January 18, 2023

Bear Lake Vistas Development — Garden City UT

HIG REF1 NC1, LLC

86 N University Avenue, Suite 300, Provo Utah, 84 601
(602) 697-7904

Re: Letter of Intent to Create Public Infrastructure Districts to Facilitate

Construction of the Proposed Bear Lake Vistas Development

To: Garden City:

Now that Garden City has outlined its PID policy and In accordance with Utah S.B.
228, the Public Infrastructure District Act, HIG REF1 NC1, LLC, (the “applicant”)
submits the following letter of intent (“LOI”) to Garden City (the “City”) for
consideration of creation of Public Infrastructure Districts (“PIDs”) to facilitate the
construction of the proposed Bear Lake Vistas development. It is the applicant’s

understanding, in accord with S.B. 228, that this letter considers the following:

e That this LOI represents an initial step in the creation of multiple PIDs, and
that a positive recommendation from city staff to this letter represents an
option for the applicant to submit governing documents that present district
formation and operation in greater detail

o That a positive recommendation to move forward with governing documents
does not represent a commitment by the city to approve the eventual

formation of the proposed PIDs



o That the city and applicant will consider this process as iterative and will

work towards a solution that meets the city’s and applicant’s needs

Overview of PID Tool and Request

It is the applicant’s understanding that the formation and use of the Public
Infrastructure District tool is in accord with the following key components of S.B.
228:

e That the city has the approving powers for PIDs, and will work with the
applicant in determining an appropriate use of funds, debt limit, and tax
implications

e That the purpose of the PID tool is to provide for public infrastructure and
increased amenities for commercial and residential developments

e That the PID tool is being considered to bridge a funding gap that otherwise
would not permit the project to move forward unless development plans are
altered

o That a proposed mill levy only affects property within the boundaries of the
proposed districts, and that all property owners must approve the formation
of districts

¢ That all proceeds from the PIDs will be used for public infrastructure

o That issuance of debt through a PID results in no financial liability to the city
PID Request

The applicant’s request is for a positive recommendation to create governing
documents for the formation of Public Infrastructure Districts for the land
highlighted in the attached map. The districts will compositely have bonding
capacity of up to $50 million with a maximum mill levy to the PIDs of eight mills
(state statute permits up to 15 mills). Following paragraphs summarize the

proposed uses and needs of funds.




District Details

This letter of intent is to be used by city staff (as determined by the City
Manager/City Administrator) to make a preliminary determination about the
appropriateness of the proposed Districts and must be submitted prior to submittal
of draft Governing Documents. The information in this letter may be utilized to
advise the mayor, city council, and other policymakers about district matters. This
letter represents the applicant’s request to be considered for PIDs for funding

public infrastructure needs.

BENEFITS OF PROPOSED PUBLIC INFRASTRUCTURE DISTRICTS

The PIDs will allow for better phasing of development by providing infrastructure
financing. Infrastructure costs have significantly increased in past years due to
notable macroeconomic conditions, thereby resulting in development costs that
question overall feasibility. Significant costs for water and sewer improvements
will be partially financed through the Public Infrastructure District(s), as will costs
for roads, sidewalks, curbs, some common area landscaping, and parks. Overall, it

is intended that the PIDs will help fund some or all the costs for the following:
e Sewer and wastewater improvements
e Water lines
e Water rights
e Streets, curbs, and sidewalks

e Parks, trails, and public common areas

The use of PIDs will also help ensure that the composite development, which will
provide a variety of commercial space, hotel, restaurants, will be financially viable.
Mixed—use developments are typically more difficult to finance and to construct
than typical single—use developments, and the PID tool helps alleviate some of

those funding constraints.



