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Summit-Eden @ Powder Mountain 
 

EXECUTIVE SUMMARY 
 

Earlier this year, the Summit Mountain Holding Group, LLC (SMHG) acquired “Powder 

Mountain”, and has proposed an exciting expansion vision for the resort which entails, among 

other things, building a world-class center for conferencing and thought-leadership that will 

bring the most prominent global thinkers in technology, education, innovation, and socially-

focused ventures to this area. 

Their planning includes engagement and benefit for local farms, businesses, and individuals, as 

well as working with existing enterprise to create agri-tourism opportunities, farm-to-table 

supply chains and other projects which help protect the exceptional quality of life in our 

communities. Their community-first approach to development is a primary reason why Weber 

County is supportive of the project. 

We are confident the annual Summit Series conference, which now calls Powder Mountain 

home, will foster the creation of multiple start-ups, investment in local philanthropic initiatives 

and cultivate millions in new capital activity in Weber County. We anticipate Summit-Eden will 

produce sustainable jobs in hospitality, recreation, and other sectors due to second and third 

order effects of Summit undertakings.  

Summit Outside, the first annual series event held at Powder Mountain in July of this year was 

notably successful. The 4-day event was home to some 800 people from around the world, 

created 1,000 event related jobs, generated in excess of $90,000 for local non-profits and had 

an estimated economic impact on the local economy of $2M. Summits ability to effectively 

promote and market globally is also a primary reason why Weber County is supportive of the 

project.  

The development vision also anticipates 500 ski-accessible home sites connected to a Village 

core that includes; hotels, lodges, condominiums, retail, educational components and micro-

conferencing. As well, an extensive trail system is planned to incorporate year-round access for 

hiking, biking, snow-shoe and Nordic skiing. Planned development could see roughly 290,000 

square feet of commercial development and 2.7M square feet of residential. SMHG has 

demonstrated a unique level of appreciation and consideration for the environment on the 

mountain and the impacts of development on the surrounding community – another primary 

component of why Weber is supportive of the project. 
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The development of course will mature through multiple phases. Accordingly, Phase One has 

been approved by the Ogden Valley Planning Commission and Weber County, and is moving 

forward expeditiously. Critical to the first phases of the project, is the implementation of new 

roads and the expansion of water and sewer infrastructure.  

To that end, Weber County recently finalized a bond financing structure wherein roughly $15M 

will be invested in new public roads, water and sewer infrastructure. Property owners within a 

specifically defined geographic area, currently SMHG, will be solely responsible for repayment 

of the debt. The County, along with SMHG was careful to build-in multiple layers of reserve and 

protection to alleviate placing debt on the backs of our community. 

In order to achieve the developments full vision, additional investment in infrastructure will be 

required. Creating a Community Development Project Area (CDA) program will be a necessary 

instrument in facilitating the projects potential and garnering a definable positive net-benefit to 

Weber County. 

Benefits to the County and the region include: 

 Planned investment of $1B over a 20 year period. 

 $73.2M Incremental property tax to participating entities – 20 year. 

 Annual construction jobs of some 700 to 800. 

 Construction expenditures of $1.1B. 

 Supply Chain effects of $31M. 

 Direct Employment of 1,000 jobs related to resort and lodging operations. 

SMHG has developed a unique and sustainable vision for Powder Mountain, clearly possess the 

ability to promote and market the development, and have demonstrated a sincere, long-term 

consideration for the upper Ogden Valley and the region. Prior development plans for Powder 

Mountain have fallen far short of the expectations of the community and have never come 

close to fruition. But for this development opportunity, the tax base within the Project Area is 

likely to remain relatively low. The planned development is a tremendous enhancement of the 

status quo tax base and helps to diversify and stabilize the tax base county-wide. 
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September 13, 2013 
 

PROJECT AREA MAP  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

PROJECT AREA BOUNDARY DESCRIPTION 
 
The Summit-Eden @ Powder Mountain Community Development Project Area (the “Project Area”) is enclosed 
within the boundaries as described in Appendix A. 
 
 

  

Summit-Eden @ Powder Mountain 
CDA Boundary Map 

Approximately 6,277 Acres 

Hidden Lake 
Lodge 

Powder Mtn. 
Road (SR-158) 
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PROJECT AREA PROPERTY OWNERS 
 
The developer of the Summit-Eden @ Powder Mountain Community Development Project Area: 
 

Summit Mountain Holding Group, LLC 
3632 N. Wolf Creek Drive 
Eden, Utah 84310 

 

 Currently, Summit Mountain Holding Group, LLC is the sole owner of all property within the Project Area. 
 
A description of the experience and financial condition of the Summit Mountain Holding Group, LLC is attached as 
Appendix B. 
 

 

GENERAL STATEMENT ON THE DEVELOPMENT AND PROJECT AREA 
 
Land Uses 
Permitted land uses in the Project Area will be those uses permitted by the officially adopted land use 
ordinances of Weber County subject to limitations imposed by the controls and guidelines of this Community 
Development Project Area Plan (the “Plan”).   
 
The Memorandum of Understanding, dated March 26, 2013 between Weber County and Summit Mountain 
Holding Group, LLC generally describes the purpose and objectives of the development of Powder Mountain, 
and more specifically, the financing of certain public infrastructure namely; roads, water and sewer 
improvements under a Special Assessment structure to facilitate the initial phases of the development. 
Accordingly, the creation of a Community Development Project Area will be critical for the development to 
achieve its overall objectives in seeing full build-out come to fruition.  

 
All anticipated new uses will comply with the purposes and objectives of the established zoning and thus the 
permitted uses established in the Weber County land use ordinance and General Plan. Current land uses 
within the Project Area include; agricultural grazing, ski resort and related amenity and other typical outdoor 
recreational uses. 
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Layout of Development and Principal Access Roads and Streets 
 Access into the area is currently provided by a steep, single road to the south and west of the Project Area 
(SR-158).  This state road will connect to and be enhanced by the improvement of a Weber County road into 
the core development of the property. The overall Master Plan for the area also dictates a requirement for a 
secondary access to Powder Mountain at specific levels of development. The expected layout of the 
development and principal roads in the Project Area are shown on the map in Appendix E1 and E2.  It is 
expected that development in the Project Area will result in related road, street and other necessary 
infrastructure improvements. 
 
Population Densities 
Currently, no residential dwelling use exists within the Project Area. It is anticipated that significant 
recreational, secondary-residential and related companion development will take place in the Project Area. 
 
Building Intensities 
At present there are limited structures in the Project Area.  It is expected that building intensities and property 
values in the Project Area will increase significantly with the anticipated addition of 290,000 square feet of 
commercial and approximately 2,700,000 square feet of residential space. 
 

