




 
 

V. LOWRY SNOW 
CURTIS M JENSEN 
LEWIS P. REECE 
J. GREGORY HARDMAN 
MATTHEW J. ENCE* 
CAMERON M. MORBY* 
JONATHAN P. WENTZ 
JEFF R. MILES 
KATHRYN LUSTY 
DEVON J. HERRMANN 
SEAN J. ROMNEY 
TREVOR EVERETT± 
J. TYLER KING* 
JOHN GODWIN§ 
 
*Licensed in Utah and Nevada 
§Licensed in Utah and Georgia 
±Licensed in Utah, Nevada, Montana, and Wyoming 

912 WEST 1600 SOUTH, SUITE B-200 
ST. GEORGE, UTAH  84770 

 
TELEPHONE (435) 628-3688 

FACSIMILE (435) 628-3275 
E-MAIL: sjlaw@snowjensen.com 
WEBSITE: www.snowjensen.com  

 
OFFICES IN ST. GEORGE, CEDAR CITY AND KANAB 

 
November 20, 2024 

Cedar City Manager 
10 N Main St. 
Cedar City, UT 84720 
(435) 586-2953 
 

Re: Letter of Intent for Approval of Trails at Shurtz Canyon Public Infrastructure 
District  

Cedar City District Advisory Committee: 

This letter sets forth certain proposed terms for the approval by Cedar City, Utah (the 
“City”) of a Public Infrastructure District (the “PID”) requested by Shurtz Canyon OZ, LLC 
(“Developer”), and in connection with the proposed Trails at Shurtz Canyon development (the 
“Development”).  A proposed governing document and related documentation will follow. 
  

This letter constitutes a letter of intent from Developer to request approval by the City of a 
new PID as follows: 

 
1. DESCRIPTION OF DISTRICT AREA.  The proposed PID shall be as follows: 

a. Size: Approximately 90.52 acres for the initial boundaries.  

b. Location: See project development plan in Exhibit A, and proposed PID 
boundaries, including legal description and proposed final local entity plat, in Exhibit B. 

c. Area context: See Exhibit A and Exhibit B. 

d. Development history: currently vacant ground, with exception of first residential 
phase which has been subdivided. 

e.  Proposed development: The Developer intends to construct the Trails at Shurtz 
Canyon development, which is intended to include 245 residential units and retail and 
commercial office space in an area to be determined. 



 

f.  Annexation Area Boundaries:  In accordance with Section 17D-4-201, the 
Developer is requesting that the City authorize the entirety of the PID boundaries be 
approved as an annexation area for annexation into or withdrawal from the PID boundaries 
without further legislative action of the City Council upon the occurrence of certain 
requirements, as will be established in the Governing Document.  

2. SUMMARY OF NEEDED INFRASTRUCTURE, SERVICES AND FACILITIES.  
The Developer envisions the proposed PID being utilized for the following development, 
infrastructure, services and facilities: 

a. Current expected development scenario: The current proposed development 
includes 245 residential units, as well as retail and office commercial space in an amount 
to be determined.    

b. Required local and regional infrastructure and facilities:  roadways, sewer, culinary 
water, secondary water, dry utilities, storm drainage, traffic control, lighting, public trail 
systems and open space. 

c. Regional and local infrastructure the proposed District is to provide: roadways, 
sewer, culinary water, secondary water, dry utilities, storm drainage, traffic control, 
lighting, public trail systems and open space. 

d. Estimated construction costs for the proposed District improvements: 
Approximately $22 million in public improvement costs, not all of which will be financed 
through the PID. 

e. Construction phasing based on development projections: approximate five (5) year 
buildout. 

f. Plan for finance depicting possible sources and uses of PID funds:  

i. Developer is requesting the City authorize the PID to impose a mill levy of 
not to exceed 0.006 per dollar of taxable value of taxable property in the PID 
(the “Mill Levy”).   

ii. The proposed PID will issue bonds repayable from revenues generated by the 
Mill Levy and/or repaid through Special Assessments.  Current projections 
are for project funds totaling $4.6 million through issuance of limited tax 
bonds, and $6 million through issuance of special assessment bonds, for total 
available project funds of $10.6 million (subject to change based on market 
conditions and updated financial plans). 

iii. The primary use of the bond proceeds will be for public infrastructure 
improvements. 

iv. The public infrastructure improvements will be built according to the 
applicable county or municipal design and safety standards and upon 
completion will be dedicated to appropriate public entities to be owned and 
maintained.  