DESCRIPTION OF DISTRICTS

The proposed PIDs shall be as follows:

a. Size of total area included in the proposed development:
" Approximately 50 acres for the initial boundaries. The applicant
contemplates the potential of multiple districts so that varied mill levies

might be applied to the different use types proposed in the development.

b. Location of the PIDs: See attached Site Map

C. Proposed use of area within the PIDs: The applicant intends to
construct the Bear Lake Vistas development. This development is intended
to include upwards of 500,000 square feet of commercial development as

well as 258 residential townhome units.
SUMMARY OF NEEDED INFRASTRUCTURE, SERVICES AND FACILITIES

The applicant envisions the proposed PIDs being utilized for the following

development, infrastructure, services, and facilities:

o The applicant anticipates constructing 258 residential units, including

townhomes, clubhouse, swimming pool and spas, pickleball courts, park
~ improvements including playgrounds, walking and bike trails. The

commercial construction of approximately 500,000 square feet of
commercial space will include a multilevel indoor parking and storage
facility for boats, RV’s, side by sides, jet—skis and snowmobiles. It will
also include a Hotel with a recreation and workout facility component,
retail and restaurant buildings will be constructed on the commercial
component of this development. The applicant also plans on improving
canal run off that occurs on the commercial site, by re—channeling most
of the canal into an underground piped system to improve efficiency and

safety for the community.




e Required local and regional infrastructure including, roadways, sewer,
culinary water, secondary water, dry utilities, storm drainage, traffic

control, lighting, public trail systems and public parks

e Regional and local infrastructure for the proposed Districts is anticipated
to provide a portion of the roadways, sewer, culinary water, secondary

water, and storm drain improvements

e Estimated construction costs for the proposed, composite District
improvements are approximately $45,000,000. The Bear Lake Vistas
development is intended to be built over the course of 3 years. Potential

phasing is as outlined in the attached document. (Exhibit A)

¢ Anticipated maximum or fixed maximum mill levy required to meet debt
service of the Districts — Applicant is requesting the City authorize the
PIDs to levy up to eight mills (.008) to service the anticipated bond
payments for portions of the development. This is notably below the S.B.
208 allowed amount of 15 mills (.015). For the commercial space, the
applicant intends to utilized tax increment financing options to facilitate
bond payments, and additionally requests a PID mill levy allowance up to

five mills (.005) that may be used to further bridge funding gaps

e The Districts anticipate a maximum composite bonding capacity of $50

million for the needed infrastructure

PROPOSED TIMELINE FOR PID CREATION: Applicant anticipates creating the
Public Infrastructure Districts by March 9, 2023.

APPLICANT’S ACKNOWLEDGEMENTS:  Applicant hereby acknowledges that a
consent must be signed prior to the hearing date for the approval of the PIDs by all

property owners and registered voters, if any, within the proposed PIDs, which




signed consent approves of the creation of the proposed PIDs and the issuance of

debt in an amount sufficient for the proposed plan of financing.

CONFLICTS OF INTEREST: Applicant is presently unaware of any conflicts of

interest existing between Applicant and any employees or officers of the City.

ATTORNEY FEES: Applicant has entered, or shall soon enter into, an agreement
with the law offices of Freeman & Lovell for the payment of legal fees incurred by
the firm on the City’s behalf for the review of this letter and negotiation and

preparation of the Governing Documents.

Best regards,
HIG REF1 NC1, LLC

By: Chuck Matheny, COO

Harris Real Estate Group
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Short Term Rental Inspection Form

Owner/ressonsible party L AuA Rpusertizz. _ Dbate /6%123’*Z

Address 230 bo. Mofesive  STAL . Suite/aptd
Access '

?ﬁa’intain fire lane free of abstruction

_ ﬁo\zideaddtes&numbérs visible:from the street
Fire.Extirigu shers.

'(fié’v'e new. oF refurbished and'tagged ABC type fire extinguisher for each kitchen o kitchenette

{may be mounted behind closet oicabinet door with placard-on ,dqu;) v

:M/PerVidegﬁfree and clear access to the fire extinguisher

Fire Alarms}CO Detectors

- Smoke/Fire alarms in‘eveéry bedroom, great room, aid halls immediately adjacent to hedropms”
. i‘/dl1e CO-detector installed for each level of the home

f%"’rﬁoke detectors communicate and acfivate at the same time

Electrical, HAZMAT, and Storage

‘ .fL’abel' electrical pariel box bieakers

v

¥ No fiammabte liquids or gasses in'the utility/furnace roomr.or closet, Free:access ta furnace/utilities

, lé._"é;v_ejr platesorall ju netior boxes, outlats, switches, No exposed wiring/hazardous extension cords.