STANDARDS TO GUIDE THE COMMUNITY DEVELOPMENT 
 
Community Development Objectives 
The Project Area will seek to facilitate the 
implementation of necessary 
infrastructure components such as; 
power, water & sewer, roads, fiber-
optics, and natural gas to aid the 
development in achieving its overall 
vision and ultimately providing a positive 
net-benefit to the community and the 
region, as well as encourage and support 
secondary and third order effect 
development within the project area to 
ensure long-term sustainability of the 
project. 
 
Summit-Eden Design Objectives 
With modern mountain design and 
natural preservation as core values, the 
Summit-Eden development will consist of 500 ski-accessible home sites connected to a Village core that 
includes; walking, biking and an extensive trail system. Subject to the development objectives and other 
provisions of this Plan, owners and developers will be allowed controlled-flexibility in the development of land 
located within the Project Area and will be expected to utilize high quality design and development standards.  
Each development proposal will be considered subject to: (1) appropriate elements of the County’s General 
Plan; (2) the land use code of the County; (3) other applicable building codes and ordinances of the County; (4) 
a review and approval by the Agency to ensure that the development is consistent with this Plan. 
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The particular elements of the design should be such that the overall development of the Project Area will: 
 

 Provide an attractive and sustainable recreational environment. 

 Provide attractive landscaping to complement the new buildings and the natural environment. 

 Provide surface and structured parking areas appropriately designed and landscaped. 

 Comply with the provisions of this Plan. 
 
 

General Techniques to Achieve Project Area Plan Objectives 
 
Possible activities contemplated in carrying out the Plan in the Project Area may include the acquisition, 
clearance, construction, or rehabilitation of properties in the Project Area. 

 
1. Acquisition and Clearance:  Parcels of real property located in the Project Area may be acquired by 

purchase at fair market value. 
2. Infrastructure Construction:  New infrastructure construction may be initiated in order to 

encourage additional private sector building and investment. 
3. New Construction:  New construction may be initiated in order to encourage additional private 

sector building and investment. 
4. Rehabilitation:  Properties may be sufficiently rehabilitated to ensure a reasonable remaining 

economic life. 
5. Implementation of Projects:  The Weber County Planning Commission and/or the County 

Commission shall approve the design of all development within the Project Area to ensure that 
such development within the Project Area is consistent with this Plan and as required by County 
Ordinance.  County staff shall notify the Agency of all requests for (1) zoning changes; (2) design 
approval; (3) site plan approval; and (4) building permits with the Project Area.  Projects within the 
Project Area shall be implemented as approved by the Planning Commission and/or the County 
Commission. 
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STATUTORY PURPOSES OF TITLE 17C – LIMITED PURPOSE LOCAL GOVERNMENT ENTITIES 
COMMUNITY DEVELOPMENT AND RENEWAL AGENCIES 
 
Title 17C of the Utah Code Annotated 1953, as amended, contains no explicit statement of purpose, although 
it contains the following definition of "community development": 
 

"Community development" means development activities within a community, including the 
encouragement, promotion, or provision of development. [17C-1-102 (16)] 

 
By enabling localities to establish community development and renewal agencies and project areas, Title 17C 
grants localities one of their chief tools for fostering quality community development.  The proposed Summit-
Eden @ Powder Mountain Community Development Project Area furthers the attainment of the purposes of 
Title 17C in the following ways: 
 

 Enhances employment and income opportunities for community residents 

 Increases and diversifies the tax base, thus increasing the resources available for performing 
governmental services while minimizing tax rates 

 Provides a wide range of recreational housing opportunities 
 
Enhance Employment Opportunities 
One of the expectations of County residents is access to a wide range of employment opportunities within 
their own community.  With over one billion dollars of recreational, retail and office facilities planned, the 
Project Area will present new employment opportunities within Weber County. 
 
Improved Tax Base 
Cities, school districts, counties, and other governmental units are expected to provide services to their 
residents and visitors, but they are constrained in what they can do by the limitations of revenues.  Tax 
revenues, the product of a tax rate and the base on which a tax is levied, are key sources of local government 
revenue.  Tax revenues grow by either increasing the tax base or increasing the tax rate.  Taxpayers uniformly 
prefer to see the base increase and thereby keep the tax rate as low as possible. 
 
But for this development opportunity, the tax base within the Project Area is likely to remain relatively low. The 
2012 total taxable value of the property within the Project Area is approximately $950,000. Accordingly, should 
the planned development achieve its full potential, investment levels are anticipated to reach $1,000,000,000 
($1 Billion). The planned development is a tremendous enhancement of the status quo tax base and helps to 
diversify and stabilize the tax base county-wide. 
 
Recreational Housing Opportunities  
Increased supply and variety of recreational housing opportunities is a crucial component of a strong 
community.  New residents help to make the community an active place and to solidify the demand for goods 
and services. 
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CONSISTENCY AND CONFORMITY TO THE OGDEN VALLEY GENERAL PLAN 
 
The proposed development is consistent 
with and will conform to the following 
goals and objectives of the Ogden Valley 
General Plan: 
 
Adopted Goals of the Ogden Valley 
General Plan: 

 Protect Air Quality and Water 
Resources 

 Protect Open Space and Sensitive 
Lands 

 Preserve Wildlife and Wildlife 
Habitat 

 Promote a sense of Pride in the 
Valley’s History and Heritage 

 Require that development be 
compatible with the Valley’s Rural 
Character and natural setting 

 Require that development and community services conform with the Valley’s natural resource 
capabilities. 

 Provide adequate Emergency and Medical Services. 

 Promote Agricultural Land. 

 Recognize and respect private property rights. 

 Facilitate the smooth flow of traffic in and out of the Valley. 

 Enhance quality recreational opportunities. 
 

Objectives of the Ogden Valley General Plan: 

 Identify recreational assets, facilities and activities in the Valley and determine which facilities might be 
expanded to meet increased recreation demand and plan for such expansion 

 Identify areas suitable for community parks, campgrounds or trails systems 

 Determine the amount and degree of recreational development necessary to support high quality 
recreation experiences in the Valley 

 Promote public/private cooperation in recreation planning 

 Coordinate with Federal and State agencies in recreation planning 

 Promote safe and responsible recreation conduct in the Valley 

 Ensure that recreational activities do not harm the natural resources within the Valley 
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PROJECTS THAT ARE THE OBJECT OF THE PROPOSED COMMUNITY DEVELOPMENT  
 
The Weber County Redevelopment Agency believes on the basis of input received from the developer that a 
number of secondary and third-order development projects may be undertaken by private owners/entities to 
accomplish the purposes of this Plan.  Areas of focus beyond residential and recreational components will be 
the development of boutique lodging, educational and research facilities, innovation centers, and cultural 
centers promoting the arts. 
 

