet to the beginning of a
non-tangent curve concave to the Southwest, having a radius 80.00 feet of which the radius point lies South
43°22'43" West; thence Southeasterly 10.67 feet along said curve through a central angle of 07°38'31" and a
chord bearing of South 42°48'01" East 10.66 feet to a point on the 1/16 section line of Section 13; thence South
89°10'33" East 446.94 feet; thence North 27°11'39" East 289.76 feet; thence North 89°58'51" East 139.16 feet;
thence South 00°12'28" East 261.70 feet to a point on the 1/16 section line; thence South 89°10'33" East
1614.80 feet along the 1/16 section line to the Center-North 1/16 corner of Section 13; thence South 00°49'14"
West 1319.45 feet along the Y section line to the Center V4 corner of Section 13; thence South 89°10'17" East
1324.41 feet along the Y section line to the Center-East 1/16 corner; thence South 00°50'22" West 2638.83
feet along the 1/16 section line to the East 1/16 comer; thence South 00°45'42" West 2639.07 feet along the
1/16 section line of Section 24 to the Center-East 1/16 corner; thence North 89°1022" West 3973.86 feet along
the % section line to the West 4 comer of Section 24; thence North 00°49'51" East 1319.45 feet along the
section line to the North 1/16 corner; thence North 89°15'15" West 1318.25 feet along the 1/16 section line to
the Northeast 1/16 corner of Section 23; thence North 00°44'56" East 1320.63 feet along the 1/16 section line
to the East 1/16 corner; thence North 89°11'50" West 1320.19 feet along the section line to the North % corner
of Section 23; thence North 89°11'35" West 2640.27 feet along the section line to the section comer of
Sections 23, 22, 15, and 14; thence South 00°47'31" West 1320.56 feet along the section line to the North 1/16
corner of Section 22; thence North 89°13'20" West 5282.10 feet along the 1/16 section line of Section 22 to the
North 1/16 corner; thence North 89°06'55" West 5288.49 feet along the 1/16 section line of Section 21 to the
North 1/16 corner; thence North 00°45'26" East 1321.48 feet along the section line to the section corner of
Sections 21, 20, 17, and 16; thence North 00°43'28" East 2642.51 feet along the section line to the West
corner of Section 16; thence North 00°43'24" East 2642.50 feet along the section line to the point of beginning.

Contains 7433.14 acres, more or less.

Less and excepting therefrom the following areas:

AREA #1
All land within Zion Ridge Planned Unit Development Phase 1 Amended & Extended
All land within Zion Ridge Planned Unit Development Phase 2 Amended & Extended.

AREA #2,

Beginning at the Northeast corner of Section 9, Township 41 South, Range 9 West, SLB&M, and running
thence South 00°50'54" West 2641.16 feet along the section line to the East ¥4 corner of Section 9; thence
South 00°50'46" West 22.43 feet along the section line; thence South 87°54'27" West 944.61 feet; thence
South 81°15'45" West 384.74 feet to a point on the 1/16 section line; thence South 00°52'3 1" West 523.08 feet
along the 1/16 section line to the Southeast corner of the Northeast Y of the Northwest Y of the Southeast Y of
Section 9; thence North 89°03'14" West 123.33 feet; thence South 27°30'48" West 846.50 feet; thence South
10°26'47" West 176.35 feet; thence South 28°27'31" West 429.33 feet; thence South 34°30'44" East 225.63
feet; thence South 63°29'1 1" West 364.60 feet; thence South 20°46'58" East 202.49 feet; thence South
10°39'48" East 131.07 feet to a point on the south section line of Section 9; thence North 89°03'47" West
171.08 feet along the section line; thence North 00°56'34" East 2970.61 feet; thence North 89°06'24" West
331.85 feet to a point on the center section line; thence North 00°54'08" East 2309.96 feet along the center
section line to the North Y4 corer of Section 9; thence North 00°53'03" East 1319.84 feet along the center
section line to the Center-South 1/16 corner of Section 4; thence South 89°05'57" East 1320.47 feet along the
1/16 section line; thence North 00°50'29" East 660.10 feet; thence South 89°06'25" East 1319.97 feet to a point
on the section line of Sections 4 and 3; thence South 00°47'59" West 1980.76 feet along the section line to the
point of beginning.

Contains 294.88 acres, more or less.
(1-9-4-4, 1-9-4-5, 1-9-9-6, 1-9-9-7, 1-9-9-3A, 1-9-9-1)
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AREA #3

Commencing at the Southeast Corner of Section 4, Township 41 South, Range 9 West, SLB&M, thence North
0°02°49” West along the section line 2646.44 to the East Y corner of said Section 4; thence North 0°02°49”
West 568.25 feet to the true point of beginning, and running thence North 82°24°10” West 124.78 feet; thence
North 0°08°41” East 77.21 feet to the South line of the NE1/4SE1/4NE1/4 of said Section 4; thence South
90°00°00” East along said south line 118.03 feet to the section line; thence South 0°02°49” East along the
section line 93.50 feet to the true point of beginning.

(1-9-4-6A)

AREA #4

Commencing at the Southwest corner of Section 15, Township 41 South, Range 9 West, SLB&M, thence
North 00°48'11" East 55.83 feet along the section to the point of beginning, and running thence North
00°48'11" East 2583.85 feet along the section line to the West ¥ corner of Section 15; thence North 00°48'19"
East 1319.91 feet along the section line to the North 1/16 comer; thence South 89°15'41" East 1321.71 feet
along the 1/16 section line to the Northwest 1/16 comner; thence South 00°49'08" West 1320.14 feet along the
1/16 section line to the Center-West 1/16 corner; thence South 89°15'05" East 991.86 feet along the center
section line; thence South 00°50'22" West 403.83 feet; thence South 18°56'44" East 973.69 feet; thence South
89°03'12" East 56.56 feet; thence South 03°38'40" East 534.39 feet; thence South 28°42'19" East 518.65 feet
to a point on the northerly right-of-way line of State Highway 9; thence South 78°44'50" West 234.47 feet
along said right-of-way to the beginning of a curve to the right having a radius of 2814.90 feet; thence
Westerly 361.01 feet along said curve and right-of-way through a central angle of 07°20'54”; thence South
86°05'43" West 2009.57 feet along said right-of-way to the beginning of a curve to the right having a radius of
2814.99 feet; thence Westerly 158.04 feet along said curve and right-of-way through a central angle of
03°13'00"; thence South 89°18'43" West 248.76 feet along said right-of-way to the point of beginning,

Contains 197.27 acres, more or less.
(1-9-15-2A, 1-9-15-2B, 1-9-15-4)

AREA #5
Lots 1-9, Block "B" Fly-In "Ld" Ranch Subdivision
(1-B-1, 1-B-2, 1-B-3, 1-B-4, 1-B-5, 1-B-6, 1-B-7, 1-B-8, 1-B-9)

AREA #6

Beginning at a point South 89°59' East 1350.0 feet from the West 1/4 Comner of Section 14, Township 41
South, Range 9 West, SLB&M, and running thence South 89°59' East 1980.0 feet; thence South 0°01' West
1090.2 feet, more or less, to State Highway 9; thence along said Highway right-of-way line South 77°47'55"
West 2020.93 feet; thence North 1518.1 feet to the point of beginning.

(1-9-14-1)
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EXHIBIT “B”
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INTERLOCAL AGREEMENT

Project Area Plan
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As used in this Community Reinvestment Project Area Plan, the term:

"Act" shall mean and include the Limited Purpose Local Government Entities —
Community Reinvestment Agency Act in Title 17C, Chapters 1 through 5, Utah Code
Annotated 1953, as amended, or such other amendments as shall from time to time
be enacted or any successor or replacement law or act.

“Agency” shall mean the Kane County Redevelopment Agency, which is a separate
body corporate and politic created by the County pursuant to the Act and which was
created by Resolution 2014-7, approved by the Agency on May 19, 2014.

"Base taxable value" shall mean the agreed value specified in a resolution or
interlocal agreement under Subsection 17C-1-102(8) from which tax increment will be
collected. For purposes of this Plan, base taxable value shall include both the value of
base sales and use taxes of the County, transient room taxes of the County, restaurant
taxes of the County, and property tax values related to the County and other
participating taxing entities.

“Base year” shall mean the agreed upon year for which the base taxable value is
established and shall be incorporated into the interlocal agreements with participating
taxing entities.

“Base taxable year" shall mean the Base Year during which the Project Area Budget
is approved pursuant to Subsection 17C-1-102(9)(d).

“County” or “Community” shall mean Kane County, Utah.

“Legislative body” shall mean the Kane County Commission which is the legislative
body of the County.

“Plan Hearing” shall mean the public hearing on the draft Project Area Plan required
under Subsection 17C-1-102 (41) and 17C-5-104(3)(e).

“Project Area” shall mean the geographic area described in this draft Project Area
Plan where the community development and reinvestment is anticipated to take place,
as further referenced and included by this definition in Exhibit A and Exhibit B
attached hereto.

“Net Present Value (NPV)” shall mean the discounted value of a cash flow. The NPV
illustrates the total value of a stream of revenue over a number of years exprassed in
terms of current or present-day dollars.

“Project Area Budget” shall mean (as further described under 17-C-5-303 of the Act)
the multi-year projection of annual or cumulative revenues, other expenses and other
fiscal matters pertaining to the Project Area that includes:



~ the base taxable value of property, sales, restaurant sales, and transient room
sales within the Project Area;

< the projected tax increment expected to be generated within the Project Area;
= the amount of tax increment expected to be shared with other taxing entities;

< the amount of tax increment expected to be used to implement this Project
Area Plan;

= if the area from which tax increment is to be collected is less than the entire
Project Area:

= the tax identification number of the parcels from which tax increment will
be collected; or

» a legal description of the portion of the Project Area from which tax
increment will be collected: and

= for property that the Agency owns and expects to sell, the expected total cost
of the property to the Agency and the expected selling price.