Safety , ' A o
/' R

:E" No ohvious safety hazards deteimined at the discretion of the inspecting officer

I certify:that all items on this list are in compliance with National, State, _andft?}tﬂldes and ordinances and have been:
nspected by a qualified member of the Garden City-Fire District, Pass, ¥ Fail ...

Inspected by LA & e Title Firefredzar.

Date:

Items that need to be.corrected:




1oSeury A1redoId/oumQ

opN{ouy SAPLYRA [V °

«(§) 9013 30 95® 9T IOPUN USIP[IYO SPNIOUI JOU [[EYS ¢

zeoe ‘gl ey

:91ed

SelliiD uslD

:10300dsuy
:$oInyBuSIS

3[OTYOA B POIOPISTOD ST Jojren yoeq “Aredord uo yred [[eys <019 “SSWOY J030U ‘$1E0q ‘S, Jo[rern

el K1edoig uo sjods Sunyred Jo J2quinu [BIO],

8

4

:ssoIppe siy3 e paarnbai Subyied wnwiury

¢ ISSAIPDE STY) 12 PIMOTE AouednooQ [e101

g9l eiol

652

gllc

12514

[4214

Gce

Okt

oSy

‘14 'bs
230,

A

A

A

A

A

10313333(1
ajomig

A

A

A

A

A

(S)mopuIm

A

A

A

A

A

paxmbayy
XY

§'8LX¥ylL

gL XxXggl

Syl Xxce

P Xg'8l

Gl XGL

OLX L

G'ce X02g

14 bs

01# 6#

8#

L#

9

S#

-

tH

H

I#

Wooy
Sudoss|g

Aclislg)

JIUN UO SS3IPPE Y23YD

sa1e[d J9[INO [edL10Y

Jjo Inys sex)

JJ0 NS IsJeAA

s3y81| 100PINQ

> > >|>|>]|>

S[TeIpIens)/S[IeIpURL]

23991103 0} JIII] STILY,

:suonpadsuy A3ayeg

4
WA AT
A~ img ‘

sayoly = IUM(O

Zz0z'8) Aoy uOndAdsUI Jo e

png oxe Jeag N v.2 - SSSIPPY

ISTDIDAHD NOITDAdSNI TVINAY X TLHDIN/ATAL THOHS
/%79&{» 21




Short Term Rental Inspection Form

Owner/responsible party :Yoap At é‘ ;S)iyof Mss  Date_S5-6-22
:Addréss_, ALY ?)@(L g Ruop. Suite/AptH#
Ac.c_e.s,é

_____%intain, fire tane free of obstruction
%vide address numbers visible from the street
Fire Extinguishers
665‘»(\3’5’ : Have new or refurbished and'tagged ABC'type fire extinguisher for.each kitchen ot kitchenette
__‘Gdount fire.extinguishiers in plain view and access of kitchen
{may be mo,uﬁted behind closet or-cabinet door with placard-on door)
:_'grov,i,d_e_ free.and clear access to-the fire gxtingui_sher

Fite Alarms/CO Detectors

_\{élne €0 detector installed for each level of the home

»-H__\,;/Smcke detectors:communicate and activate at the same time
Electrical, 'HAZMA;F', and Storage

H\}I/Lf.abei electrical panel box breakers

‘/Cover plates onall juiiction bokes, outlets, switches, No exposed wiring/hazardous extension cords,

,\A\Jo flaminable liquids or gasses in the utility/furnace yoom or closet, Free access to furnace/utilities
Safety
,,H%\Jg'ob\iious_.s_afety hazards determingd at the discretion of thie inspetting officer

} certify that allitems.on this list are in compliance with National, State; and Local cades and ordinances and have been
inspected by a qualified member of the Garden City Fire Distiict. pass L Eail

Inspected by: o Title:_ CHIEF .