WAYS IN WHICH PRIVATE DEVELOPERS WILL BE SELECTED AND IDENTIFICATION OF 
DEVELOPERS THAT ARE CURRENTLY INVOLVED IN THE DEVELOPMENT  
 
The Agency does not own or control any property in the Project Area and does not expect to engage in any 
independent selection process to 
recruit private developers for this 
Project Area.  
 
The Agency desires owners of real 
property in the Project Area to 
undertake development of their 
property and contemplates that 
owners will take advantage of the 
opportunity to develop their 
property.  In the event that owners 
do not wish to participate in 
development or redevelopment in 
compliance with the Plan, the 
Agency reserves the right pursuant 
to the provisions of the Act to 
acquire parcels, to encourage 
other owners to acquire other 
property within the Project Area, or 
to select non-owner developers by private negotiation, public advertisement, bidding or solicitation of written 
proposals, and by so doing encourage or accomplish the desired development of the Project Area. 
 
Pursuant to provisions of Section 17C-4-103 of the Act, the Agency has been contacted by Summit Mountain 
Holding Group, LLC, the current property owner and the anticipated developer of the Project Area.  Summit 
Mountain Holding Group, LLC intends to construct significant commercial, retail, event, lodging, educational, 
recreational and residential space within the Project Area. 
 

1.   Qualified Owners:  The Agency shall first permit Summit Mountain Holding Group, LLC, and any 
other qualified owners within the Project Area to participate as developers in the development of 
the Project Area. 
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2.   Other Parties:  Regarding all or any portion of the Project Area, if owners in the Project Area do not 
propose development projects, or do not possess the necessary skill, experience and financial 
resources, or are not willing or able to appropriately develop all or part of the Project Area, the 
Agency may identify other qualified persons who may be interested in developing all or part of the 
Project Area.  Potential developers may be identified by one or more of the following processes: (1) 
public solicitation, (2) requests for proposals (RFP), (3) requests for bids (RFB), (4) private 
negotiation, or (5) some other method of identification approved by the Agency. 

 

REASONS FOR SELECTION OF 
THE PROJECT AREA 

 
The Project Area was selected by 
the Agency as that area within the 
County having an immediate 
opportunity to significantly 
strengthen the County’s economic 
base by providing an opportunity for 
high quality recreational 
development conscious of the 
natural environment.  The Project 
Area contains a portion of the 
County that is desirable for 
development because of: (1) a 
general recognition by the property 
owners that the Project Area needs 

assistance if the area is to be properly 
developed with a recreation orientation; (2) a recognition by property owners that this portion of the County 
needs investment of private capital to construct new buildings and/or provide infrastructure improvements; 
and (3) the opportunity to commence a public / private partnership to improve this area of the County. 
 
Specific boundaries of the Project Area were arrived at by the Agency after a review of the area by members 
of the Agency staff.  Planned treatment of this area is intended to stimulate development to the degree 
necessary for sound long-range economic growth in the Project Area and to encourage appropriate and 
sustainable development of real property in the surrounding areas. 
 

EXISTING PHYSICAL, SOCIAL, AND ECONOMIC CONDITIONS 
 
Physical Conditions 
The Project Area consists of approximately 6,277.92 acres, excluding public streets.  Currently structures on 
the property are limited to ski lift facilities and day lodges.  Numerous small creeks run from the property to 
the north east, south east and south.  The towns of Huntsville, Liberty and Eden sit at the valley base of the 
property.    
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Social Conditions 
Because the Project Area is mostly vacant, there are no unusual social conditions present.  Improving the 
physical conditions will enhance the social interactions in the area.   
 
Economic Conditions 
In 2012, the assessed taxable value of the property within the Project Area was roughly $950,000, a value that pales 
when compared to what it could be if, and when, fully developed.   
 
Generally, real estate market conditions in the Ogden Valley have recovered somewhat robustly since the down-fall 
experienced in 2008. Year-Over sales transactions have increased by 15% to 135 total real estate transactions, the 
median sale price of residential properties has increased to $267,000, a 16% percent gain, with the total dollar value of 
such transactions totaling nearly $43.6M – a 38% increase.  
 
The property within the Project Area is currently under County Jurisdiction and subject to the Ogden Valley General 
Plan. Current zoning for the Project Area consists of the following: 

 FR – 3; Forest Residential0 

 CVR-1; Commercial Valley Resort Recreation 

 FV-3; Forest Valley Zone 

 F-40; Forest Zone 
 
Of note, in order for the development to progress as envisioned, the developer will be required to obtain re-zone to that 
of, Destination Recreation Resort:  A planned development which may consist of a combination of nightly or weekly 
lodging facilities and/or rental units and/or owner-occupied dwelling units, and may include such support facilities as 
restaurants, gift shops, and personal service facilities (e.g., beauty shop, barber shop, boutique, massage salon); all 
development of which is designed around a recreational theme and shall offer a variety of outdoor and/or indoor 
recreation facilities and activities on-site which are designed to attract visiting, as well as, local vacationers as a site 
destination because of the recreational attractions, both on and off-site, as well as offering an attractive, vacation type 
atmosphere. Efforts are underway by the developer to submit such request in the first quarter of 2014. 
   
Currently, most of the property is held in agricultural reserves in anticipation of residential and/or recreational 
development.  
 

See Appendix C for an Economic Benefit Analysis of the Project Area. 
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PROPOSED TAX INCENTIVES TO PRIVATE ENTITIES 
 
Subject to the establishment of the Project Area, the following generally describes tax or other incentives 
which the Agency intends to offer within the Project Area to developers in consideration for constructing and 
operating the proposed development.  
 
To the fullest extent permitted by the Act, the Agency may negotiate with taxing entities to obtain their 
voluntary agreement to provide funding, in the form of sales tax proceeds, and/or property tax revenues 
resulting from an increase in valuation of property within the Project Area, to be paid to the Agency for 
community development purposes rather than to the taxing entity to which the tax revenues would otherwise 
have been paid.  These funds may be used for land acquisition, desirable Project Area improvements and 
other items as approved by the Agency.  Payment to the developer shall be made through an agreement 
between the Agency and the County or the Agency and the developer.  Subject to the provisions of the Act, 
the Agency may agree to pay for eligible costs and other items from taxes for any period of time the Agency 
may deem to be appropriate under the circumstances. 
 
The primary purposes for the Agency offering an incentive are to:  
 

1. Facilitate the implementation of infrastructure necessary for the project to attain full development 
potential and return a positive and sustainable net-benefit to the community and region.  