 

3. PROPOSED TIMELINE FOR DISTRICT CREATION:  Developer anticipates 
creating the PID in December 2024. 

4. DEVELOPER’S ACKNOWLEDGEMENTS:  Developer hereby acknowledges that a 
consent must be signed prior to the hearing date for the approval of the PID by all property owners 
and registered voters, if any, within the proposed PID, which signed consent approves of the 
creation of the proposed PID and the issuance of debt in an amount sufficient for the proposed plan 
of financing.  

5. CONFLICTS OF INTEREST:  Developer is presently unaware of any conflicts of 
interest existing between Developer and any employees or officers of the City. 

6. ATTORNEY FEES:  Developer has entered, or shall soon enter into, an agreement with 
the law offices of Gilmore & Bell 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. 

Very truly yours, 

SNOW JENSEN & REECE, PC 

 

Matthew J. Ence 

Signed with authorization on behalf of Developer, 
Shurtz Canyon OZ, LLC 

 

 
 
  



 

EXHIBIT A 
Project Development Plan 

 

 
  



 

EXHIBIT B 
Proposed Initial PID Boundaries 

 
LEGAL DESCRIPTION 

 
BEGINNING N.0°04'18”W. ALONG THE SECTION LINE 752.28 FEET FROM THE 
SOUTHEAST CORNER OF SECTION 32, TOWNSHIP 36 SOUTH, RANGE 11 WEST, 
SLB&M; THENCE S.89°45'20”W. 631.90 FEET, THENCE S.0°15'20”W. 1030.05 FEET TO 
THE NORTHEASTERLY RIGHT-OF-WAY LINE OF SHURTZ CANYON ROAD, THENCE 
N.42°54'22”W. ALONG SAID RIGHT-OF-WAY LINE 1085.32 FEET TO THE EASTERLY 
RIGHT-OF-WAY LINE OF TIPPLE ROAD, THENCE ALONG SAID RIGHT-OF-WAY LINE 
THE FOLLOWING 5 COURSES: (1) N.9°26'21”E. 1676.11 FEET, (2) S.80°33'54”E. 15.00 
FEET, (3) N.9°26'21”E. 1044.08 FEET TO A POINT OF CURVE, (4) ALONG THE ARC OF 
A CURVE TO THE LEFT WITH A RADIUS OF 711.40 FEET A DISTANCE OF 499.05 
FEET (THE CHORD OF SAID CURVE BEARS N.10°39'26”W. 488.88 FEET), AND (5) 
N.30°45'14”W. 60.71 FEET TO A POINT OF CURVE, THENCE DEPARTING SAID RIGHT-
OF-WAY LINE AND ALONG THE ARC OF A CURVE TO THE RIGHT WITH A RADIUS 
OF 35.00 FEET A DISTANCE OF 54.98 FEET (THE CHORD OF SAID CURVE BEARS 
N.14°14'46”E. 49.50 FEET) TO THE SOUTHERLY RIGHT-OF-WAY LINE OF OLD 
HIGHWAY 91, THENCE N.59°14'46”E. ALONG SAID RIGHT-OF-WAY LINE 116.13 FEET 
TO A POINT OF CURVE, THENCE ALONG THE ARC OF A CURVE TO THE LEFT WITH 
A RADIUS OF 2265.00 FEET A DISTANCE OF 178.52 FEET (THE CHORD OF SAID 
CURVE BEARS N.56°59'18”E. 178.47 FEET) TO A POINT OF REVERSE CURVE, THENCE 
DEPARTING SAID RIGHT-OF-WAY AND ALONG THE ARC OF A CURVE TO THE 
RIGHT WITH A RADIUS OF 35.00 FEET A DISTANCE OF 53.77 FEET (THE CHORD OF 
SAID CURVE BEARS S.81°15'42”E. 48.63 FEET) TO THE BOUNDARY LINE OF THE 
TRAILS AT SHURTZ CANYON SUBDIVISION PHASE 1, THENCE ALONG SAID 
SUBDIVISION BOUNDARY LINE THE FOLLOWING 3 COURSES: (1) N.37°15'13”W. 
38.37 FEET TO A POINT OF CURVE, (2) ALONG THE ARC OF A NON-TANGENT 
CURVE TO THE LEFT WITH A RADIUS OF 2277.99 FEET A DISTANCE OF 50.00 FEET 
(THE CHORD OF SAID CURVE BEARS N.52°47'24”E. 50.00 FEET), AND (3) 
N.89°56'11”E. 705.68 FEET TO THE EAST LINE OF SAID SECTION 32, THENCE 
S.0°04'01”E. ALONG SAID SECTION LINE 1328.89 FEET TO THE EAST QUARTER 
CORNER OF SAID SECTION 32, THENCE S.0°04'18”E. ALONG SAID SECTION LINE 
1905.63 FEET TO THE POINT OF BEGINNING. 
 CONTAINS 90.52 ACRES OF LAND. 
  



