


























































































































Current FR-40 Zone At Bui'ld‘Out : Local Option : -0-

County Option . -0-
Amended FR-40 Zone AtBuildOut ~ Local Option $ 161,000
- . County Option $ 40,250
RR Zone DeveIopment At Build Out Local Option $212,750
: : County Option $ 53,188 -

The sales tax revenues generated over a fifteen year perlod for each of the scenanos are prOJected -
on the attached Cash Flow Schedules.

: Transient Room Taxes

Utah counties may impose a transient room tax of up to three percent on the rent of rooms in .
hotels, motels, inns, trailer courts, campgrounds, tourist homes, and similar accommodations for
stays of less than 30 consecutive days. The transient room tax, if imposed, is charged in addition
to sales tax and in addition to other applicable taxes adopted by a county or c1ty Cache County
has adopted a three percent transient room tax. :

It is estimated that a three percent tran51ent room tax will apply to the units referred to as
Condo/Hotel units. “Condo/Hotels” consist of fully-furnished condominium units, with lock-off
capability, operated in a traditional hotel format. The units are projected to average 2,250 square
feet and would be designed to lock-off providing 2-3 hotel rooms (500 sq. ft.) and a hotel suite
(750-1,250 sq. ft.). At build out, the average gross taxable sales revenue per room was calculated
using a 65 percent average annual occupancy and an average nightly rate of $300 per room. The
average occupancy rate and average nightly rate are consistent with industry standards. 1

The projected annual transient room taxes generated from each of the three development
scenarios are as follows: :

Current FR-40 Zone AtBuildOut - = § -0

Amended FR-40 Zone At Build Qut $ 682,272
RR Zone — Development At Build Out $ 682,272

The transient room tax revenues generated over a fifteen year period for each of the scenarios are
projected on the attached Cash Flow Schedules. -

1. 2001 State and County Economic & Travel Indicator Profiles — 2001 nghlxghts Utah Division of Travel
Development. 1999-2000 Utah Skier Survey, July 2000 4




Other County Revenues

Additional revenues that may be generated were proj ected using the Per Capita Multiplier
Method of evaluating fiscal impact. The Per Capita Multiplier Method provides an

- approximation of the revenues and costs of new development based on available, historical, local

data. It allows the development of per capita costs and revenues assigned to the residential uses
while initially factoring off a portion of these costs and revenues to nonresidential uses. The Per
Capita Multiplier technique relies on average costs and revenues per person, and the number of
people generated by various housing types to project future costs. In this case, the demographic
multiplier used was derived from the regional demographic multipliers for common

configurations of specialized housing types by total household size by housing type and size. 2

Specialized housing types include vacation homes condominiums (in various conﬁguratrons)
elderly resrdences and srngles residences. -

The projected addltronal County revenues generated from each of the three development

~ scenarios are as follows

 Curemt FR40 Zoms - . AtBuldowt . § 46062

Amended FR-40 Zone ~ AtBuild Out _ $ 48,969
RR Zone - Development oAt Build Out R 205 592
' Total revenues projected to be generated from each of the three development scenanos are as
follows: : »
‘Current FR-40 Zone - - AtBuildOut $ 240,030
Amended FR-40 Zone ‘ At Build Out $1,365,447
RR Zone — DeveIopment . - AtBuild Out , $2,444,514

| Additional real property taxes prOJected to be generated for the Cache County Sohool Drstrrct

Powder Mountain Water & Sewer and the Avon Cemetery taxing entities are as follows:

Cache County School District

Current FR-40 Zone - AtBuild Out -~ $ 838,037

Amended FR-40Zone =~ AtBuild Out $1,937,192
~ RR Zone — Development "~ At Build Out ' $5,775,088

Powder Mountain Water & Sewer

Current FR-40 Zone " . - AtBuild Out % 81,440

. Amended FR-40 Zone  : - . At Build Out $ 188,255

RR Zone - Development At Build Out | $ 561218

" 2. Bureau of the Census, 1990 U.S. Census Pubhc Use Sample Public Use Mrcrodata Series(PUMS), 1990 5%

sample.




Avon Cemetery

Current FR-40 Zone At Build Out $ 24,549

‘Amended FR-40 Zone At Build Out - $ 56,747
RR Zone — Development At Build Out $ 169,171

Projected County Expenditures

Projected County Expenditures were calculated using the Per Capita Multiplier and Proportional
Valuation Methods of impact evaluation. The Per Capita Multiplier was used to evaluate the

.cost of servicing the projected residential uses, while the Proportional Valuation Method was

used to evaluate the cost of servicing the projected nonresidential uses. The Proportional
Valuation Method compares the estimated value of the commercial uses to the total local

- nonresidential real property value in the County. The local real property values, including

residential, commercial, agricultural, vacant, etc. and total number of taxable parcels by category
were obtained from the Cache County Auditor. ' ~