2. To encourage and support secondary and third order effect development within the Project Area to 
ensure long-term viability of the project. 
  

 

ANTICIPATED PUBLIC BENEFIT (See Appendix C-Benefit/Increment Analysis) 
 
Beneficial Influences upon Community Tax Base 
The beneficial influence on the community tax base will happen through a significant increase of the property 
tax base of the Project Area.  As the proposed development occurs, more customers will be drawn to the 
greater geographic area and will stimulate greater investment.  Existing businesses in the area may be inclined 
to reinvest in their properties to take advantage of the greater customer base.  All of these improvements will 
positively contribute to the community’s tax base.   
 
It is expected that the County will gain substantial incremental tax benefits.  Significant new commercial 
developments that could occur in the Project Area have the potential to increase taxable values by $1.02 
billion.  Based on these projections, the resulting “pass-through” tax revenue could average in excess of  $3.6 
million per year to all the participating taxing entities based on the proposed participation structure. 
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Associated Business and Economic Activity  
An additional 734 new construction jobs may be added annually over each of the next 18 years.  Some of these 
employees will look for opportunities to live, shop and recreate close to their place of work.  Associated 
economic activities could take many 
forms.  Among them are: 
 

1. Businesses remodeled 
2. Businesses expanded 
3. New businesses recruited  

 
Activities could be segmented 
into those which occur within the 
Project Area, and those in 
surrounding areas (the “ripple-
effect”).  All associated activities 
will impact the taxing entities 
current and future tax base. 
 
Economic Costs 
The cost of municipal service delivery varies widely from community to community and depends on the level 
of services desired and offered by each community, the size of the community, economies of scale, etc.   In 
contrast, revenues are calculated using set formulas for each revenue source.  Therefore, expenditures are 
much more subjective and difficult to estimate.  Expenditures are generally projected using a variety of 
approaches including cost of service studies, comparative analysis with other communities and interviews with 
municipal staff.  It is anticipated that there are no other extraordinary costs of providing municipal services 
associated with the type of developments proposed in the Project Area.  In fact, the extra level of lighting and 
activity at the renovated commercial centers acts as a crime deterrent and therefore, does not require a 
disproportionate level of services.   
 
Net Benefits 
The net benefits from the Project 
Area are substantial.  This report 
assumes that the benefits ignore 
the present revenue situation and 
only include the incremental costs 
and revenues the new renovation 
and nearby developments generate.  
The increased demand on public 
service delivery is expected to be 
more than covered by the additional 
revenues it generates.  
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APPENDIX A 
 

PROJECT AREA BOUNDARY DESCRIPTION 
 

Consisting of approximately 6,277 acres of land with limited improvements located in the North-East region of 

Weber County, an area more commonly known as the Powder Mountain Ski Resort: 

 

Weber County Parcel Identification Numbers (Tax Year 2013): 

 

220010002, 220010004, 220010011, 220060005, 220060007, 220060020, 230120027, 230120028, 230120032, 

230120033, 230120034, 230120035, 230120118, 230440010, 230440011, 220010003, 230120051, 230440008, 

220010006, 220010008, 230120052, 230120054, 230120068, 230440013, 220060018, 230120029, 230120030 

and 230120069.  

 

All property within the Project Area is currently owned by Summit Mountain Holding Group, LLC 
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APPENDIX B 
 

EXPERIENCE AND FINANCIAL CONDITION OF THE SUMMIT MOUNTAIN HOLDING GROUP 
 

THE DEVELOPER  

Summit Mountain Holding Group, LLC The Developer, Summit Mountain Holding Group, LLC, is a Utah limited 
liability company organized for the purposes of developing the property within the Project Area.  Summit 
Revolution LLC, a Delaware limited liability company is the sole owner of the Developer, and is a partnership 
between the principals of Summit Series LLC and Revolution Capital, LLC.  Set forth below are biographical 
sketches relating to the principals of the Developer.   

The Developer has been able to bring considerable investment into Summit Mountain Holding Group, L.L.C. 
through the implementation and execution of a Founding Member program.  That program has enabled the 
Developer to secure investment proceeds and commitments in excess of $38,000,000 to date.  The Developer 
anticipates that the total amount of proceeds from the program will reach $45,000,000.  Those investment 
proceeds have come from individuals who have a desire to be part of the Summit Eden community, which is 
being overseen by the same principals that manage the Summit Series, a conference series with similarities to 
the Aspen Institute, the World Economic Forum and TED.  The Founding Member program entitles investors to 
ownership interest in the Powder Mountain operating resort, and, at Founding Member’s election, the ability 
to allocate a portion of their investment into a home-site credit for use in Phase I or later.   

PRINCIPALS: 
 

Summit Mountain Holding Group, LLC employs the principals of Summit Series who have made Eden, Utah the 
permanent home for the Summit Series business operations.  Additionally, the Developer and Summit Series 
have agreed that Powder Mountain will be the permanent home of two major Summit Series events per year, 
bringing substantial notoriety to the project.  Marketing has been and will continue to be exclusively 
experiential, inviting existing and prospective members of the Summit Series community to visit the 
Development for multiple days to discover the Summit Eden community.  These experiential marketing visits 
to the Development are paid events, although at a Developer subsidy that has and will continue to decline 
over time.  The Summit community is over 6,000 people and continues to grow rapidly through referrals 
managed by seven full time curators on the Summit Series staff.  As a consequence, the Developer does not 
anticipate needing to use traditional advertising, such as print ads in magazines or newspapers.  However, a 
global network of referring brokers is being put in place that will target prospective future buyers to the 
Summit Eden real estate brokerage, which will coordinate these leads with the curating team. 

Greg Mauro, Principal and Manager.  Greg Mauro is an entrepreneur, venture-investor and Chairman of 
Powder Mountain.  Mr. Mauro has been on the founding team of six ventures where he has led over $500 
million in financing efforts, leading to two successful acquisitions and an initial public offering.  Mr. Mauro is 
the founding partner of Revolution Capital and Learn Capital, where he manages over $120 million in venture 
investments.  Mr. Mauro is also a founder and principal of Revolution Community Ventures, which has 
successfully financed the development of educational campuses in California and New Jersey, and is a partner 
in two distressed real estate funds.  Mr. Mauro has maintained a residence in Eden since 2008 and conceived 
of Summit Eden and the Powder Mountain acquisition. 
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Elliott Bisnow, Principal and Manager.  Elliott Bisnow is Founder and Chief Executive Officer of Summit Series 
and has overseen its annual gatherings.  Mr. Bisnow also oversees Summit’s Action Fund, including Warby 
Parker, and virtual car service Uber.  Mr. Bisnow serves as a founding board member of the United Nations 
Foundation’s Global Entrepreneurs Council.  Mr. Bisnow is also the Co-Founder of Bisnow Media Corporation, 
which is the largest publisher of commercial real estate news in America and one of the largest business 
conference producers in America.  Mr. Bisnow grew up in Washington, D.C. and now resides in Eden, Utah. 