“Project Area Plan” or “Plan” shall mean the written plan (outlined by 17C-5-302 of
the Act) that, after its effective date, guides and controls the community reinvestment
activities within the Project Area. Project Area Plan refers to this document and all of
the attachments to this document, which attachments are incorporated by this
reference. It is anticipated that the amended EAST ZION PROJECT AREA PLAN will be
subject to an interlocal agreement process with the taxing entities within the Project
Area.

“Taxes” includes all levies on an ad valorem basis upon land, local and centrally
assessed real property, personal property, or any other property, tangible or intangible.
It also refers to taxes generated by sales, including sales taxes, restaurant taxes, and
transient room taxes.

“Taxing Entity” shall mean any public entity that levies a tax on any property within
the Project Area, or any entity that imposes sales taxes, restaurant taxes and transient
room taxes.

“Tax Increment” shall mean the difference between the amount of tax revenues
generated each tax year by all taxing entities from the Project Area. For property taxes,
this involves using the current assessed value of the property and the amount of
property tax revenues that would be generated from the same area using the base
taxable value of the property. For sales, restaurant, and transient room taxes, this
refers to increases above the base year for the respective taxes.

“Tax Increment Collection Period” shall mean the period of time in which the taxing
entities from the Project Area consent to a portion of their tax increment to be remitted
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to the Agency from within the Project Area and used to fund the objectives outlined in
this Project Area Plan.

“Tax Year” shall mean the 12-month period between sequential tax roll equalizations
(November 1% - October 31%) of the following year, e.g., the November 1, 2021 -
October 31, 2022 tax year.

Zion National Park (“ZNP”, “Zion” or “the Park”) is one of the most popular and
frequently visited national parks in the United States. The two main entrances into the
Park are located on the Park’'s west and east sides. The west side of ZNP is well
developed with many retail, food, and lodging opportunities for visitors. These
establishments are all located within proximity of the Park’s entrance. Zion's east side,
however, is relatively undeveloped with far fewer retail, dining, and lodging options.

The Kane County Redevelopment Agency (“Agency”) wishes to realize the high
potential for development on the east side of Zion National Park. In consideration of
Kane County's residents, as well as Kane County’s capacity for new development east
of Zion, the Agency has carefully crafted the amended Project Area Plan (the “Plan”)
for the EAST ZION COMMUNITY REINVESTMENT PROJECT AREA (the “Project Area”). The
purpose of the Project Area is to facilitate the development of the area by supporting
the construction of public amenities that will attract additional visitors to Zion's east
side and be enjoyed by residents of Kane County (the “County”). The current concept
is to have the first $300K of tax increment go to the Agency for the Visitor's Center,
which in addition to the 20% that will flow through to Kane County should be sufficient
to service debt that is anticipated to be issued by Kane County or its Municipal Building
Authority (first-tier priority). After the first $300K of tax increment is used in the fashion
described above the remaining would flow to the Agency and is intended to be used
to promote, encourage and assist in bringing about the vision of the East Zions
Initiative, which is a Grand Lodge/Hotel, workforce housing, hiking trails, and
expanded shuttle services (second-tier priority).

The County and Agency have undergone a comprehensive evaluation of the fiscal and
economic impacts that development would have on the County, Kane County School
District (the “School District”), and the Kane County Water Conservancy District (the
“Water District”). The Plan is intended to define the method and means of supporting
the development of public amenities, which includes the Grand Lodge/Hotel and
workforce housing.

The Project Area Plan is consistent with the County’'s General Plan, specifically its
Economic Development Goal #3: “Invest in local tourism infrastructure”. One of the
strategies for this goal is, “As tourism opportunities expand, the County will strive to
assist in the expansion of existing accommodation properties, eating establishments
and associated travel related facilities, and encourage development of new tourism
related properties.”




The County believes that it is in the best interest of its residents to assist in the
development of the Project Area. It is the purpose of this Plan to clearly set forth the
aims and objectives of development, scope, potential financing mechanism, and value
to the residents of the County and other taxing entities within the Project Area.

The Project Area is being undertaken as a community reinvestment project area
("CRA) pursuant to certain provisions of Chapters 1 and 5 of the Utah Limited Purpose
Local Governmental Entities -- Community Reinvestment Agency Act (the “Act”, Utah
Code Annotated (“UCA”) Title 17C). The requirements of the Act, including notice and
hearing obligations, have been observed at all times throughout the establishment of
the Project Area. The realization of the Plan is subject to interlocal agreements
between the taxing entities individually and the Agency.

Resolution Authorizing the Preparation of a Draft Community
Reinvestment Project Area Plan

Pursuant to the provisions of §17C-5-103 of the Act, the governing body of the Agency
adopted a resolution authorizing the preparation of a draft Community Reinvestment
Project Area Plan on February i1, 2019. The plan was subsequently adopted by the
Agency and the County on September 10, 20119. A copy of this ordinance is included
as Exhibit D. This version under consideration by the Agency will have various
amendments to the boundary of the project area and tax increment projections.

Recitals of Prerequisites for Adopting a Community Reinvestment
Project Area Pian
In order to adopt a community reinvestment project area plan, the Agency shall;

= Pursuant to the provisions of §17C-5-104(1)(a) and (b) of the Act, the County
has a planning commission and General Plan as required by law:

b

Pursuant to the provisions of §17C-5-104 of the Act, the Agency has conducted
or will conduct one or more public hearings for the purpose of informing the
public about the Project Area, and allowing public input into the Agency's
deliberations and considerations regarding the Project Area; and

~ Pursuant to the provisions of §17C-5-104 of the Act, the Agency has allowed
opportunity for input on the amended Project Area Plan and has made a
amended Project Area Plan available to the public at the Agency’s offices
during normal business hours, provided notice of the plan hearing, sent copies
of the amended Project Area Plan to all required entities prior to the hearing,
and provided opportunities for affected entities to provide feedback.
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A legal description of the Project Area along with a detailed map of the Project Area is
attached respectively as Exhibit A and Exhibit B and incorporated herein. The Project
Area is located immediately east of ZNP where Highway 9 connects with the Park’s
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entrance. Part of the Project Area extends north while another portion extends east
along Highway 9.

The current land use in the Project Area is made up mostly of agricultural land, with
some residential and a small amount of open space and commercial land. This is
detailed in the table below.

TABLE 1: MAKEUP OF PROJECT AREA

 Propery€lass 0 Aces | Percent

Agricultural | 4855 74.5%
_Residential _ 1,217 . 187%
Commercial | 289,  44%
Open Space _ N 68 1.0%
Other 1 89 | 1.4%
6,518 100%

Total

As delineated by the office of the Kane County Recorder, the Project Area
encompasses all of the parcels detailed in Exhibit C. The first part of the legal

description lists the contiguous area as having 7.433 acres, but the actual acreage is

less because certain parcels inside the boundary are not inciuded. These areas are
delineated in the second part of the legal description after the statement “less and
exempting therefrom”.

General Land Uses

The Project Area’s land is made up of the following zoning designations, AG, R1/2, R-
1,R-2, R-5, R-1/2-NC, C-1, C-2, Open Space, and MPR-2.

Table 2 summarizes the approximate acreage of existing land uses by Zoning
Designation.

TABLE 2: LanD Uses

AG 4S5 T4d%%
R 49 3.82%
R e 4asw
R2 I 2% 0.40%
RS sm T eam
WPR2 s osm
Ct a3
C-2 B | i . 1.09%
OPEN_SPACE o 68 ~ 1.04%

Oher ... 8 1.36%
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Total ’ 6,5

This Project Area Plan is consistent with the General Plan of the County and promotes
economic activity by virtue of using tax increment generated by commercial
developments to construct public amenities. Any zoning change, amendment or
conditional use permit necessary to the successful development contemplated by this
Project Area Plan shall be undertaken in accordance with the requirements of the
County’s Code and all other applicable laws including all goals and objectives in the
County’s General Plan.

Layout of Principal Roads

The only principal road within the Project Area is Highway ¢ which runs east to west
through the Project Area. A road, North Fork Road, connects developments in the
north end of the Project Area to Highway 9. A dirt road, Poverty Road, connects
developments on the south end of the Project Area to Highway 9. See the image
below.

IMAGE 1: PROJECT AREA ROADS

N

Population Densities

The estimated population density of the Project Area is 0.014 residents per acre. There
are approximately 33 primary residential units within the Project Area. The average
household size within the County, according to the most recent census data estimate,
is 2.77.

Buiiding Densities

There are approximately 83 buildings within the Project Area. Building densities will
increase as development occurs from 0.012 buildings per acres to 0.05. The intent of
this Plan is to promote greater economic utilization of the land area by increasing
visitation to East Zion through additional public amenities, including a new Visitor's
Center. This will increase the building density within the Project Area.
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Layout of Principal Streets, and Population Densities

Community reinvestment activities within the Project Area will mostly consist of
development and economic enhancement of underutilized areas. The types of land
uses contemplated within the Project Area include retail, hotel, and restaurant. In order
to promote development on the east side of Zion, the Agency, along with property
owners, developers, and/or businesses will need to construct infrastructure
improvements and create better utilization of land.

Land Use — It is anticipated that future development within the Project Area will have
some impact on the full-time population density within the Project Area. Other than
temporary housing units contemplated for seasonal employees, some potential
primary residential buildings and subdivisions are planned within the Project Area.
Development will also create permanent jobs and thereby create a demand for
additional housing within the County.

Layout of Principal Streets - Significant road realignments are planned for North
Fork Road. The layout of other principal streets will likely be unaffected by
development within the Project Area. Some roads may also be added or extended to
improve connectivity and overall transportation flow in and out of the Park.

Population Densities — The developers interested in future projects within the
Project Area contemplate some permanent residential developments. Temporary
housing is contemplated for seasonal employees with the possibility of primary
residential housing units. Population density within the Project Area will likely increase,
and a slight increase may be expected outside of the Project Area,
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For this Project Area, the Agency would like to have a clear vision and goals for the
developments it will support and flexibility in the development and economic promotion
of the Project Area. The Agency also aims to encourage and obtain the highest quality
in development and design. Each development proposal in the Project Area will be
subject to appropriate elements of the County’s proposed General Plan: the Zoning
Ordinance of the County, including adopted Design Guidelines pertaining to the area;
institutional controls, deed restrictions if the property is acquired and resold by the
Agency, other applicable building codes and ordinances of the County; and, as
required by ordinance or agreement, review and recommendation of the Planning
Commission and approval by the Agency.