 

PROPOSED FINAL LOCAL ENTITY PLAT 
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PETITION REQUESTING THE CREATION OF 

TRAILS AT SHURTZ CANYON PUBLIC INFRASTRUCTURE DISTRICT 
IN CEDAR CITY, UTAH 

 
November 20, 2024 
 
Cedar City 
Attn: Renon Savage, Recorder 
10 N. Main Street 
Cedar City, UT 84720 
srenon@cedarcityut.gov  
 

The undersigned (the "Petitioner") hereby requests that Cedar City, Utah (the "City") create 
a public infrastructure district (the "District") pursuant to the Special District Act, Title 17B, 
Chapter 1, Utah Code Annotated 1953 and the Public Infrastructure District Act, Title 17D, 
Chapter 4, Utah Code Annotated 1953 (collectively, the "Act"). The Petitioner requests the District 
in order to assist in the financing of public infrastructure to service and benefit the development 
project to be known as Trails at Shurtz Canyon, being the proposed area of the District and the 
Annexation Area as described herein.  
 
I. Petitioner 

 
Shurtz Canyon OZ, LLC 
2690 Mann Ln. 
Cedar City, UT 84720 
 
Trae & Kloe Jaussi 
2705 S. Mann Ln. 
Cedar City, UT 84720 

 
The Petitioner is the sponsor of this Petition, and is also the contact sponsor, and may be reached 
by phone c/o Snow Jensen & Reece, P.C., at (435) 628-3688, and by email at 
mence@snowjensen.com,  attention Matt Ence.  The Petitioner represents 100% of the surface 
property owners within the proposed District’s boundaries. 

 
II. Proposed Districts Boundaries 
 

The Petitioner requests that the initial District boundaries (the "District Boundaries") for 
the proposed District be established as depicted on Exhibit A hereto, along with the proposed 
boundary of the Annexation Area for the District.  The District will have the right to annex property 
inside the Annexation Area in order to adjust the boundaries of the District, with the consent of 
the affected property owners. 
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III. Requested Service 
 

The Petitioner requests that the District be created for the purpose of financing the 
construction of public infrastructure relating to the Development, as permitted under the Act, and 
as shall be further described in the governing document proposed for the District. 
 