Russ Watts, Principal and Director of Development.  Russ Watts is the founder of the real estate development 
firm Watts Enterprises, which has developed and built over 30 premium communities in the Salt Lake area and 
western U.S.  In Eden, Mr. Watts has developed over 175 homes, including high-end custom homes, and the 
Fairways and Trappers Ridge communities within the Wolf Creek master plan at the foothills of Powder 
Mountain.  Mr. Watts has wide experience in commercial, retail and private residential construction, with a 
10-year average annual construction volume in excess of $30 million throughout the Salt Lake area, including 
Eden, Midway and Heber City.   

M. Thomas Jolley, Principal, Executive Vice President and General Counsel.  Mr. Jolley has a unique blend of 
expertise in strategic real estate projects, project management, managing business operations and managing 
corporate legal affairs in highly diverse set of business properties. Prior to joining Summit, Mr. Jolley was the 
Chief Operating Officer and General Counsel at the Sundance Group, a business entity wholly owned by 
Robert Redford.  The Sundance Group oversees and manages Mr. Redford’s personal, business and legal 
affairs, including his business affairs in the Sundance Resort, Sundance Catalog, Sundance Channel, Sundance 
Cinemas as well as his involvement in the not-for-profit Sundance Institute and Sundance Film Festival. Prior 
to joining the Sundance Group, Mr. Jolley practiced law at the national law firm of Ballard Spahr LLP in the Salt 
Lake City office where he was a member of the firm’s Real Estate Development Group, Resort and Hotel Group 
and Real Estate Finance Group.  Mr. Jolley is licensed to practice law in Idaho and Utah.  Mr. Jolley is a 
member of the American Bar Association, Association of Corporate Counsel, Utah State Bar Association, Idaho 
Bar Association and the Urban Land Institute. 

Ryan Begelman, Principal.  Ryan Begelman began his career working in acquisitions for The Carlyle Group’s 
U.S. real estate opportunity funds, participating in over $6 billion of real estate transactions including one of 
the nation’s largest single asset acquisitions in 2008.  Mr. Begelman has extensive real estate private equity 
experience, including development, structuring, financing and fundraising. 

 
BUSINESS ADDRESS:       REGISTERED ADDRESS for LLC: 
 
Summit Mountain Holding Group     Charles R. Brown 
3632 N. Wolf Creek Drive      201 South Main Street #1300 
Eden, Utah 84310       Salt Lake City, Utah 84111 
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APPENDIX C 
 

BENEFIT/INCREMENT ANALYSIS 
 

(Attached As Separate Document)  
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APPENDIX D 
 

CDA Plan Requirements 
 

CDA Plan Requirements. The draft CDA Plan must include the following: 

(a) A description of the boundaries of the project area; 

(b) A general statement of the land uses, layout of principal streets, population densities, and 
building intensities of the project area and how they will be affected by the community 
development; 

(c) The standards that will guide the community development; 

(d)  A description of how the purposes of the Act will be attained by the community  
 development; 

(e) A description of how the community development will conform to the community’s 
 general plan; 

(f) A description of any specific project or projects that are the object of the proposed  
 community development; 

(g) A description of how private developers, if any, will be selected to undertake the  
 community development and an identification of each private developer currently involved in 

the community development process; 

(h) A statement of the reasons for the selection of the project area; 

(i) A description of the physical, social and economic conditions existing in the project area; 

(j) A description of any tax incentives offered to private entities for facilities located in the 
 project area; 

(k) An analysis or description of the anticipated public benefit to be derived from the  
 community development, including: 

(i) The beneficial influences upon the tax base of the community; and 

(ii) The associated business and economic activity likely to be stimulated; 

(l) Any other information that the Agency determines to be necessary or advisable. § 17C- 
 4-103. 
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APPENDIX E1 
 

General Layout of Development and Roads 
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APPENDIX E2 

General Layout of Development and Roads 
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 BENEFIT ANALYSIS OF THE PROPOSED SUMMIT-EDEN @ POWDER MOUNTAIN 

COMMUNITY DEVELOPMENT PROJECT AREA 
(APPENDIX C of the DRAFT Project Area Plan) 

 
 
The following information is presented to meet the requirements of Utah Code Title 17C, Chapter 4, 
Section 103 regarding the proposed Summit-Eden @ Powder Mountain Community Development 
Project Area (the “Project Area”), a Recreational Development at Powder Mountain in the Ogden Valley 
portion of unincorporated Weber County. 
 
17C-4-103. Community development project area plan requirements. 
(11) . . . an analysis or description of the anticipated public benefit to be derived from the community 
development, including:  
(a) the beneficial influences upon the tax base of the community; and  
(b) the associated business and economic activity likely to be stimulated; and 
(12) . . . other information that the agency determines to be necessary or advisable.  
 
This evaluation is intended to provide a framework within which the Redevelopment Agency's board of 
directors and staff can make critical decisions.  They must determine whether it is good public policy and 
in the interest of Weber County for the Agency to invest property tax increment, in the public and 
private infrastructure required by the Project Area. 
 
The information included in this evaluation of the Project Area, is based in part on information provided 
by Douglas Larsen, Economic Development Director of Weber County and Summit Mountain Holding 
Group, LLC – The Developer. 
 
This document is prepared in good faith as a best guess estimate of the economic impact of this project.  
Prevailing economic or other conditions may influence the actual economic impact either favorably or 
unfavorably.  But for these unknown and unpredictable events, the information contained herein is 
considered an accurate accounting of the reasonable expectations of the project. 
 
The Weber County Redevelopment Agency is interested in securing tax increment investment for 
proposed facilities to be constructed in the Northeast region of Weber County.  
 