Each development proposal by an owner, tenant, participant or a developer shall be
accompanied by site plans, development data and other appropriate material that
clearly describes the extent of proposed development and any other data determined
to be necessary or requested by the Agency or the County. Development must obtain
sufficient water rights to meet the demands from the type of development proposed.
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Itis the intent of the Agency, with the assistance and participation of private developers
and property owners, to facilitate new development within the Project Area, including
public amenities which will support the expansion of retail, lodging, and restaurant
space. A visitors' center on the east side of the Park will provide a way to attract tourist
activity to and through the east side of the Park. This visitors’ center will be a catalyst
for the development of a 4-star hotel, other lodging, and retail amenities.
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The proposed Community Reinvestment Project Area Plan and the development
contemplated are consistent with the County’s proposed General Plan and land use
regulations.
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The primary development within the Project Area that the Agency is aware of is the
Zion Mountain Development (the “Development’). Phase 1 of the planned
development contains a grand lodge with around 182 hotel units (“*keys™) and
associated retail and recreation related amenities, including a sit-down restaurant, a
gift shop, a health and wellness center, a creamery, and an outfitter post. The
estimated increase in assessed property value in the Project Area from this
development is about Seventy-Seven Million Six-Hundred and Six Thousand Five-
Hundred and Ninety-Seven Dollars ($77,606,597). The lodge is also expected to
generate Five-Hundred and Twenty Million Four-Hundred and Seventy-Four
Thousand Dollars ($520,474,000) in rental fees throughout the project area’s lifespan.
As part of the grand hotel/lodge development, workforce housing will need to be built
to support the hospitality jobs created.

Currently it is contemplated that the Grand Lodge Hotel will be owned, operated and
financed by Provident LLC, a qualified non-profit 501c-3 with purposes to assist local
government in funding community resources and assets that otherwise would not be
able to be achieved. So, although it may be true that the anticipated assessed value
of the Grand Lodge may be estimated in the proximity of $77M, it is not currently known
whether this will be taxable or tax-exempt for purposes of property tax assessment.
The same must be said for the work force housing.

Residential units will also be built throughout the development during various phases.
Some of these homes will be used as primary residences while others will be used as
short-term rentals. Below is a short description of each subdivision and the number of
units and estimated assessed value:




\/

Zion Ridge: 40 total residential units, with approximately 36 being used as rentals.
This subdivision will have an estimated increase in assessed value of approximately
Twenty-Five Million Four-Hundred and Seventy-Six Thousand and Five-Hundred and
Forty-Three Dollars ($25,476,543). The rentals are expected to generate Thirty-Nine
Million Three-Hundred and Fifty-Five Thousand and Three-Hundred and Forty-One
Dollars ($39,355,341) in rental fees throughout the project area’s lifespan.

Buffalo Preserve: 15 residential units. This subdivision will have an estimated
increase in assessed value of approximately Twenty-Eight Million Four-Hundred and
Fifty-Seven Thousand and Six-Hundred and Ninety-Eight Dollars ($28,457,698).

Peaches Subdivision: 24 residential units. This subdivision will have an estimated
increase in assessed value of approximately Nineteen Million Four-Hundred and
Twenty-One Thousand and Ten Dollars (319,421,010).

Clear Creek Ranch/Zion Mountain Partnership: 215 residential units, with
approximately 194 being used as rentals. The subdivision will have an estimated
increase in assessed value of approximately One-Hundred Forty-One Million Two-
Hundred and Ninety-One Thousand and Six-Hundred and Eighty-Four Dollars
($141,291,684). The rentals are expected to generate One-Hundred Fifty-Five Million
Six-Hundred and Twenty-Four Thousand Two-Hundred and Ninety-Eight Dollars
($155,624,298) in rental fees throughout the project area’s lifespan.

A second phase is also being contemplated which would include lodges, a
greenhouse, a café, an additional outfitter post, an ouffitter barn, and additional retail
spaces. Included in this second phase would be:

Zion Ponderosa Lodge: 30 keys with associated amenities with an estimated
increase in assessed value of Three Million Nine-Hundred and Seventy-Eight
Thousand Three-Hundred and Seventy-Five Dollars ($3,978,375). The lodge is
expected to generate Twenty-Eight Million Two-Hundred and Twenty-Three Thousand
Five-Hundred and Eight-Nine Dollars ($28,223,589) in rental fees throughout the
project area’s lifespan.

Baby Ridge: 50 Keys with associated retail and amenities with an estimated increase
in assessed value of Fourteen Million Four-Hundred and Forty-Six Thousand and
Ninety-Four Dollars ($14,446,094). The hotel is also expected to generate One-
Hundred Seventeen Million Five-Hundred and Ninety-Eight Thousand Two-Hundred
and Eighty-Eight Dollars ($117,598,288) in rental fees throughout the project area’s
lifespan.

Spirit Mountain: 75 Keys with associated retail and amenities with an estimated
increase in assessed value of Fifteen Million Seven-Hundred and Fifty-Nine Thousand
Three-Hundred and Seventy-Five Dollars ($15,759,375). The hotel is also expected to
generate Two-Hundred Eighty-Nine Million Two-Hundred and Ninety-One Thousand
Seven-Hundred and Eighty-Nine Dollars ($289,291,789) in rental fees throughout the
project area’s lifespan.



Apple Cross Junction: Approximately 2,000 square feet of retail space that is
estimated to have an increase in assessed value of Five-Hundred Thousand
($500,000). The retail space is also expected to generate Forty Million ($40,000,000)
in retail sales throughout the project area’s lifespan.

Other than rental fees, these lodges and developments will have impacts on sales and
restaurant tax. Approximately One-Hundred and Seventy-Nine Million One-Hundred
and Sixty-One Thousand Two-Hundred and Forty-Four Dollars ($179,161,244) will
come from food and beverage sales, Sixty Million Five-Hundred and Eighteen
Thousand Four-Hundred and Sixty-Nine Dollars will come from other operating sales,
and Twenty-Nine Million Fifteen Thousand Six-Hundred and Thirty-Six Dollars will
come from miscellaneous sources.

Also being contemplated as a sales tax generation tool and less a development is a
farmer's market that is anticipated to generate Ten Million ($10,000,000) in sales.
Instrumental to these phases is the additional investment in public amenities, including
a visitors’ center, expanded and added hiking trails, and improved shuttles in and out
of the Park from the east side.
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Zion Mountain Development 182 $77,606,597 §520,474,400
Zion Ridge 40 25,476,543 39,355,341
Buffalo Preserve 15 28,457,698
Peaches Subdivision 24 19,421,010 -
Clear Creek Ranch/Zion Mountain Parlnership 215 141,291,684 155,624,298
Zion Ponderosa Lodge 30 3,978,375 28,223,589
Baby Ridge 50 14,446,094 117,598,288
Spirit Mountain 75 - 15,759,375 289,291,789
Apple Cross Junction 2,000 500,000 40,000,000
Farmer's Market 10,000,000
Food and Beverage 179,161,244
Other Operating 60,518,469
Miscellaneous 29,015,636
Total 294 337 2,000 $326,937,376 $1,469,263,053

Method of Selection of Private Dev ers io undertake tha

o} inity Reinvestmeant and ides ation of Developars

currently Involved in the Process

The County and Agency will select or approve such development seeking support from
the Agency or presented to the Agency and County that meets the development
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objectives set forth in this plan. The County and Agency retain the right to approve or
reject any such development plan(s) that in their judgment do not meet the
development intent for the Project Area. The County and Agency may choose to solicit
development through an RFP or RFQ process, through targeted solicitation to specific
industries, from inquiries to the County and or Agency.

The County and Agency will ensure that all development conforms to this Plan and is
approved by the County. All potential developers may need to provide a detailed
development plan including sufficient financial information to provide the County and
Agency with confidence in the sustainability of the development and the wherewithal
of the developer to successfully finance said development. Such a review may include
a series of studies and reviews including reviews of the developer's financial
statements, third-party verification of benefit of the development to the County,
appraisal reports, etc.

Any participation between the Agency and developers and or property owners shall
be governed by a Participation/Development Agreement or similar agreement as
approved by the Agency.
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The area immediately east of ZNP is underutilized with immense potential for growth
and development. By increasing the available public amenities on the east side of
Zion, the Agency believes that it will increase visitation, tax revenues, development,
and the quality of life for County residents.
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Physical Conditions

The Project Area consists of approximately 6,518 acres of mostly undeveloped land
with limited access to utilities. The land contains steep hills and rugged terrain. The
Project Area is L-shaped running northward from the Park’s east entrance and
eastward from the east entrance along Highway 9.

Social Conditions

The Project Area is mostly composed of agriculturally zoned land. It also contains two
large resorts on Zion's east side, Zion Mountain Ranch and the Zion Ponderosa Ranch
Resort. These resorts provide many seasonal and some permanent jobs within the
County.

Economic Conditions
The two resorts within the Project Area already provide a stable source of property,
sales, restaurant, and transient room taxes to the County and other taxing entities.
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These revenues are generated, in large part, by visitors from outside of the County
and state. The resorts also provide seasonal, part-time, and full-time employment.
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The Agency's intent in creating the Project Area is to support the development of public
amenities on the east side of Zion National Park. To achieve this, the Agency intends
to partner with interested developers. One such developer, Zion Mountain
Development, Inc. seeks support in expanding and improving trails, constructing a
visitors' center (which would be owned and operated by a nonprofit or qualifying
governmental entity), and enhancing the availability and frequency of shuttles into and
out of the Park from the east side.

Subject to provisions of the Act, the Agency may agree to pay for eligible costs and
other items from taxes during the Tax Increment Collection Period which the Agency
deems to be appropriate under the circumstances. The Agency will consider each
request for support individually, paying close attention to the potential costs and
benefits.