IV. Board of Trustees 

 
The Petitioner proposes that the Board of Trustees for the Districts be initially composed 

of five (5) members appointed by the City Council who are the property owners, their agents, or 
officers, as follows: 
 

(a) Ryan Howard 
rhoward@s1l.com  
(Agent of property owner) 
 

(b) Don Mann 
Don.mann@mannmortgage.com  
(Agent of property owner) 
 

(c) Caleb Wilson 
Caleb.wilson@mannmortgage.com  
(Agent of property owner) 
 

(d) Nick Ripandelli 
nick@ttscutah.com  
(Agent of property owner) 
 

(e) Jason Mann 
Jason.mann@mannmortgage.com  
(Agent of property owner) 

 
V. Petitioner Representations 
 

The Petitioner hereby represents and warrants that: 
 

a) Those signing on behalf of entity owners are authorized to do so; 
b) The Petitioners are the sole owners of the real property included within the proposed 

District Boundaries; 
c) This Petition is signed by 100% of the surface property owners of real property and 100% 

of the registered voters within the District Boundaries; 
d) The Petitioner will not include any portion of the Annexation Area (if any) into the District 

without the consent of 100% of the surface property owners thereof and registered voters, 
if any, residing within such area; 

e) There are no registered voters residing within the proposed Districts Boundaries other than 
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those signing the petition; and 
f) The proposed Trustees listed above are registered voters at their primary residence and 

are either a property owner or the agent or officer of a property owner. 
 
VI. Petitioner Consent 
 

The Petitioner hereby consents to: 
 

a) The creation of a public infrastructure district within the District Boundaries described 
herein; 

b) The annexation of any portion of the Annexation Area (if any) into the District upon 
petition by the owner of such portion and any registered voters residing thereon; 

c) A waiver of the residency requirement for members of the Boards of Trustees of the District 
as permitted under Section 17D-4-202(3)(a) of the Act. 

d) A waiver of the entirety of the protest period described in Section 17B-1-213 of the Act, 
pursuant to Section 17D-4-202(3)(a) of the Act; 

e) The recording of a notice as required under Section 17B-1-215(2)(a) and 17D-1-209(1)(a) 
of the Act, which will apply to all real property within the District Boundaries; 

f) The District levying a property tax of up to $0.006 per dollar (6 mills) of taxable value of 
taxable property within the District Boundaries, specifically including the properties of the 
Petitioner; and 

g) The issuance by the District of bonds repayable through property taxes and/or special 
assessments. 

 
VII. Proposed District Name 
 

Petitioner requests that the District be called Trails at Shurtz Canyon Public Infrastructure 
District.  

 
VIII. Electronic Means; Counterparts 
 

This Petition may be circulated by electronic means and executed in several counterparts, 
including by electronic signature, all or any of which may be treated for all purposes as an original 
and shall constitute and be one and the same document. 
 

IN WITNESS WHEREOF, the Petitioner has executed and consented to this Petition as of 
the date indicated on the signature pages attached. 
 

(signature pages to follow) 
 



Dated: _jj_h_ ")I.JO 2<-/_ 

#evac.{~ 
STATE OF ~TAIi ) 

COUNTY OF C~ti- ) 

Petitioner: 

Shurtz Canyon OZ, LLC 
A Utah limited liability company 

Shurtz Management, LLC 

lts:Ma~#-

By: Nicholas Ripandelli 
Its: Member 

On Nov-(brJ?.tr 10, a{)J.,~ , personally appeared before me Nicholas Ripandelli, 
• 

whose identity-is-personally known to me ( or proven on the basis of satisfactory evidence) and 
who by me duly sworn did say that he is a Member of Shurtz Management, LLC, that he was duly 
authorized by said company to sign this Petition, and that he acknowledged to me that said 
company executed the same for the uses and purposes set forth herein. 