Date:

ltems that néed to hécorrected:
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Short Term Rental Inspection Form
Owner/responsible party THV{Z‘M@ND DW%G‘N | Date 7‘ JT-22

Address 537 ASpe;J D . Sulte/Apth

v

. Maintain fire lane free of dbstruction

Access

A/ Provide address numbers visible fram the.street
Fire Extinghishers

_.~_Have new or refurbished-and tagged ABG type fire extinguisher-foreach kitchen or kitchenette

{may ba mounted behind closet or cabinet doer with-placa rd-on door)
_;li/}irovide"fi'ee.iath'd clear accessto-the fire-extinguisher
Fire 'Alérms/c,ﬂ Detectors
____;Sﬁqoke;/i?ire alarms in-every bedroom, great room,-and halls immediately ddjagent 1o bedrooms
_‘/One CO detector installed for each level of the-home
‘_;‘/;gmdkédet‘ectors communicate:and activate at the same:time

Electrical, HAZMAT, ‘and Storage

/|

. if,.v Label ¢lectrical panel box breakers

.¥_Cover plates on all junction hoxes, outlets, switches, No exposed wiring/hazardous exterision £ords

NN

Y Noflammable liquids or gasses in the utility/furace room or closet. Free access to furnace/utilities
Safety
. / No obvious safety hazards determined-atthe diseretion of the inspecting ¢fficer

1 certify that allitems:on this list are in ,c‘pm‘pl'ia_r\é_é with National, State, and Local godes and ordinances.and have been
inspected by.a qualified member of the Garden City Fire District. pass__ ¥ Fail ‘

Title:__ C-H JEIZ

inspected by:____.

ltems that need to he corrected:

Da‘te:; o
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Short Term Rental Inspection ;Ff“o?';

Owner/résaonsible party € ufeTVS 'S‘ IbNE  STULE

Address &7/ e NewBerve, DL

____Maintain fire lane free of obstruction
_'_‘*ﬁ?@vi‘de address numbkrs visible from the street
Fire E'xting_téf:shers-
o a\A/gzngwaéir refurbished and tagged ABC type fire ext‘ingui‘s‘herifor:eac’h..ki:tm_c'h'e'na
.__'_i"'_;/ﬁ(l_o'qnt,ﬁre extinguiishers in plain view:and access of kitchen
(may be mounted behind ¢loset or cabinet door with placard on door)
g/(rowde free and clear access to the fire extinguisher
Fire Alarms/CO Detectors
ﬁmo’ke/mre‘alarms.ln every bedraom, great room, and halls immediately adjﬁce_dﬁfio bedroom s

_ #One CO detector installed for.gach level.of the home

wSmoke detectors communicate and activate at the same tire

Eléctrical, HAZMAT, and Storage

¥ Label eléctrical panel box breakers

T

Title:, Cf"léf:

ltems that need to be ¢otrected:
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Short Term Rental Inspection Form

Ouner/responsible party_hyLae  MBAueHN pate__ D/ -22

Address. S5 W @:U‘T’Z‘L{@Lup LN. Suite/Apté 1:‘:41

Accass
___*{Mainta’in fire lane free of abstruction
LPl'ovide-addressnumbe_r}s visible from the stieet
Fire Extinguishers
__T_lvjiave new or refurbished and-tagged. ABC type fire extinguisher for.each kitchen of kitchenette
_é WMount fire.extingulshers in:plain view and access.of kitchen
{may be mounted behind-closet or cabinet dosr-with placard on door)
__‘;/;P-riov_i,de free and clear access to the fire extinguisher
Fire Alarms/CO Detectors:
_;V_-;/Smcke/i?ire alatinis in every beg!rbom,v;g"re_at room, and halls immediately adjacent to bedrooms.
_ﬂ{“ One €O detector installed for each level of the home
,445{71’0!@. detectors communicate and activate at-the same time
__‘éé’bel electrical panel box breakers
__\{: Cover plates.on:all junction boxes, outlets,switches. No exposed wiring/hazardous extension cords
A)Q:ﬂammablez liquids or:gasses in the utility/furnace room:.or closet. Free dccess to furnace/itilities
Safety
_\(No obvious safety haz_gards' deterfnined at the discretionof the inspecting officer

1 certify-that all items on thislist are in-compliance with National, State, and'Local codes and ordinances and have been.
inspected by:a qualified member of the Garden City Fire District, Pass_ ¥ Fail__..