In general, tax incentives may be offered to achieve the community reinvestment goals
and objectives of this Plan, specifically to:

= Create new and expand and improve existing public amenities;

= Enable and accelerate economic development;

= Stimulate job development;

= Support moderate income housing;

~ Make needed infrastructure improvements to roads, street lighting, water,
storm water, sewer, and parks and open space;

= Assist with property acquisition and/or land assembly; and

= Provide attractive development for high-quality commercial tenants.

The Project Area Budget will include specific participation percentages and timeframes
for each taxing entity. Furthermore, a resolution and interlocal agreement will formally
establish the participation percentage and Tax Increment Collection Period for each

taxing entity.
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The Beneficial influences upon the Tax Base of the Community

The beneficial influences upon the tax base of the County and the other taxing entities
will include increased revenues from property taxes, sales and use taxes, restaurant
taxes, transient room taxes, and job creation. The increased revenues will come from
the property values associated with new construction in the Project Area, as well as
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increased spending at new and existing commercial properties and spending by the
additional visitors and employees. The 2020 value of the Project Area and the
assumed base taxable value is $33,502,278, which provides $300,616 annually in
property tax revenues to the taxing entities. With the enhancements provided by and
through the creation of this Project Area, tax revenues will increase exponentially and
will benefit all taxing entities. The 2020 base year value for sales taxes, restaurant
taxes, and transient room taxes is $533,455. Because fewer than ten vendors exist
within the project area, detailed tax information cannot be provided in order to comply
with state laws concerning businesses’ confidential sales data.

TABLE 3: INCREASE I ANNUAL TAX REVENUES IN FINAL YEAR OF THE PROJECT AREA

F Cara N N e T ‘:\ e g
SN R R

Base Year Annual Probért;i Tax Revenue ‘ I $300,6”1.6'

‘Base Year Annual Sales, Restaurant, & TRT Revenues o $533,455
‘Total Base Year Revenues - T $834,071
Incremental Annual Property Tax Revenues -  $1,930,565
Incremental Annual Sales, Restaurant, & TRT Revenues 54,337,187
“Total Incremental Tax Revenues h $6,267,752
Difference Between Base Year Taxes and Tax Increment (Year 20) $5,433,735

Development within the Project Area will result in increased visitors, jobs, and wages,
increasing local purchases and benefiting existing businesses in the Project Area and
throughout the County. Job growth will also result in increased income taxes paid,
which will be beneficial to the school district and the State of Utah. Additionally,
business growth will generate additional corporate and income taxes, also a benefit to
the school district and State of Utah.

There will also be a beneficial impact on the community through increased construction
activity within the Project Area. Positive impacts will be felt through construction wages
paid.

The Associated Business and Economic Activity Likely to be Stimulated
Other business and economic activity likely to be stimulated includes increased
spending by additional visitors and new employees in the Project Area and in
surrounding areas. This includes both direct and indirect purchases that are stimulated
by the spending of the additional employees in the area.

Employees may make many purchases in the local area, such as convenience
shopping for personal services (haircuts, banking, dry cleaning, etc.). The employees
will not make all of their convenience or personal services purchases near their
workplace and each employee’s purchasing patterns will be different. However, it is
reasonable to assume that a significant percentage of these annual purchases will
occur within close proximity of the workplace (assuming the services are available).

Efforts to Maximize Private Investment
The Agency is in discussions with developers who are looking to develop properties
located within the Project Area. One challenge to developing on Zion's east side is the
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lack of amenities on the Park’s east side compared to those on its west side. The west
side has more access to public amenities, including shuttles, trails, and a visitors’
center, in addition to opportunities to eat, shop, sleep, and recreate. By increasing and
improving public amenities within the Project Area, the Agency is maximizing private
investment.

But For Analysis

The Project Area’s location is ripe for development with tremendous potential for
growth. The lack of public amenities, however, proves to be a hurdle for many
developers wishing to invest or increase their investment on Zion's east side,
preferring the Park's west side. But for the creation of the Project Area and public
participation’s support of a visitor center, most of the planned development will likely
not get constructed and other developments will be delayed a number of years. The
developers, who have already purchased the land requisite for their plans, will delay
or abandon their development plans and sell the land in the absence of public
participation.

Cost/Benefit Analysis

Based on the land use assumptions, current economic and market demand factors,
tax increment participation levels, public infrastructure, land assemblage, and
incentive needs, the following table outlines the benefits (revenues) and costs
(expenditures) anticipated in the Project Area. This does not factor in the benefit of
other economic multipliers such as job creation, disposable income for retail
consumption, etc. As shown below, the proposed community reinvestment will create
a net benefit to Kane County and the other taxing entities that levy a tax within the
Project Area.

TABLE 4: SO_URCES_ O‘F.TiAX IMCREMENT FUNDS
TRy PeTscniags Lot el -1;_1_r gy NEV a8 d

Kane County School District . 0% | 20Years | $: | $-1

1 | : ! 1
gf‘s?ﬁcf"””“’ Water Conservancy | gror | s0vears | 10788 | 2215763 1412018
"Kane County (Property Tax) 80% ~ 20Yeas 603283 | 12065665  _ 7,668974
Koo County (Gakes, Restaurant. | gnee | ggvears 2304045 | 47,898,907 30,422,931

_TRT taxes)
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TABLE 5: CosT/BENEFIT ANALYSIS FOR COUNTY
(OVER LiFe OF PROJECT AREA)

Veni dlrinadaiprsaeiag Tty ey
2 ivisage ok 3
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Property Tax (Pass Through) $3,016,416

__Sales Tax o 1,836,579
_ Restarantfax | 35832
Transient Room Tax i 9,779,825

TOTAL REVENUES

barre s e MRS [1%):2 apue

$14,991,143

__General Government Services 52,568,926

O
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Public Safety Services 5,310,325
Public Health Services 213,158
__Highways and Public Improvements 504,801

Community and Econ Development 367,915

TOTAL EXPENDITURES $8,965,125
L BEEVETHES SIS O U R HTE S S AR

The County’s net benefit from the Project Area is estimated to be $6,026,018 after 20
years when the project area expires. Nearly 70 percent of the County’s net benefit
goes to the rural hospital fund. The 1 percent sales tax rate that supports rural
hospitals cannot be used to participate (59-12-804 (3)), so all revenues generated from
the tax go to the County.

The Agency believes that bringing additional jobs to the County has a direct impact on
increasing the number of students enrolled in Kane County School District schools. A
statistical analysis of the relationship between the estimated number of people working
within the County and the number of students enrolled in Kane County School District
schools predicted that every additional job created within the County would produce
0.13 students’. Due to factors, such as a higher number of seasonal jobs relative to
the total jobs within the County and jobs being filled by current residents of the County,
the analysis reduced the 0.13 figure by 30 percent. The model, therefore, assumes
that every job created within the Project Area will result in an additional 0.091 students.

From the 282 jobs created within the Project Area by Zion Mountain Development, the
model assumes 26 additional students will be enrolled in Kane County School District
Schools. The following table illustrates the cost/benefit analysis for the School District.

TABLE 6: COST/BENEFIT ANALYSIS FOR SCHOOL DISTRICT
(OVER LiFE OF PROJECT AREA)

ITTE R S T B R BT
' y X 0 FEF SO

Property Tax (Pass Through) $23,917,201
WPU 2,218,585
Income & Corporate Tax 51,592
TOTAL REVENUES _ _ $26,197,379
CRA Participation §-
Cost of Additional Students 6,790,774
TOTAL EXPENDITURES - $6,790,774

Taday s hinjeaiie s yneinedns i HRE HE

Because the Water District collects revenues from impact fees and based on usage,
development within the Project Area is not believed to impose additional costs upon
the taxing entity. The following table, therefore, represents the net benefit to the Water
District and the total incremental revenues to all three taxing entities.

' The R Squared value was 0.72, which indicates a relationship between jobs and enrollment, but other factors are
also affecting enrollment. A higher R Squared value 0.95 and higher is a more reliable relationship. The P-value was
low, 0.03, which means one can reject the null hypothesis, that no relationship exists between jobs and enrollment.
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Kane County School District $23.917.201 | $26,187379
Kane County Water Conservancy District 553,941 - 553,941
» _Kane County 3,016,416 1836579 | 358322 14,991,143
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TABLE 8: MET BENEFIT

: .f:‘_';' § 3358320

$19,396,605

553,941

Kane County School District $26,187,379
Kane County Water Conservancy District 553,941
Kane County 14,732,462
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Legal Description:
Portions of Sections 31 and 32, Township 40 South, Range 9 West, Salt Lake Base and

Meridian, and Portions of Sections 3, 4, 5, 6, 8, 9, 10, 13, 14, 15, 16, 21, 22, 23, and 24,
Township 41 South, Range 9 West, Salt Lake Base and Meridian.