 
Contact: Douglas S. Larsen 
 Director - Weber Economic Development Partnership 
 2380 Washington Blvd - Suite 360 
 Ogden, UT 84401 
 801-399-8414 
 dslarsen@co.weber.ut.us  

 
  

https://ui.constantcontact.com/rnavmap/evaluate.rnav?activepage=subscriber.browse&action=detail&seq=8041&source=searchResults
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Site: SUMMIT-EDEN @ POWDER MOUNTAIN COMMUNITY DEVELOPMENT PROJECT AREA   
 

2012 Real Estate Assessment Data 

SIDWELL # SIZE(Acre) 
TOTAL 

VALUE2012 
Taxable Value 

2012 
Tax 

District  2012 TAX RATE  2012 TAX 

220010002 927.40   1,276,020   13,437  28 0.015575  $209 

220010004 273.24   392,670    4,099  28 0.015575  $64 

220010011 14.07   211,050    211  28 0.015575  $3 

220060005 877.00   877,000   13,894  28 0.015575  $216 

220060007 80.00   80,000    480  28 0.015575  $7 

220060020 40.00   40,000   40,000  28 0.015575  $623 

230120027 51.80   51,800    1,088  28 0.015575  $17 

230120028 160.00   160,000    3,360  28 0.015575  $52 

230120032 640.00   640,000    8,824  28 0.015575  $137 

230120033 320.00   320,000    4,800  28 0.015575  $75 

230120034 400.00   400,000    8,400  28 0.015575  $131 

230120035 720.00   720,000    9,774  28 0.015575  $152 

230120118 507.00   507,000   10,647  28 0.015575  $166 

230440010 277.35   277,350    4,160  28 0.015575  $65 

230440011 145.70   295,725    2,186  28 0.015575  $34 

220010003 40.00   120,000    600  58 0.013313  $8 

230120051  4.24    4,240    64  58 0.013313  $1 

230440008 55.85   55,850    838  58 0.013313  $11 

220010006 35.80   70,200   70,200  90 0.013378  $939 

220010008 41.06   938,606   473,172  90 0.013378  $6,330 

230120052 91.81   91,810    1,377  90 0.013378  $18 

230120054 82.47   618,786    1,417  90 0.013378  $19 

230120068 50.20   81,004    429  90 0.013378  $6 

230440013  3.34   10,020    50  90 0.013378  $1 

220060018 80.00   80,000    480  227 0.013860  $7 

230120029 135.95   135,950    2,039  227 0.013860  $28 

230120030 143.64   550,920    2,155  227 0.013860  $30 

230120069 80.00   80,000    1,200  227 0.013860  $17 

 Totals: 6,277.92 $9,086,001 $679,381 
 

0.013763 $9,350 

 
Size: 6,277.92 acres (approx.) 
 
Address: Approximately 6100 North Powder Ridge Road 
 Weber County, Utah 
 
Owners: Summit Mountain Holdings, LLC 
 
Current Use: Vacant Recreational 
 
Proposed Use: Resort Development 
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Current Zoning: FR – 3; Forest Residential 
 CVR-1; Commercial Valley Resort Recreation 
 FV-3; Forest Valley Zone 
 F-40; Forest Zone 
 Weber County Jurisdiction 
 Ogden Valley General Plan 
 
Current Assessed Value - 2012 

 Total Real Estate Taxable Value  $679,381 

 Personal Property Assessed Value  $195,681 

 Total Base Year Taxable Value: $875,062  
 
Tax Districts: #28, #58, #90 & #227 
 

All Taxing Entities within The Project Area 
Property Tax 
Assessment 

% of Total Property Tax 

Tax Districts 28, 58, 90 & 227 - 2012 Tax Rates 
  Weber County (combined rate) 0.003966 28.8% 

Weber County School District 0.007071 51.3% 

Weber Basin Water Conservancy District 0.000215 1.6% 

Weber County Mosquito Abatement District 0.000148 1.1% 

Powder Mountain Water and Sewer Improvement District 0.000465 3.4% 

Weber Fire District 0.001481 10.7% 

Weber Area Dispatch 911 & Emergency Services District 0.000316 2.3% 

Weber Fire District -  Bond (est. 1/1/06 0.000116 0.8% 

 
2012 Real Estate Property Taxes:  $9,350 
2012 Personal Property Taxes:  $2,625 
 
Proposed maximum time period of CDA:             20 years 
 
Government Approvals: The Summit-Eden @ Powder Mountain Community 

Development Project Area is within the unincorporated 
boundaries of Weber County. 

 
 A Master Development Agreement for Powder Mountain has 

been approved by the Ogden Valley Planning Commission 
and was approved by the Weber County Commission in 
November of 2012. 

 
 The Summit-Eden @ Powder Mountain Phase I Development 

was approved by the Ogden Valley Planning Commission and 
the Weber County Commission in the Spring of 2013. 
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Proposed Project Area: 
 
Consisting of approximately 6,277 acres of land with limited improvements located in the North-East 
region of Weber County, an area more commonly known as the Powder Mountain Ski Resort: 

Summit-Eden @ Powder Mountain 
CDA Boundary Map 

Approximately 6,277 Acres 
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Proposed Development  
 
For purposes of analysis the project has been divided into the following Phases: 
 
The proposed Project Area development includes approximately 1,000 single and multi-family dwelling units, and 290,000 sq. ft. of commercial space.  
 

Proposed Development 20 Year Total 
  

Total Phase 1 
  

Total Phase 2 
  

Total Phase 3 
  

Total Phase 4 
  

  

Land Sales Per Year  $412,020,000  $77,661,000 $177,240,000 $157,119,000 $0 

            

Proposed Resort/Residential Development $991,973,920  214,373,920  $351,264,360  $358,835,640  $67,500,000  

Real Estate $991,973,920  214,373,920  $171,608,600  $176,406,000  $67,500,000  

Buildings - Boutique Hotel, Retreat, and Co-Working Units $388,800,000    67,500,000  118,800,000  135,000,000    67,500,000  

Condominiums (Units) $14,357,520      2,300,920    12,056,600  -  -  

Village/Zero Lot Line $25,052,000      4,134,000    14,147,000      6,771,000  -  

Village/Zero Lot Line Build-Out $71,729,000    10,489,000    26,605,000    34,635,000  -  

Cabin/Nest Units $5,212,000      1,606,000      3,606,000  -  -  

Retail/Live/Work Units $7,521,000      1,810,000      5,711,000  -  -  

Retail/Live/Work Units Build-Out $39,900,400      3,358,000    25,003,760    11,538,640  -  

Home/Village Units $42,830,000      9,350,000    14,120,000    19,360,000  -  

Home/Village Units Build-Out $111,347,000    23,260,000    38,704,000    49,383,000  -  

Estate Lots $86,462,000    54,060,000    13,294,000    19,108,000  -  

Estate Lots Build-Out $146,326,000    29,250,000    50,714,000    66,362,000  -  

Ranch Compound $20,725,000      3,000,000    12,925,000      4,800,000  -  

Ranch Compound Build-Out $31,712,000      4,256,000    15,578,000    11,878,000  -  

            