[ ] Notarial act performed by audio-visual communication (if checked) 

• 

REGINA MOORE 
NOTARY PUBLIC 

STATE OF NEVADA 
My CommilSlon Expires: 10-03-26 

Certificate No: 14•13117-1 
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Exhibit A 
Trails at Shurtz Canyon PID 

 
District Initial Boundary Map  
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LEGAL DESCRIPTION 
 
 
BEGINNING N.0°04'18”W. ALONG THE SECTION LINE 752.28 FEET FROM THE SOUTHEAST 
CORNER OF SECTION 32, TOWNSHIP 36 SOUTH, RANGE 11 WEST, SLB&M; THENCE 
S.89°45'20”W. 631.90 FEET, THENCE S.0°15'20”W. 1030.05 FEET TO THE NORTHEASTERLY 
RIGHT-OF-WAY LINE OF SHURTZ CANYON ROAD, THENCE N.42°54'22”W. ALONG SAID 
RIGHT-OF-WAY LINE 1085.32 FEET TO THE EASTERLY RIGHT-OF-WAY LINE OF TIPPLE 
ROAD, THENCE ALONG SAID RIGHT-OF-WAY LINE THE FOLLOWING 5 COURSES: (1) 
N.9°26'21”E. 1676.11 FEET, (2) S.80°33'54”E. 15.00 FEET, (3) N.9°26'21”E. 1044.08 FEET TO A 
POINT OF CURVE, (4) ALONG THE ARC OF A CURVE TO THE LEFT WITH A RADIUS OF 
711.40 FEET A DISTANCE OF 499.05 FEET (THE CHORD OF SAID CURVE BEARS 
N.10°39'26”W. 488.88 FEET), AND (5) N.30°45'14”W. 60.71 FEET TO A POINT OF CURVE, 
THENCE DEPARTING SAID RIGHT-OF-WAY LINE AND ALONG THE ARC OF A CURVE TO 
THE RIGHT WITH A RADIUS OF 35.00 FEET A DISTANCE OF 54.98 FEET (THE CHORD OF 
SAID CURVE BEARS N.14°14'46”E. 49.50 FEET) TO THE SOUTHERLY RIGHT-OF-WAY LINE 
OF OLD HIGHWAY 91, THENCE N.59°14'46”E. ALONG SAID RIGHT-OF-WAY LINE 116.13 
FEET TO A POINT OF CURVE, THENCE ALONG THE ARC OF A CURVE TO THE LEFT WITH A 
RADIUS OF 2265.00 FEET A DISTANCE OF 178.52 FEET (THE CHORD OF SAID CURVE BEARS 
N.56°59'18”E. 178.47 FEET) TO A POINT OF REVERSE CURVE, THENCE DEPARTING SAID 
RIGHT-OF-WAY AND ALONG THE ARC OF A CURVE TO THE RIGHT WITH A RADIUS OF 
35.00 FEET A DISTANCE OF 53.77 FEET (THE CHORD OF SAID CURVE BEARS S.81°15'42”E. 
48.63 FEET) TO THE BOUNDARY LINE OF THE TRAILS AT SHURTZ CANYON SUBDIVISION 
PHASE 1, THENCE ALONG SAID SUBDIVISION BOUNDARY LINE THE FOLLOWING 3 
COURSES: (1) N.37°15'13”W. 38.37 FEET TO A POINT OF CURVE, (2) ALONG THE ARC OF A 
NON-TANGENT CURVE TO THE LEFT WITH A RADIUS OF 2277.99 FEET A DISTANCE OF 
50.00 FEET (THE CHORD OF SAID CURVE BEARS N.52°47'24”E. 50.00 FEET), AND (3) 
N.89°56'11”E. 705.68 FEET TO THE EAST LINE OF SAID SECTION 32, THENCE S.0°04'01”E. 
ALONG SAID SECTION LINE 1328.89 FEET TO THE EAST QUARTER CORNER OF SAID 
SECTION 32, THENCE S.0°04'18”E. ALONG SAID SECTION LINE 1905.63 FEET TO THE POINT 
OF BEGINNING. 
 CONTAINS 90.52 ACRES OF LAND. 
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