Beginning at the Southeast corner of Section 8, Township 41 South, Range 9 West, SLB&M,
and running thence North 89°18'43" West 2635.31 feet along the section line to the South %
corner of Section 8; thence North 00°51'52" East 2643.02 feet along the center section line to
the Center % corner of Section 8; thence North 89°13'28" West 2638.90 feet along the center
section line to the West ¥ corner of Section 8: thence North 00°46'06" East 2643.46 feet along
the section line to the section corner of Sections 8, 7, 6, and 5: thence North 89°17'39" West
20.00 feet along the section line of Section 6; thence the following 21 courses along Little
Ponderosa Ranch Subdivision: thence North 03°11'34" East 100.34 feet: thence North
03°13'41" East 100.46 feet; thence North 03°06'05" East 99.55 feet; thence North 03°19'12"
East 100.88 feet; thence North 02°59'48" East 100.96 feet: thence North 03°41'09" East 101.20
feet; thence North 03°32'25" East 101.17 feet; thence North 00°27'37" East 305.88 feet; thence
North 00°36'47" East 100.31 feet; thence North 00°56'19" East 99.91 feet; thence North
00°39'50" East 99.19 feet; thence North 00°42'28" East 99.38 feet; thence North 00°42'49" East
99.11 feet; thence North 25°59'04" East 109.41 feet: thence North 24°55'35" East 106.23 feet:
thence North 26°55'45" East 112.16 feet; thence North 00°42'21" East 100.00 feet; thence North
00°52'30" East 100.05 feet; thence North 00°49'08" East 99.26 feet: thence North 00°43'32"
East 725.86 feet; thence North 73°10'41" West 153.63 feet to a point on the east line of Section
6; thence North 00°47'11" East 40.92 feet along the section line; thence the following 61
courses along Little Ponderosa Ranch Subdivision: thence North 73°02'13" West 204.16 feet:
thence North 59°18'19" West 548.32 feet; thence South 41°16'33" West 44.01 feet; thence
South 03°32'56" West 150.56 feet; thence South 58°25'49" West 702.14 feet; thence South
36°58'32" East 619.66 feet: thence South 00°42'21" \West 461.24 feet; thence North 60°43'29"
West 42.89 feet; thence North 86°56'16" West 133.90 feet: thence South 54°53'20" West
195.67 feet; thence South 08°42'32" East 233.86 feet; thence North 89°17'39" \West 428.89 feet;
thence South 00°42'21" West 961.08 feet; thence South 89°12'03" West 810.70 feet; thence
North 41°10'43" West 53.75 feet; thence North 46°48'35" West 138.57 feet: thence North
76°54'46" West 264.48 feet; thence North 59°03'52" West 240.65 feet: thence North 78°43'26"
West 191.85 feet; thence North 25°24'23" West 277.28 feet; thence North 17°51'50" West
431.54 feet; thence North 01°17'21" West 271.55 feet: thence North 06°13'11" East 301.50 feet;
thence North 19°28'14" West 173.17 feet; thence North 31°02'33" West 99.51 feet; thence North
04°12'28" West 195.63 feet; thence North 18°57'05" West 342.12 feet: thence North 14°03'07"
West 240.48 feet; thence North 10°48'00" West 283.07 feet: thence North 05°40'50" East
218.76 feet; thence North 07°19'13" West 312.07 feet; thence North 14°29'32" West 288 40
feet; thence North 02°45'15" West 315.75 feet; thence North 16°36'20" West 574.55 feet;
thence North 01°29'08" West 201.64 feet: thence North 07°14'01" East 236.10 feet; thence
North 23°27'26" East 623.50 feet; thence North 30°47'09" East 315.77 feet: thence North
12°59'50" East 293.72 feet; thence North 00°42'57" East 185.60 feet: thence North 02°46'16"
West 353.23 feet; thence North 33°06'56" West 134.16 feet: thence North 06°24'35" West
130.00 feet; thence North 05°48'42" East 212.05 feet: thence North 02°21'51" West 204.21 feet;
thence North 23°52'12" East 156.14 feet; thence North 18°06'19" East 251.00 feet; thence North
12°59'16" East 330.86 feet; thence North 28°51'41" West 245.07 feet; thence North 47°52'13"
West 126.98 feet; thence South 56°09'31" West 1063.46 feet: thence North 33°50'30" West
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East 2644.53 feet along the 1/16 section line to the South 1/16 corner of Section 10; thence
South 00°52'33" West 1320.02 feet along the section line to the section corner of Sections 10,
11, 14, and 15; thence South 89°08'05" East 1317.58 feet along the section line to the West
1/16 corner of Section 14; thence South 00°48'31" West 1320.33 feet along the 1/16 section line
to the Northwest 1/16 corner; thence South 89°09'11" East 2639.67 feet along the 1/16 section
line; thence North 69°29'59" East 318.67 feet; thence South 85°01'20" East 308.95 feet: thence
North 56°44'18" East 491.13 feet; thence North 82°01'53" East 340.02 feet: thence South
77°43'50" East 274.15 feet; thence South 46°40'48" West 285.23 feet to the beginning of a non-
tangent curve concave to the Southwest, having a radius 68.00 feet of which the radius point
lies South 19°32'07" East; thence Southeasterly 100.93 feet along said curve through a central
angle of 85°02'43" and a chord bearing of South 67°00'45" East 91.92 feet to the beginning of a
non-tangent curve concave to the Northeast, having a radius 21.92 feet of which the radius
point lies North 65°30'38" East; thence Southeasterly 22.44 feet along said curve through a
central angle of 58°38'47" and a chord bearing of South 53°48'45" East 21.47 feet: thence
South 83°14'15" East 16.31 feet to the beginning of a non-tangent curve concave to the
Southwest, having a radius 80.00 feet of which the radius point lies South 06°45'37" West;
thence Southeasterly 105.42 feet along said curve through a central angle of 75°30'17" and a
chord bearing of South 45°29'14" East 97.96 feet; thence South 07°44'13" East 21.13 feet to the
beginning of a non-tangent curve concave to the Northeast, having a radius 14.00 feet of which
the radius point lies North 82°15'55" East; thence Southeasterly 9.29 feet along said curve
through a central angle of 38°01'04" and a chord bearing of South 26°44'37" East 9.12 feet;
thence South 45°45'02" East 21.89 feet to the beginning of a non-tangent curve concave to the
Southwest, having a radius 80.00 feet of which the radius point lies South 43°22'43" West;
thence Southeasterly 10.67 feet along said curve through a central angle of 07°38'31" and a
chord bearing of South 42°48'01" East 10.66 feet to a point on the 1/16 section line of Section
13; thence South 89°10'33" East 446.94 feet; thence North 27°11'39" East 289.76 feet; thence
North 89°58'51" East 139.16 feet; thence South 00°12'28" East 261.70 feet to a point on the
1/16 section line; thence South 89°10'33" East 1614.80 feet along the 1/16 section line to the
Center-North 1/16 corner of Section 13; thence South 00°49'14" West 1319.45 feet along the %4
section line to the Center ¥ corner of Section 13; thence South 89°10'17" East 1324.41 feet
along the Y section line to the Center-East 1/16 corner; thence South 00°50'22" West 2638.83
feet along the 1/16 section line to the East 1/16 corner; thence South 00°45'42" West 2639.07
feet along the 1/16 section line of Section 24 to the Center-East 1/16 corner; thence North
89°10'22" West 3973.86 feet along the ¥ section line to the West Y corner of Section 24
thence North 00°49'51" East 1319.45 feet along the section line to the North 1/16 corner; thence
North 89°15'15" West 1318.25 feet along the 1/16 section line to the Northeast 1/16 corner of
Section 23; thence North 00°44'56" East 1320.63 feet along the 1/16 section line to the East
1/16 corner; thence North 89°11'50" West 1320.19 feet along the section line to the North ¥
corner of Section 23; thence North 89°11'35" West 2640.27 feet along the section line to the
section corner of Sections 23, 22, 15, and 14; thence South 00°47'31" \West 1320.56 feet along
the section line to the North 1/16 corner of Section 22: thence North 89°13'20" West 5282.10
feet along the 1/16 section line of Section 22 to the North 1/16 corner: thence North 89°06'55"
West 5288.49 feet along the 1/16 section line of Section 21 to the North 1/16 corner; thence
North 00°45'26" East 1321.48 feet along the section line to the section corner of Sections 21,
20, 17, and 16; thence North 00°43'28" East 2642.51 feet along the section line to the West %
corner of Section 16; thence North 00°43'24" East 2642.50 feet along the section line to the
point of beginning.

Contains 7433.14 acres, more or less.




Less and excepting therefrom the following areas:

AREA #1
All'land within Zion Ridge Planned Unit Development Phase 1 Amended & Extended
All land within Zion Ridge Planned Unit Development Phase 2 Amended & Extended.

AREA #2,

Beginning at the Northeast corner of Section 9, Township 41 South, Range 9 West, SLB&M,
and running thence South 00°50'54" West 2641.16 feet along the section line to the East %
corner of Section 9; thence South 00°50'46" West 22 .43 feet along the section line; thence
South 87°54'27" West 944.61 feet; thence South 81°15'45" West 384.74 feet to a point on the
1/16 section line; thence South 00°52'31" West 523.08 feet along the 1/16 section line to the
Southeast corner of the Northeast ¥ of the Northwest % of the Southeast ¥ of Section 9:
thence North 89°03'14" West 123.33 feet; thence South 27°30'48" West 846.50 feet; thence
South 10°26'47" West 176.35 feet; thence South 28°27'31" West 429.33 feet; thence South
34°30'44" East 225.63 feet; thence South 63°29'11" West 364.60 feet: thence South 20°46'58"
East 202.49 feet; thence South 10°39'48" East 131.07 feet to a point on the south section line of
Section 9; thence North 89°03'47" West 171.08 feet along the section line; thence North
00°56'34" East 2970.61 feet: thence North 89°06'24" West 331.85 feet to a point on the center
section line; thence North 00°54'08" East 2309.96 feet along the center section line to the North
“a corner of Section 9; thence North 00°53'03" East 1319.84 feet along the center section line to
the Center-South 1/16 corner of Section 4; thence South 89°05'57" East 1320.47 feet along the
1/16 section line; thence North 00°50'29" East 660.10 feet; thence South 89°06'25" East
1319.97 feet to a point on the section line of Sections 4 and 3: thence South 00°47'59" West
1980.76 feet along the section line to the point of beginning.

Contains 294.88 acres, more or less.
(1-9-4-4, 1-9-4-5, 1-9-9-6, 1-9-9-7, 1-9-9-3A, 1-9-9-1)

AREA #3

Commencing at the Southeast Corner of Section 4, Township 41 South, Range 9 West,
SLB&M, thence North 0°02'49” West along the section line 2646.44 to the East 4 corner of said
Section 4; thence North 0°02'49” West 568.25 feet to the true point of beginning, and running
thence North 82°24'10" West 124.78 feet; thence North 0°08'41” East 77.21 feet to the South
line of the NE1/4SE1/4NE1/4 of said Section 4: thence South 90°00'00” East along said south
line 118.03 feet to the section line: thence South 0°02'49” East along the section line 93.50 feet
to the true point of beginning.