Cache County does not provrde services to the existing Powder Mountain ski area. Weber
County provides law enforcement, road maintenance, fire protection and other municipal services
to the ski area. By Interlocal Agreement, Cache County remits its portion of the property and
sales taxes collected from the Powder Mountam sk1 area to Weber County Currently, the term
of the Agreement is four years. :

Presently, the Powder Mountain ski area'is accessed from Weber County with no dlrect access to
the ski area from Cache County. While, there has been discussion regarding the construction of a
road that would provide direct access to the ski area from Cache County, the alignment and -
magnitude of the improvements have not been determined. There has been no decision whether

. to build the road or not. In addition, the road, if built, in all likelihood, would not be built within

the next twenty years. Any fiscal impact attributable to the road is outside the time frame of this -
analysis, which projects cash flows over a fifteen year time perrod to bulld out.

Because Cache County does not presently provide services to the Powder Mountain ski area and
most likely will not provide services in the near future, there are not any historical service
delivery costs on which to rely and base expenditure projections. Therefore, the Per Caplta
Muiltiplier and Proportional Valuation Methods were employed.

Projected Cache County expenditures at build ent are as follows:

Current FR-40 Zone At Build Out . § 58233
Amended FR-40 Zone " At Build Out - $ 73,029
RR Zone — DeveIopment : At Build Out $ 242 788

County expenditures by general category for a fifteen year perlod for each of the scenarios are
projected on the attached Cash Flow Schedules. :




Net Fiscal Impact

) " The projected net fiscal impact (revenues minus expendltures) for each of the three scenarios at
build out are summarized below:

Current FR-40 Zone - At Build Out
_ Revenues ' A ' $ 240,030
Expenditures ' ‘ a $ 58233
' Total $ 181,797

Amended FR-40 Zone | '~ AtBuild Out
Revenues - o $1,365,447
Expenditures o $ 73,029
' ' : “Total : - $1,292,418

‘RR Zone — Development ' At Build Out
Revenues | . ‘ $2,444;5 14
Expenditures ‘ S $ 240,471

~ Total . $2,204,043
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Section 3401 — Purpose

To allow mountain resort and recreation development within Cache County on privately held
land. This zone allows for multiple mountain resort and recreation uses within a master planned
area. The regulations of the zone are designed to: 1) Provide new recreation opportunities in
Northern Utah and create destination resort options for the County; 2) Promote interesting,
creative, and indigenous mountain landscaping, design, and architecture that blends in with
natural surroundings and follows project specified design guidelines; 3) Stimulate the local
economy and increase the tax base of the County; 4) Protect the County’s environment; and 5)
Regulate and control development.

Section 3402 — General Requirements

1. Property shall be rezoned through the Cache County rezone process (known as Chapter 3-5 in
existing ordinance) prior to the Master Plan submittal.

2. Development within the RR Zone shall adhere to the standards set forth in this land use
ordinance and the Utah Condominium Ownership Act as set forth in Chapter 8, Title 57,
Utah Code Annotated, 1953 as amended.

3. Inorder to support the intended recreational uses-of the RR Zone and allow for open spaces
‘and buffer zones within proposed developments, the minimum acreage within the Zone is
2,000 acres.

4. Properties adjacent to an RR Zone property and wishing to rezone to the RR Zone must either
a) meet the RR Zone requirements independently or b) establish agreements between the
Property Owners Association and submit for amendment of the Master Plan of the adjacent
RR Zone property.

5. The primary uses shall be resort and recreation oriented, and shall include, but not be limited
to, ski and/or golf facilities and at least one residential/commercial core village.

A) A ski area as a minimum shall include not less than four double chair lifts

B) A golf facilities shall be as minimum a certified Regulation 18 hole golf course with not
be less than par 70 as per the USGA.

6. Culinary Water, Sewer, Power, Telecommunications, and other utility services shall be
provided by central systems serving the entire Master Plan development area (e.g., service
districts, private companies, public utilities, etc.).

7. Construction, development, maintenance, and snow removal on interior roads shall be the
responsibility of the developer and, as appropriate will become the responsibility of the
Property Owners Association, as defined in the Development Agreement.
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8. The County shall require such an arrangement of structures and open space within the RR
Zone as necessary to assure that the purpose of this zone is achieved:

A) In no case shall total coverage of hard surface development, buildings, and structures be
greater than 15% of the total project area.

B) Perimeter fencing of homesites and development parcels will not be permitted.
C) The County may require perimeter fencing of the property boundary, as necessary.

D) Commercial areas should provide the density, building mass, scale, and visual feeling of a
pedestrian mountain resort community.

E) A buffer zone of open space, setbacks, or yards between the RR Zone and adjacent land,
with non-compatible uses, shall be required in accordance with applicable state or local
laws.

F) Subdivision boundaries within the RR Zone shall conform to County lines.

G) Unit clustering is encouraged, especially in commercial or “village” areas.