Personal Property $46,669,600      7,992,080  $16,422,640  $16,003,360  $7,500,000  

Buildings - Boutique Hotel, Retreat, and Co-Working Units $43,200,000      7,500,000    13,200,000    15,000,000      7,500,000  

Condominiums (Units)          200,080      1,048,400  -    

Retail/Live/Work Units Build-Out $3,469,600         292,000      2,174,240      1,003,360  -  
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Proposed Infrastructure: $101,929,345 $21,529,345 $31,700,000 $26,600,000 $22,100,000 

Electric Power $10,300,000      2,100,000      8,200,000  -  -  

Roads & Bridges $38,406,144      3,506,144      7,400,000    12,000,000    15,500,000  

Fiber Optics $7,200,000      3,500,000      3,700,000  -  -  

Natural Gas $8,800,000      8,800,000  -  -  -  

Culinary Water $19,095,905      1,295,905      7,600,000      8,400,000      1,800,000  

Sanitary Sewer $16,377,296         577,296      4,800,000      6,200,000      4,800,000  

Geothermal $1,750,000      1,750,000  -  -  -  

Other $0  -  -  -  -  

Proposed Development Enhancements $103,000,000  $33,500,000  $35,500,000  $26,000,000  $8,000,000  

Personal Property $52,000,000  $9,000,000  $18,000,000  $20,000,000  $5,000,000  

Ski Lifts $40,000,000      5,000,000    10,000,000    20,000,000      5,000,000  

Electric Bus & Shuttle System (e.g., Utah State WAVE) $12,000,000      4,000,000      8,000,000  -  -  

Real Estate $51,000,000  $24,500,000  $17,500,000  $6,000,000  $3,000,000  

Structured Parking $17,000,000      6,000,000    11,000,000  -  -  

Retreat Facilities $10,000,000    10,000,000  -  -  -  

Special Event Facilities  $9,000,000      5,500,000      3,500,000  -  -  

Restaurants and Lodges $15,000,000      3,000,000      3,000,000      6,000,000      3,000,000  

Potential Secondary or By-Product Development $76,800,000  $31,500,000  $38,300,000  $5,000,000  $2,000,000  

Continuing Education Center (e.g. General Assembly, Dev 
Boot Camp) $6,000,000      6,000,000  -  -  -  

Science Center (e.g. Teton Science School) $9,000,000  -      9,000,000  -  -  

Observatory (including children's programs) $4,800,000  -      4,800,000  -  -  

Supplemental Graduate Program Facility (e.g. Singularity 
University, 2u) $6,000,000      6,000,000  -  -  -  

Supplemental  Undergraduate Program Facility (e.g. 
Minerva University) $12,000,000    12,000,000  -  -  -  

High Tech Diagnostic Health & Wellness Center 
(e.g.ParacelsusKlinik Institute) $10,500,000      2,500,000      8,000,000  -  -  

Peak Performance Center (e.g. IMG Academy) $8,500,000  -      8,500,000  -  -  

Farm-to-Table/Culinary Program Facility (e.g. Blue Hill 
Farm) $2,000,000  -  -  -      2,000,000  

Policy, Diplomacy & Innovation Retreat Center (e.g. UNICEF 
Innovation Lab) $5,000,000  -  -      5,000,000  -  

Co-Working Space (e.g. WeWork) $13,000,000      5,000,000      8,000,000  -  -  
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Proposed Other Internal and External Projects   $8,100,000 $4,260,000  $2,300,000  $840,000  $700,000  

Ogden Valley Master Plan  $200,000         200,000  -  -  -  

Trail Network $6,000,000      4,000,000      2,000,000  -  -  

School Impact Mitigation $1,900,000  60,000         300,000         840,000         700,000  

      

Estimated Total Project Real Estate Taxable Value $972,354,984         

Proposed Resort/Residential Development @ 85% $848,127,782         

Proposed Development Enhancements @75% $77,763,970         

Potential Secondary or By-Product Development @60% $46,463,232         

            

Estimated Total Project Personal Property Depreciated 
Taxable Value           

            

Estimated Total Project Personal Property Taxable Value @ 
50% $55,294,799          

      Estimated Total Project Taxable Value $1,027,649,783         

 
Source: Greg Mauro, Russ Watts representing Summit Mountain Holding Group, LLC, The Project Area Proposed Multi-Year Budget, Bonneville Research 2013. 
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The Proposed SUMMIT-EDEN @ POWDER MOUNTAIN COMMUNITY DEVELOPMENT PROJECT AREA 
 
Given its geographic location, obstacles to the development include unusually high costs of onsite 
improvements including roads, bridges, culinary water, sewer, power, and other infrastructure. 
 
The proposed incentive for the Project Area is approximately $98 million, which, if approved, will be 
generated using tax increment financing for a maximum period of 20 years.  
 
The incentive is structured to return 0-25 percent to the taxing entities, and between 0-75 percent of 
the new tax increment to the project. 
 
State law establishes Community Development Areas for the purpose of growing the local tax base.  
 
The amount of tax increment pass-through that will flow to the respective taxing entities if the proposed 
development is built out as planned, is almost 400 times the current annual property tax collections.  
 
The 2012 assessed taxable value of all property in the Project Area: 
 

 $9,086,001 taxable value 

 $9,350 in annual property taxes assessed on behalf of all entities within the Project Area 

 $2,625 in annual personal property taxes assessed on behalf of all the entities in the Project 
Area 

 
After construction of the entire project, anticipated to be completed in 2031, the estimated total taxable 
value of the development will be:  
 

 $1,027,649,783 
 
BENEFIT ANALYSIS: 

The following are the requirements of a benefit analysis as established by Utah Code 17C-4-103 to be 
included in a community development project area plan:  
 
(11) include an analysis or description of the anticipated public benefit to be derived from the community 
development, including: 
 
(a) the beneficial influences upon the tax base of the community; and 
(b) the associated business and economic activity likely to be stimulated;  
(12) and other information that the agency determines to be necessary or advisable. 
 
(a) the beneficial influences upon the tax base of the community;  
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Incremental New Taxes Resulting from Proposed Development: 
 
The public investment of tax increment is expected to yield the following private investment and the 
resultant tax increment. 
 

The following are all taxing districts currently in the proposed Project Area. 
 