(1-9-4-6A)

AREA #4

Commencing at the Southwest corner of Section 15, Township 41 South, Range 9 West,
SLB&M, thence North 00°48'11" East 55.83 feet along the section to the paint of beginning, and
running thence North 00°48'11" East 2583.85 feet along the section line to the West ¥ corner of
Section 15; thence North 00°48'19" East 1319.91 feet along the section line to the North 1/16
corner; thence South 89°15'41" East 1321.71 feet along the 1/16 section line to the Northwest
1/16 corner; thence South 00°49'08" West 1320.14 feet along the 1/16 section line to the
Center-West 1/16 corner; thence South 89°15'05" East 991.86 feet along the center section line;
thence South 00°50'22" West 403.83 feet: thence South 18°56'44" East 973.69 feet; thence
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South 89°03'12" East 56.56 feet; thence South 03°38'40" East 534.39 feet; thence South
28°42'19" East 518.65 feet to a point on the northerly right-of-way line of State Highway 9;
thence South 78°44'50" West 234.47 feet along said right-of-way to the beginning of a curve to
the right having a radius of 2814.90 feet; thence Westerly 361.01 feet along said curve and
right-of-way through a central angle of 07°20'54”; thence South 86°05'43" West 2009.57 feet
along said right-of-way to the beginning of a curve to the right having a radius of 2814.99 feet:
thence Westerly 158.04 feet along said curve and right-of-way through a central angle of
03°13'00"; thence South 89°18'43" West 248.76 feet along said right-of-way to the point of
beginning.

Contains 197.27 acres, more or less.
(1-9-15-2A, 1-9-15-2B, 1-9-15-4)

AREA #5
Lots 1-9, Block "B" Fly-In "Ld" Ranch Subdivision
(1-B-1, 1-B-2, 1-B-3, 1-B-4, 1-B-5, 1-B-6, 1-B-7, 1-B-8, 1-B-9)

AREA #6

Beginning at a point South 89°59' East 1350.0 feet from the West 1/4 Corner of Section 14,
Township 41 South, Range 9 West, SLB&M, and running thence South 89°59' East 1980.0 feet:
thence South 0°01' West 1090.2 feet, more or less, to State Highway 9: thence along said
Highway right-of-way line South 77°47'55" West 2020.93 feet; thence North 1518.1 feet to the
point of beginning.

(1-9-14-1)
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EXHIBIT C: Parcel

LA |
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0-9-31-1A|1-9-9-4B  [1-A-1 |1-G-4 1-G-30 1-C-26 |273-4 |1-D-11 230-A-4  |1-9-23-24
0-9-31-1 |1-9-9-4 1-A-2 |1-G-5 1-G-31 1-C-271273-5 |1-E-1 230-A-5 |1-9-22-1
0-9-32-1 |1-9-9-4A |1-A-3 |1-G-6 1-G-32 1-C-28 |1273-6 |[1-E-2 230-A-6  |1-9-21-1
1-9-6-1  |1-9-9-5 1-A-4 |1-G-7 1-G-33 1-D-1 |273-7 |1-E-3 230-A-7 |1-9-21-1A
1-9-5-3A [1-9-8-1 1-A-5 |1-G-8 1-G-34 1-D-2 [273-8 |1-E-4 230-A-8  |1-9-21-2
1-9-5-1 [1-9-8-2 1-A-6 |1-G-9 1-G-35 1-D-3 [273-9 |1-E-5 230-A-9 |1-9-21-3
1-9-5-4  |1-9-16-1 |1-A-7 [1-G-10 1-G-36 1-D-4 |273-10|1-E-6 233-OPEN

1-9-5-2 [1-9-16-2 |1-A-8 |1-G-11 1-G-37 1-D-5 |273-11|1-E-7 233-1

197-1 1-9-16-1A |1-A-9 [1-G-12 1-G-38 1-C-29|273-12 [1-E-8 233-2

1-9-4-7  |1-9-15-2  |1-A-10(1-G-13 1-G-39 1-C-30{273-13 |1-F-1 233-3

1-9-4-6  |1-9-15-2D |1-A-11|1-G-14 1-G-40 1-C-31|273-14 |1-F-2 233-4

1-9-4-3  1-9-15-6  [1-A-12|1-G-15 1-G-41 1-C-32|273-15|1-F-3 233-5

1-8-4-2  |1-9-15-5 |1-A-13|1-G-16 1-G-42 1-C-33|273-16|1-F-4 233-6

1-9-4-6A |1-9-15-3 |1-A-14|1-G-17 1-G-43 1-C-34 |273-17 |1-F-5 233-7

1-9-3-3  [1-9-15-2D3[1-A-15|1-G-18 1-G-44 1-C-35{273-18|1-G-1 233-8

1-9-3-2A |1-9-15-2D2 |1-A-16 |1-G-19 1-0OL-1 1-C-36 273-19 |1-G-2 233-9

259-2 1-9-15-1A1 |1-A-17 |1-G-20 1-9-14-6  |1-C-37|273-20{1-G-3 233-10

258-3 1-9-15-1A |1-A-18|1-G-21 1-9-14-5 |1-C-38 |273-21|1-9-13-1 233-11

1-9-3-1  |1-9-15-1  [1-A-19|1-G-22 1-9-14-1A |1-C-39 (273-22|1-9-13-1C 233-12

1-9-10-1 |1-9-15-4A |[1-A-20|1-G-23 1-9-14-4  |1-C-40|273-23|1-9-13-1A 23313
1-9-10-2A1279-1 1-A-2111-G-24 273-0OPEN |1-C-41(273-24(1-9-13-2A 233-14

1-9-10-2 |279-2 1-A-22|1-G-25 273-ROADS |1-D-6 |273-251-9-13-14-23-24|233-15

1-9-9-3B |1-9-15-2D1|1-A-23|1-G-26 273-27 1-D-7 |273-26|230-A-0S 233-16
1-9-9-3B1|1-9-15-1C |1-A-24 |1-G-27 273-1 1-D-8 |273-28|230-A-1 233-17

1-9-9-5A |1-0L-2 1-A-25|1-G-28 273-2 1-D-9 |273-29|230-A-2 233-18

1-9-9-2  |1-OL-3 1-A-26|1-G-29 273-3 1-D-10]273-30 [230-A-3 233-19




ORDINANCENO. ©-20/9-28

AN ORDINANCE ADOFTING THE EAST ZION COMMUNITY REINVESTMEN]
PROJECT AREA PLAN. AS APPROVED BY THE KANE COUNTY
REDEVELOPMENT AGENCY, AS THE OFFICIAL COMMUNITY REINVESTMENT
PROJECT AREA PLAN FOR THE PROJECT AREA AND DIRECTING THAT
NOTICE OF THE ADOPTION BE GIVEN AS REQUIRED BY STATUTE.

WHEREAS the Bemd of the Kane County Redevelopment Agency (the “Agency™), having
prepared a Project Aren Plan (the “Plan™ for the East Zien Commmnity Reinvestnent
Project Nrea fibie “Project Area). the legal descriprion sttached berete as EXHIBIT A,
piarsuant o Uegh Code Anoctated ¢*UCA™ 5 17C-5-105. amd ha g neld the required
public heanng on the Plan on Scptember 10, 2010, pumsuand to UCA § 17C-5-104,
zdopred the Plan & e Official Consmunity Reinvestment Plan for the Profect Amz
dttiched bereto s EXHIBIT B; and

WHEREAS the Uhahy Commmunity Reinvestment Agercy Act (e “Act™) macdates thar, before
the commurny setavestirent projest arse plan spproved by an agemey under LICA § 17C-
5-104 may tfake cffvet, 2 must be adopred by ordinarce of the leginletive body of lhe
SeInIGTLY A erzated the agency i accordance with UCA § 17C-5.109; and

Alive body
& 17C-5-

WHEREAS the Act also requires that rotise is ta be given by the communit v legsl
upen iis acaption of & community rebrvestient project sred plan ender UCA
116

NOW, THEREFORE, BE IT ORDAINED BY THE KANE COUNTY COMMISSION AS
FOLLOWER;

I Hane County bercby adopts end derignafes the Project Arsa Plan, as approved by the
Ageavy Boardl es the oflicial community reinvestment pian for the Projest Arsa (the

“Cificial Plan™),

2. County staff and consultanzs are hereby authorized and divested o pubilish ar zause 10 be
published ‘he notice required by UCA § 17€-5-110, whereizpon the OfFicial Plan shall
secome effective gursiant (6 UCA § 1 7C-5-11002)

3 Pursuant o UCA § 17C-5-109, the Ageney may procesd 1o sary out the Official Plan
upon its adoption.

4. This ordinance shail ake effect upon publization.
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AMENDED PROJECT AREA BUDGET

EAST ZION
COMMUNITY REINVESTMENT AREA (CRA)

KANE COUNTY REDEVELOPMENT AGENCY
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SECTION 1: INTRODUCTION

The Kane County Redevelopment Agency (“Agency”), seeing an opportunity to support development that will
benefit the residents of Kane County (the “County”) by providing them with additional public amenities and
attracting additional visitors to the County through these amenities has carefully crafted the Amended Project
Area Plan (the "Plan”) for the East Zion Community Reinvestment Project Area (the “Project Area”, or “CRA’),
dated and approved by the Agency on May 11, 2021. The Plan supports appropriate land-uses and economic
development opportunities for the land encompassed by the Project Area which lies directly to the east of Zion
National Park (the “Park” the “National Park" or “ZNP").

The Plan is envisioned to define the method and means of development for the Project Area from its current
state to a higher and better use. The Plan contemplates supporting the development of public amenities which
may include: a visitors' center (tier one), expanded and improved trails (tier two), and enhanced public
transportation into and out of the Park from the east side (tier three).

