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June 5, 2024 
 
Courtyards at Shurtz Canyon 
 
Roger Thomas 
Choice Lifestyles 
1115 South Main Street, Suite 100 
Cedar City, Utah 84720 
 
 
 
Re: Letter of Intent to Create a Public Infrastructure District to Facilitate Construction 

of the Courtyards at Shurtz Canyon Development 

 

Cedar City District Advisory Committee: 

In accordance with Utah Code 17D, the Public Infrastructure District Act, and the Cedar 
City PID policy, Choice Lifestyles (the “applicant”) submits the following letter of intent 
(“LOI”) to the Cedar City District Advisory Committee (the “City”) for consideration of 
creation of a Public Infrastructure District (“PID”) to facilitate the construction of the 
proposed Courtyards at Shurtz Canyon development. It is the applicant’s understanding, 
in accord with Utah Code 17D and the City’s PID policy, that this letter considers the 
following:  
 

• That this LOI represents an initial step in the creation of a PID, 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  

• 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 PID 

• 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 

 
The purpose of this letter is to summarize project details, the need for a PID, the 
proposed uses of funds, and the anticipated revenue sources.  It is assumed that 
this letter will be met with a positive recommendation to move forward with the 
creation of governing documents. 
 
 
 



 

 

 
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 Utah Code 17D and the 
Cedar City PID Policy:  
 

• 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 

• That the purpose of the PID tool is to provide for public infrastructure for 

commercial and residential developments 

• 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 

• That a proposed mill levy only affects property within the boundaries of the 

proposed district, and that all property owners must approve the formation of a 

district 

• That all proceeds from the PID will be used for public infrastructure 

• 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 a Public Infrastructure District for the land highlighted in the attached 
map.  The district will have bonding capacity sufficient to fund infrastructure needs with a 
maximum mill levy to the PID of six mills (.006).   This is in accord with the Cedar City 
PID policy regarding mill levy maximums for mixed-use properties.   
 

District Details  
 
This letter of intent is to be used by the District Advisory Committee to make a preliminary 
determination about the appropriateness of the proposed District and must be submitted 
prior to submittal of draft Governing Documents. The information in this letter may be 
utilized to advise the City Council and other policymakers about district matters. This letter 
represents the applicant’s request to be considered for a PID for funding public 
infrastructure needs.     
 
PROPOSED PROJECT 
 
The Courtyards at Shurtz Canyon development is located in a southern part of the City, 
just southeast of Interstate 15.  The planned development comprises roughly 60 acres 
and is proposed for roughly 15,000 square feet of commercial space, and approximately 



 

 

132 residential homes.  This PID request is intended to focus on a proposed 55+ “for sale” 
residential community with supporting retail offerings.  
 
BENEFITS OF PROPOSED PUBLIC INFRASTRUCTURE DISTRICT 

The PID will allow for better phasing of development by providing infrastructure financing.  
Infrastructure costs have significantly increased in past years due to notable 
macroeconomic and financing conditions, thereby resulting in development costs that 
make overall project feasibility questionable.  Significant costs for utility improvements will 
be partially financed through the Public Infrastructure District, as will costs for roads, 
sidewalks, curbs, some common area landscaping, and necessary site work. Overall, it 
is intended that the PID will help fund some or all the costs for the following: 

• Sewer and wastewater improvements 

• Water lines 

• Site work necessary to install public improvements 

• Streets, curbs, and sidewalks 

The use of a PID will help to ensure that this development will be financially viable.  The 
option for a more affordable financing option will help mitigate risks associated with 
economic cycles.   

DESCRIPTION OF DISTRICT 
 
The proposed PID shall be as follows:  

a. Size of total area included in the development: Approximately 60 acres for the 
entirety of the development 
  

b. Location of the PID: See attached Site Map 
 

c. Proposed use of area within the PID: The applicant intends to construct the 
Courtyards at Shurtz Canyon development, as previously outlined.      

SUMMARY OF PUBLIC INFRASTRUCTURE AND IMPROVEMENTS 

The applicant envisions the proposed PID to be utilized for the following development, 
infrastructure, services and facilities: 

• Required local and regional infrastructure including roadways, sewer, culinary 
water, secondary water, dry utilities, storm drainage, traffic control, lighting, and 
public trail systems (if applicable) 

• Regional and local infrastructure for the proposed District is anticipated to 
provide a portion of the roadways, sewer, culinary water, secondary water, and 
storm drain improvements   



 

 

• Estimated construction costs for the proposed District improvements are 
approximately $14 million 

• The public infrastructure improvements are intended to be owned by Cedar City 
and the respective public agencies.  It is intended that maintenance of the 
public improvements will be undertaken by these same entities 

• The development is intended to be built over the course of four years and 
includes a private community center with pickleball courts and walking trails. 

• Anticipated maximum or fixed maximum mill levy required to meet debt service 
of the District – Applicant is requesting the City authorize the PID to levy up to 
6 mills (.006) to service the anticipated bond payments for the development.  
This is in conformance with the Cedar City PID policy which permits up to 6 
mills for mixed-use development.  

• It is anticipated that the district will have sufficient capacity to raise funds 
needed to cover infrastructure bond costs based on the proposed .006 mill levy 
increase.  Bond terms are anticipated at a 30-year length, with the bonds to be 
tax exempt 

PROPOSED TIMELINE FOR PID CREATION:  Applicant anticipates creating the Public 
Infrastructure District by August 2024. 

APPLICANT’S ACKNOWLEDGEMENTS:  Applicant hereby acknowledges that a 
petition must be signed prior to a public hearing date for the approval of a 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.  

CONFLICTS OF INTEREST:  Applicant is presently unaware of any conflicts of interest 
existing between Applicant and any employees or officers of Cedar City.  There is no 
intent to overlap with any existing boundaries of other public infrastructure districts and 
the applicant fully intends to contract with the required parties for review of governing 
documents.   

 
Best regards, 
 
Choice Lifestyles 
 
 
 
By: Roger Thomas 
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