Inspected by: LA Titley CHIGE

Date;

items that need to be corrected:
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Short Term Rental Inspection Form

Owner/responsible party MQCAHQ K@NNED}/ Date /0“’/ 7"ZZ~
Address_ S 70 -F1CHLMD \/ALM\! 2o  Suite/Aptt .,

Access

o

........ Maintainfire lane free of obstruction

ﬁovide address numbers visible from the:street
Fire Extinguiskers
‘ Vi:Have new orrefurbished'and tagged ABC type fire extinguisher for each kitchen .o’r:l<itcﬁene§t_e
_ V Mount fire extinguishersin plain view and access.of kitchen
{may be mounted behind closet of cabinet door with-placard on-door)
7/
V/ provide free and clear access to the fire extinguisher
Fite Alarms/CD Detectors
___Vismoke/Fire alarms in every bedroom, great room, and halls immediately-adjacent to bedrooms
L “Dne CO detector installed foreach level of the home

¥ Smoke detectors comrunicate arid activate at the same time
Efectrical, HAZMAT, and Storage
e
_}:“/__Label.electri,cal panel box breakers
¥ Cover plates:onall junction boxes, outlets, switches, No-exposed wiring/hazardous extension cords
V' No fiaminable liguids o gasses inthe utility/furhace rodr or closet. Free access to furnace/utilities
Safety
ya
v ;’/ o ohvious safety hazards determined at the diseration of the inspecting officer

I certify that all items-on this list are in compliance with National, State, an‘d‘l}qa’&codes and ordinances and have been.
inspected by a qualified member of the Garden City Fire District. Pass_ ¥ . Fail . . -

=== e CHFE

inspectedby:

Date:

Itgims that fead to be corrected:
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Short Term Rental Inspection Form
Owriet/responsible party ]2\‘1_'/&;\& Spioh) , . bate._ b-27- 27
Address Q@Z Meswberc I Sujte/AptH “ 4‘

Actess

: ,‘,L/.Maint_a'in five lane free-of obstruction

Fire Extinguishers
;‘,/___H/ave:'new or refurbished andtagged ABC type fire extinguisher for:each kitchen-or kitcheneite
ﬁqumiﬁre extinguishers in plain view and access of kitchen
{may be mounted behind closet or cabinet door with pl.a_(;ard on door)
_ﬁrovide free and Glear.access to the fire extiriguisher
Fire Alarms/CO Detectors.
_ig'mqk'e/ﬁ(e alatms.in every bedrogm, great room, and halls immediately adjacent to bedrooms
__‘6ne ¢0:detector instailed for-each levelof the home |
: _ﬁﬁoke;de’tectors communicate and activate atthe same time
Electrigal, HAZMAT, and Storage
_‘._‘43*)6.!. electrical panel box breakers
__;t{édve'r plates onall junction boxes, outlets, switches. No exposed wiring/hazardous extension cords
_‘l{Noﬂammab!e fiquids or gasses in the utility/fuindce room-ot closet, Free access to furnace/utilities
'Saféty

- \/l@ ohvious safety hazards determined at the discretion of the inspecting officer

1 certify that:all items on this listare in-compliance with National, State, -an‘d-hjci%qu,es and erdinances and have been
inspected by a qualified rember of the Garden City Fire District. Pass, Fail

nspected by: Title:_ (CH16F=

Date: . . .. ..

ttems that need to be coirected!
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Short Term Rental Inspection Form

Owner/responsible party: I"C’V* Buck I , pate_ 7~ 25~ s
address 643 Camditsy DA Suite/Apt#
Access

, ;‘@intainifire lane free of obstruction
%vide addréss numbers.visible from the street
Fire Extinguishets

Have new orrefurbished-and tagged ABCtype fire extinguisher-for each kitchen orkitchenette

Mount fire extinguishers in plam view and access-of kitchen

{rhay be mounted behind closet or cabinet door with placard:on.door)

;\

_¥ ‘provide free and clear-access to the fire-extinguisher

Fire:Alarms/CO Detectors
Gokelﬂre alarms in every’bedroom; great roon, and halls immediately adjacent to bedrooms

\

One 0 detectorinstalled foi each level of the home.