The County has determined it is in the best interest of its residents to assist in the development of the Project
Area. This Project Area Budget document (the “Budget") is predicated upon certain elements, objectives
and conditions outlined in the Plan and is intended to be used as a financing tool to assist the Agency in
meeting Plan objectives discussed herein and more specifically referenced and identified in the Plan.

The creation of the Project Area is being undertaken as a community reinvestment project pursuant to certain
provisions of Chapters 1 and 5 of the Utah Community Reinvestment Agency Act (the “Act’, Utah Code
Annotated ("UCA") Title 17C). The requirements of the Act, including notice and hearing obligations, have
been observed at all times throughout the establishment of the Project Area.

This CRA will be the first project area ever created within the County. The Agency's incremental value will be,
therefore, based entirely on the incremental value from the East Zion CRA. Once the East Zion CRA is created
and generating increment, the incremental value generated by the CRA will make up the Agency's total
incremental value, which is estimated to be about $326.9M in increased property values at buildout.
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SECTION 2: DESCRIPTION OF LOMMUNITY REINVESTMENT PROJECT AREA

The Project Area will be created by the Agency and known as the East Zion Community Reinvestment Area
(“East Zion CRA") located immediately east of the National Park's East Entrance. The current land use in the
Project Area is made up mostly of agricultural land, with some residential and a small amount of open space
and commercially zoned land.

TABLE 2.1: MAKEUP OF PROJECT AREA

- Prop uw vl ;-_._r,“ 7 - Pereer I &+
Agnculturat - 74 5%
Residental 18 7%
Q_qmmermal 4 4%
Open Space 1.0%

Other - 1.4%
Total 6,518 100 OO%

A map of the Project Area is attached hereto in EXHIBIT A.

The current concept is to have the first $300K of tax increment go to the Agency for the Visitor's Center, which
in addition to the 20% that will flow through to Kane County should be sufficient to service debt that is
anticipated to be issued by Kane County or its Municipal Building Authority (first-tier priority). After the first
$300K of tax increment is used in the fashion described above the remaining would flow to the Agency and is
intended to be used to promote, encourage and assist in bringing about the vision of the East Zions Initiative,
which is a Grand Lodge/Hotel, workforce housing, hiking trails, and expanded shuttle services (second-tier

priority).

The primary development within the Project Area that the Agency is aware of is the Zion Mountain
Development (the “Development’). Phase 1 of the planned development contains a grand lodge with around
182 hotel units (*keys") and associated retail and recreation related amenities, including a sit-down restaurant,
a gift shop, a health and wellness center, a creamery, and an outfitter post. The estimated increase assessed
property value in the Project Area from this development is about Seventy-Seven Million Six-Hundred
Thousand ($77,606,597). The lodge is also expected to generate Five-Hundred-Twenty Million Four-Hundred
Thousand ($520,474,000) in rental fees throughout the project area's lifespan. As part of the grand hotel/lodge
development, workforce housing will need to be built to support the hospitality jobs created.

Currently it is contemplated that the Grand Lodge Hotel will be owned, operated and financed by Provident
LLC, a qualified non-profit 501¢-3 with purposes to assist local government in funding community resources
and assets that otherwise would not be able to be achieved.

So, although it may be true that the anticipated assessed value of the Grand Lodge may be estimated in the
proximity of §77M, it is not currently known whether this will be taxable or tax-exempt for purposes of property
tax assessment. The same must be said for the work force housing.

Residential units will also be built throughout the development during various phases. Some of these homes
will be used as primary residences while others will be used as short-term rentals. Below is a short description
of each subdivision and the number of units and estimated assessed value:



Zion Ridge: 40 total residential units, with approximately 36 being used as rentals. This subdivision will have
an estimated increase in assessed value of approximately Twenty-Five Million Four-Hundred Thousand
(825,476,543). The rentals are expected to generate Thirty-Nine Million Three-Hundred Thousand

(839,355,341) in rental fees throughout the project area's lifespan.

Buffalo Preserve: 15 residential units. This subdivision will have an estimated increase in assessed value of

approximately Twenty-Eight Million Four-Hundred Thousand ($28,457,698).

Peaches Subdivision: 24 residential units. This subdivision will have an estimated increase in assessed
value of approximately Nineteen Million Four-Hundred Thousand ($419,421,010).

Clear Creek Ranch/Zion Mountain Partnership: 215 residential units, with approximately 194 being used
as rentals. The subdivision will have an estimated increase in assessed value of approximately One-Hundred
Forty-One Million Two-Hundred Thousand ($141,291,684). The rentals are expected to generate One-
Hundred Fifty-Five Million Six-Hundred Thousand ($141,291,684) in rental fees throughout the project area’s

lifespan.

A second phase is also being contemplated which would include lodges, a greenhouse, a café, an additional

outfitter post, an outfitter barn, and additional retail spaces. Included in this second phase would be:

Zion Ponderosa Lodge: 30 keys with associated amenities with an estimated increase in assessed value of
Three Million Nine-Hundred Thousand ($3,978,375). The lodge is expected to generate Twenty-Eight Million
Two-Hundred Thousand ($28,223,589) in rental fees throughout the project area’s lifespan.

Baby Ridge: 50 Keys with associated retail and amenities with an estimated increase in assessed value of
Fourteen Million Four-Hundred Thousand ($14,446,094). The hotel is also expected to generate One-Hundred
Seventeen Milion Five-Hundred Thousand ($117,598,288) in rental fees throughout the project area’s

lifespan.

Spirit Mountain: 75 keys with associated retail and amenities with an estimated increase in assessed value
of Fifteen Million Seven-Hundred Thousand ($15,759,375). The hotel is also expected to generate Two-
Hundred Eight-Nine Million Two-Hundred Thousand ($289,291,789) in rental fees throughout the project

area's lifespan.

Apple Cross Junction: Approximately 2,000 square feet of retail space that is estimated to have an increase
in assessed value of Five-Hundred Thousand ($500,000). The retail space is also expected to generate Forty

Million ($40,000,000) in retail sales throughout the project area'’s lifespan.

Also being contemplated as a sales tax generation tool and less a development is a farmer's market that is
anticipated to generate Ten Million ($10,000,000) in sales. Instrumental to these phases is the additional
investment in public amenities, including a visitors’ center, expanded and added hiking trails, and improved

shuttles in and out of the Park from the east side.

3 P L, i v it e X FE 7 r::!] T ‘T--. e
Zion Mountain Development - 182 $77,606,59 $520,474 400
Zion Ridge 40 - 25,476,543 39,355,341
Buffalo Preserve 15 28,457,698 -
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Peaches Subdivision 24 - 19,421,010 -
Clear Creek Ranch/Zion Mountain Partnership 215 - - 141,291,684 155,624,298
Zion Ponderosa Lodge - 30 3,978,375 28,223,589
Baby Ridge - 50 14,446,094 117,598,288
Spirit Mountain - 79 - 15,759,375 289,291,789
Apple Cross Junction - 2,000 500,000 40,000,000
Farmer's Market - - - 10,000,000
Food and Beverage . - - 179,161,244
Other Operating - 60,518,469
Miscellaneous - 29,015,636
Total 294 337 2,000 $326,937,376 $1,469,263,053
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The purpose of the Project Area Budget is to provide the financial framework necessary to implement the
Project Area Plan’s vision and objectives. This plan of finance is an effort to outline the various construction
costs related to public and private investment and public infrastructure needs that will facilitate the
development of the Project Area. Through the investigation and survey process of the Project Area Plan, the
Agency determined that tax increment financing is essential in order to meet the objectives of the East Zion
CRA. With the assistance of tax increment, the Agency will be able to guide and support the development of
the area surrounding east of the National Park.

The following information will detail the sources and uses of tax increment and other necessary details needed
for public officials, interested parties, and the public in general to understand the mechanics of the Project
Area Budget.

Base Taxable Values (Base Year Values)

The Agency has determined that the base year property tax value (“Base Taxable Value”) for the Project Area
will be the total taxable value for the 2020 tax year which is estimated to be $33,502,278. Using the 2020 tax
rates established within the Project Area, the property taxes levied equate to $300,562 annually. Accordingly,
this amount will continue to flow through to each taxing entity proportional to the amount of their respective
tax rates being levied.

The 2020 base year value for sales taxes, restaurant taxes, and transient room taxes is $533,455. Because
fewer than ten vendors exist within the project area, detailed tax information cannot be provided in order to
comply with state laws conceming businesses’ confidential sales data.

Payment Trigger and Project Area Funds Collection Period

This Project Area Budget will have a twenty-year (20) duration from the date of the first tax increment received
by the Agency. The collection of tax increment (referred to as the “Project Area Funds Collection Period”) will
be triggered at the discretion of the Agency prior to March 1 of the tax year in which they intend to begin the
Project Area Funds Collection Period. The following year in which this tax increment will be remitted to the
Agency will be Year 1, e.g., if requested prior to March 1, 2022, Year 1 of tax increment will be 2023. The
Agency anticipates it will trigger the tax increment by March 1, 2021 but in no case will the Agency trigger the
first tax increment collection after March 1, 2023.

Projected Tax Increment Revenue - Total Generation

Development within the Project Area will commence upon favorable market conditions and the construction
of required infrastructure. The Agency anticipates that new development will begin in the Project Area in 2023.
The construction timetable can be seen in the Multi-Year Budget depicted in EXHIBIT B. The contemplated
development, which includes all phases within the Project Area will generate significant additional property
tax revenue, sales taxes, restaurant taxes, transient room tax revenue as well as the benefit of additional
public amenities.