\

Smoke Jdetectors communicate and activate at the same-time

Electrical, HAZMAT,; and Storage

\

Label electrical panel box breakers

|

l

C_ov r platés on all junction boxes, outlets, switches: No exposed wiring/hazardous extension cords

/No flammable. liquids or gasses.in the utility/furhace Foor or closet. Free accessto fu rnace/utmtles

Safety.

/ ,:,NQ obvious safety hazards.determined at the discretion of the inspecting officer

1 certify that all items an thislist are'in compliance with National, State, and Loc 1 codes and ordinances and have been
inspected by a- quahﬁed member of the Garden City Fire District, Pass, ¥ Fail _

Inspected by;__ \>5< ‘/74’{’ Title: Ci4 i 8~
Date: . . ' L/

ltems that head to be corfected;




et

ORDINANCE # 23-01
AN ORDINANCE UPDATING DEFINITIONS

WHEREAS, the town of Garden City is a town duly incorporated under the general law of the State of
Utah: and

WHEREAS, the Garden City Town Council is the governing body for the Town of Garden City and must
administer the Garden City Municipal Code; and

WHEREAS, The Garden City Town Council is authorized to govern the health, safety and wellness of the
citizens and visitors of the Town of Garden City.

NOW THEREFORE, it be ordained by the Garden City Town Council and the Planning Commission that
Ordinance #11A-200 be changed as follows:

BED & BREAKFAST: A dwelling that is a residence of the owner of the business, serves one or more
meals per day, and provides overnight accommodations for short term guests that stay for less than 30
consecutive days. The establishment must be operated by the owner of the dwelling, who must live on the
property. Sleeping accommodations for guests shall be located only within the dwelling and shall be
limited to four guestrooms. No more than two adults may occupy one guestroom. There shall be no

separate kltchen or cookmg fa0111t1es for any guestroom—@ne—des&gn&teé—paﬂemg—spaee—sha}l—be—pfea&éeé

a4 6 0 ed

3 a3 t FAtSs (second sentence to be
put in parkmg table.) A bed and breakfast isa permltted use W1th1n C1, C2, C3, HM zones. A bed and
breakfast may be permitted as a conditional use in RE/AG, R1, RR, HE, and HC zones. Adjacent
property owners within 300 feet in RE/AG, R1, RR, and HE must agree in writing for a bed and breakfast
to be permitted in these zones. Bed and Breakfasts must comply with the applicable requirements for
short term rentals found in 8-600-616.

INN: An Inn is considered to be a bed and breakfast that may or may not serve meals. All bed and
breakfast requirements are applicable to an Inn.

HOTEL: A building containing individual sleeping rooms designed for or used temporarily by tourists
or transients, with associated parking on the same property.

BOARDING HOUSE: A commercial building with not more than five (5) guest rooms where, for

compensation, meals are provided for at least five (5) but not more than fifteen (15) persons. A
Boarding House is a permitted use within C1, C2, C3 and HM zones.

LODGING HOUSE: A commercial building where lodging only is provided for compensation. A
Lodging House is a permitted use within C1, C2, C3 and HM zones.

[Note: if approved, we would need to alter the approved conditional uses lists in all the
noted zones at the next meeting.]



PASSED AND ADOPTED by the Garden City Town Council, Garden City, UT this 9" day of February,
2023.

APPROVED: ATTEST:

Mike Leonhardt, Mayor Cathie Rasmussen, Town Clerk

Voting: Aye  Nay
Argyle '
Hansen

Menlove

Parry -
Leonhardt, Mayor