Property tax increment will begin to be generated in the tax year (ending Dec 1¢!) following construction
completion and tax increment will actually be paid to the Agency in March or April after collection. It is projected
that property tax increment generation within the Project Area could begin as early as 2023. The budgeting
model estimates that during the 20-year life of the Project Area Budget, the Project Area will generate about
$14.2M in incremental property tax revenues, $7.3M in incremental sales tax revenues, $1.4M in incremental
restaurant tax revenue, and $39.1M in incremental transient room tax revenues. This Project Area Budget
and the Project Area Plan envision the following levels and sources of participation:
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Kane County School Dlstnct | Property Tax ] 0%
_ Kan__e County Water Conserva@g _I:_)_gstnct | Property ]fax N 80%
Kane County ) _ PropertyTex ~ 80%
KaneCounty ~~ SalesTax 80%
Kane County _ Restaurant Tax . 80%
KaneCounty ~ TransentRoomTax  80%

These levels of participation are believed to be necessary to fund the public amenities that will encourage and
support an enhanced level of private development in the area east of Zion National Park. A table illustrating
how much incremental tax revenue is contributed by each taxing entity can be found below (Table 3.2). This
amount would come from the taxing entities' participation of tax increment. The taxes from the base year
values would continue to be collected by the taxing entities.

The Project Area will sunset after the Project Area Funds Collection Period is completed (collection of tax
increment for a 20-year period), and there will be no cap amount on collection.

' Participation does not include the 1% Rural Hospital Tax rate. Use of revenues raised through this tax is restricted
(59-12-804(3)).
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Base Year Tax Revenues

The taxing entities are currently receiving - and will continue to receive - property tax revenue from the current
assessed value of the property within the Project Area and from the sales tax base, restaurant tax based, and
transient room tax base (‘Base Taxes"). The current assessed value of the Project Area is anticipated to be
used for purposes of the Budget and Interlocal Agreements as the Base Taxable Value as defined in the Plan
and Act. The 2020 assessed value and proposed base taxable value is estimated to be $33,502,278 for the
property and the 2020 base year value for sales taxes, restaurant taxes, and transient room taxes is $533,455.
Based upon the tax rates in the area, the collective taxing entities are receiving $300,616 in property tax
annually from this Project Area. This equates to approximately $16,681,555 over the twenty-year life of the
Project Area.

'z‘AaLE -.m; TOTAL 8‘-\3;.-'. 7O TAXING ENTITIES (OVER 20 YEARS)
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Kane County School Dlstrlct o . $2170,948 $1,475,194
_Kane County Water Conservancy Dlstrlct - 398, 677 270,908
_Kane County 3,442,694 2,339,367
Sales Tax, Restaurant Taxes and Trans1ent Room Taxes 10,669,236 7,249,904
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Tax Increment to be Received by RDA

All taxing entities that receive property tax generated within the Project Area, as detailed above, will share at
least a portion of that property tax increment generation with the Agency, with the exception of the school
district. This Budget contemplates that the school district will contribute 0% of its property tax increment and
the water conservancy district and county will contribute 80% of their respective tax increment for 20 years.
Table 4.2 shows the amount of Tax Increment to be received by the Agency assuming the participation levels
discussed above.

TAB_' ;'.? aCHQC_‘ OF | A( ti‘iu?

OTCe] HE - LCHOUF
- 0% | 20Years ) _
__Kgne Ccunty Water_ponservancy_p_iet{igt_ . B0%  20Years 2215 763 1,412,018
__ KaneCountyPropertyTax 8%  20Yeas 12065665 7688974
__Kane County Sales Tax - o B0% . Years 7346315, 4 6_@'_]1_2_
- Kane County f Reslauranl Tax . 80%  20Years , 1433290 290 941,102
o Kane CountLrans:ent B_c_)_ol T_ax I 80% 20Years ”39119 302 _ 24__2_@4_?_1_7
Kane County (Total, AII 4 Sources) 80% 20 Years 59,964,572 38,111,905
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Uses of Tax Increment

Most of the tax increment (87.5% or $54.4M) will be used to facilitate the construction of public amenities
which will benefit the residents of the County and make the area east of Zion more attractive for tourists and
developers. The contemplated public amenities are prioritized into but not limited to development priorities,
tiers one through three.

The first-tier public amenity development priority is a visitors' center. The visitors' center is estimated to cost
around $15-16 million. It will serve the public by providing general Park information, education, a small-scale
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retail opportunity, and gather space. Its appearance is planned to be integrated with the natural landscape of
the area.

The First $300K of tax increment will go to the Agency and will be used specifically to service the debt of the
County or Municipal Building Authority related to the Visitor's Center. The $300K plus the 20% of the
incremental tax revenues should be sufficient to service the bonds of the County/MBA, which are anticipated
to be issued in an approximate amount of $15.5-16M with a 30-year amortization at 1.00% purchased by the
State of Utah Permanent Community Impact Board (CIB).

Parties understand that the visitor center will greatly enhance the east gateway area and economic growth
will result. The benefits of this project extend beyond the two parties directly involved to include benefits to
our valued National Park stakeholders and the traveling public who will choose to patronize Kane County. The
quality growth and development arising from this CRA will build a positive reputation for the County as a whole
and Zion National Park as a key economic draw. This strategy can be accomplished with this cooperative
CRA adoption, without adoption of the Plan and Budget, the visitor center would have no path forward.

The second-tier public amenity development priority is to promote, encourage, finance and support the Grand
Lodge Hotel, Workforce Housing, Hiking Trails and Public Transportation expansion and improvements.

Currently it is contemplated that the Grand Lodge Hotel will be owned, operated and financed by Provident
LLC, a qualified non-profit 501c-3 with purposes to assist local government in funding community resources
and assets that otherwise would not be able to be achieved.

Design Workshop recently produced a Conceptual Trails Plan for East Zion Park, which outlines plans for six
additional trails in and around the Park's east side. Planned trail improvements include non-motorized trails
and trail head development: walking, bike, and equestrian trails.

The KFH Group recently produced an Analysis of Transit Alternatives for the Kane County Commission. The
analysis provides a detailed look into the development of East Zion shuttle public transit service. It includes
cost estimates to start up and operate shuttle services. According to the analysis, startup costs could range
between $300,000 and $400,000. Operations costs could range between $3.2 million to over $6.2 million
annually. The Agency would explore supporting improvements to parking (for shuttle passengers), procuring
shuttle vehicles, and improving dispatch equipment.

Other development activities the Agency may explore, which are not specific to the previously described three
tiers include additional housing development and improving infrastructure in the Project Area. This includes
improvements to water, sewer, road infrastructure. The Agency may also wish to explore supporting
sustainable agriculture infrastructure.

At least 10% of the project area’s tax increment will go towards affordable housing, as outlined in the Act
(56.2M total). The Development is estimated to create 282 jobs. Those employed will have housing needs
that cannot currently be met within the County. The Agency will, therefore, prioritize the housing funds to
support workforce housing for those employed in and around the Park. Zion Mountain Ranch has plans to
construct workforce housing for additional employees. The Agency contemplates supporting this housing
initiative.

The remaining 2.5% will be used to offset the administration costs of the Agency ($1.5M total). The table
below provides an overview of the Agency's use of tax increment.
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Utah Code
§17C-5-303(5)

" 554 5()3'  $988,098

Pro;ect Area Adm|n|stra!|on @ 2 5% -

CRA Housing Requirement @ 10% 6,218,033 | 3,952,392

Redevelopment Actviies @B7.5% 54407793 34583433

A multi-year projection of tax increment is including in EXHIBIT B.

Totai Annual Property Tax Revenue for Taxing Entities at Conclusion of Project

As described above, the collective taxing entities are currently receiving approximately $300,616 in property
taxes annually from this Project Area and the County receives $533,455 collectively from sales, restaurant,
and transient room tax revenues. If the Agency does not support the area’s need for increased and improved
public amenities, it is likely that development in the area will occur slowly over time and the majority of visitors
will continue to patronize the west side of Zion National Park.

At the end of the life of the Project Area, the taxing entities will receive 100-percent of their respective tax
increment. Table 4.4 illustrates the property taxes that will be paid at the conclusion of the Project Area.

TABLE 4.4: TOTAL BASE YEAR AND END OF PROJECT LIFE ANNUAL PROPERTY TAXES, SALES TAXES, RESTAURANT
TAXES, AND TRANSIENT ROOM TAXES

Kane County School District | $172,135 $1,679, 804 $1,851,939
Kane County Water Conservancy District | 19,934 194,528 | 214,462
Kane County : 108,547 1059277 1,167,824

Kane County (Sales Tax, Restaurant ‘r 533, 455 4,337, 137 4,870,642




ane County Scool District

__TABLE 5.1: TOTAL REVENUES

SECTION 5: COST/BENEFIT ANALYSIS

Additional Revenues

Tax Revenues

The development within the Project Area will generate additional property, sales, restaurant, transient room,
income and corporate taxes. It will also increase the student population through job creation, which will
increase revenues to the school district through weighted pupil average monies distributed by the state.

Income & 'I'oﬁl Incremental :
Revenies

$26,187,379

; Property Tax
$2,218,585

Kane County Water Conservancy |
District '

$23,917.201 | | 551592
553,041 | il N i - g

553,941

3,016,416 | 1,836,579 358,322 9779825

14,991,143

Additional Costs
The development anticipated within the Project Area will also likely result in additional general government,
public works, public safety, and other governmental costs. These costs are identified below.

TABLE 5.2; TOTAL EXPENDITURES

> » :
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GOVErRme die eglif ECOTOn LLIEIETLES
oy ¥ Safeireizin i
Kane County School District $- $- $- $- $ | $6,790,774 $6,790,774
Kane County Water
Conservancy District ) i ) ’ i
Kane Coun $2,568,926 5.310,325 213,158 367,915 - 8,965,125

The School District's net benefit from the Project Area is estimated to be $19.3M, the Water District's net
benefit is estimated to be $553,941 and the County’s net benefit is estimated to be $6M. The total net benefit

to all the taxing entities is therefore, $25.9M, as depicted in the following table.

TABLE 3.3: 20 YEAR NET BENEFIT

Kane County School District

Revenues After

Participating
$26,187,379

Minus

Additional Costs

$6,790,774

Equals

Total Net Benefit

$19,396,605

Kane County Water Conservancy District

553,941

553,941

Kane Count

Al X ERLtieS

14,732,462

y R At

8,965,125

$15,755,809

6,026,018
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EXHIBIT A: PROJECT AREA MAP

Proposed East Zion CRA Boundaries
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EXHIBIT B: MULTI-YEAR BUDGET
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