Tax Districts 28, 58, 90 & 227 - 2012 Tax Rates 

Weber County General Fund 0.002322 

Weber County Bond Fund 0.000185 

Weber County Library 0.000696 

Weber/Morgan Health District 0.000130 

Paramedic Fund 0.000234 

Assess & Collect State 0.000168 

Assess & Collect County 0.000231 

Weber County (combined rate) 0.003966 

Weber County School District 0.007071 

Weber Basin Water Conservancy District 0.000215 

Weber County Mosquito Abatement District 0.000148 

Powder Mountain Water and Sewer Improvement District 0.000465 

Weber Fire District 0.001481 

Weber Area Dispatch 911 & Emergency Services District 0.000316 

Weber Fire District -  Bond (est. 1/1/06) 0.000116 

Total Property Tax 0.013778 
Source: Proposed Multi-Year Budget, Bonneville Research 2013. 

 

The following are the taxing districts proposed to participate in the Project Area. 
 

Proposed Community Development Area Taxing Entities 2012 Entity Tax Rates 

Weber County (combined rate)  0.003966 

Weber School District 0.007071 

Powder Mountain W&S 0.000465 

Total Proposed Project Area Base Rate 0.011502 
Source: Proposed Multi-Year Budget, Bonneville Research 2013. 

 
Current Community Development Area property taxes assessed and Base Year Taxable Value. 
 

Current Assessed Property Tax and Base Year Taxable Value 

Current Property Tax (all taxing entities) $9,350 

Weber County (combined rate) $2,694 

Weber School District $4,804 

Powder Mountain Water & Sewer District $316 

Current Property Taxes (of entities proposed to participate) $7,814 

(2012 Base Year Taxable Value - County Assessed) $875,062 
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Proposed Pass-Through of Incremental New Taxes Resulting from Proposed Development: 
 

Source: Rate Totals 

  
  

 Projected (new) Taxable Value  
 

$ 1,027,649,783 

  
  

Weber County - Total New Tax 0.003899   

Admin Fee: 2.00% 1,175,796  

Weber County - Total Net New Tax 
 

57,614,009  

School District - Total  New Tax 0.007071 106,617,777  

PMWS District - Total New Tax 0.000465 7,011,351  

Total New Tax: 
 

$171,243,137  

  
  

Tax Increment: Year 1 through 10 
 

  

Pass Thru to Entities 25% $12,386,153  

Available To Agency for TIF 75% 37,158,460  

  
  

Tax Increment: Year 11 through 20 
 

  

Pass Thru to Entities 50% $60,849,261  

Available To Agency for TIF 50% 60,849,261  

  
  

Total Pass-Through 
 

$73,235,415  

 
 (b) the associated business and economic activity likely to be stimulated; and other information that 
the agency determines to be necessary or advisable;  
 
This public investment of tax increment is expected to stimulate the following associated business and 
economic activity: 
 
A description of the number of jobs or employment anticipated to be generated or preserved as a 
result of the proposed development; 
 
Short Term Construction Employment 

It is estimated that the equivalent annual total of 734 construction workers will be on site during the 18 
year construction period. The estimated total payroll during the construction period is $448 million.   
 
The number of construction jobs is calculated based on construction labor costs, which are assumed to 
be about 40 percent of total construction costs (the remaining 60 percent is spent for materials and 
overhead).  The current average construction wage for the project is estimated to be $33,919.   
 
It is reasonable to expect that construction workers will spend a typical portion of their wages in Weber 
County for food, clothing, recreation and transportation from which sales tax revenue would be 
generated. 
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A significant portion of construction materials used during the construction of the Project Area facilities 
will likely be purchased from suppliers in Weber County.  Estimated expenditures for materials used 
during the construction period are estimated to be $672 million, from which sales tax revenue would also 
be generated. 
 

Construction Components 
Potential Construction Employment 

Generated by Proposed Development 
 

Estimated construction expenditures $1,119,773,920  

Construction Period - years 18 

Estimated total construction expenditures - 
Materials $671,864,352  

Estimated total construction expenditures - 
Wages $447,909,568  

Estimated annual construction wage - Weber 
Co 

$33,919  

Estimated monthly construction wage - Weber 
Co 2013 

$2,827  

Estimated hourly construction wage - Weber 
Co 2013 

$16  

Estimated total construction jobs      13,205  

Estimated average annual construction jobs   734  
Source: Utah Workforce Services, 2012, Calculations Bonneville Research 2013 

 
Direct Employment 
It is estimated that the completed project will create direct employment of 1,010, most of which would 
be anticipated to be full-time regular non-seasonal positions. 
 

Direct Employment Components Est Sq. Ft per 
Employee 

Employment from 
Proposed 

Development 
 
Commercial Hotels/Commercial Space 250 190,000 

Retail & Restaurant Sq. Ft 400 100,000 

Total estimated direct employment     1,010  

Source: Utah Workforce Services, 2012, Calculations Bonneville Research 2013 

 
Direct Purchase of Supplies and Services 
It is anticipated that the Project Area residential and office tenants will directly purchase local goods and 
services related to their operations from local or regional suppliers.  These purchases will likely increase 
employment opportunities in the related businesses of maintenance and repair, packaging supplies, 
office and printing services, warehousing, transportation and delivery services.   
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Population Base Components   
Anticipated Population 

from Proposed 
Development 

Number of Residential Units 
 

1,000 

Estimated household size 1.96   

Estimated residential population   1,960 

Estimated median household income (Eden) $72,545    

Source: ESRI BusServices, 2012, Calculations Bonneville Research 2013 

 

Supply and Service Components 
Estimated retail 

goods expenditure 
per household 

Estimated annual 
retail goods 

expenditures 

  Total Retail Purchases $15,675  $15,675,000  

  Food at Home $3,535  $3,535,000  

  Food Away from Home $2,652  $2,652,000  

  Entertainment/Recreation $2,407  $2,407,000  

  Apparel & Services $1,412  $1,412,000  

  Travel $1,349  $1,349,000  

  HH Furnishings & Equipment: $1,335  $1,335,000  

  Investments $1,099  $1,099,000  

  TV/Video/Audio $993  $993,000  

  Vehicle Maintenance & Repairs: $709  $709,000  

  Computers & Accessories $184  $184,000  

Total Annual:  $31,350,000  

Source: ESRI BusServices, 2013, Calculations Bonneville Research 2013 

 
A reasonable total of approximately $36.4 million will be spent annually on utilities such as; lunches, 
commuting, groceries, entertainment as well as water, sewer and electricity.   
 
This employment is directly dependent on the schedule of the Project Area development.  If build out is 
delayed or extended, employment will also be directly delayed and possibly reduced. 
 
Associated business and economic activity likely to be stimulated by the Community Development. 
 
Total economic impact is determined by measuring three components -- the direct, indirect, and 
induced impacts. 
 

 Direct “impact” is spending done by a business in the local economy to operate the business, 
including inventory, utilities, equipment and pay to employees.  

 

 Indirect impact refers to the conventional multiplier that happens as dollars the local business 
spends at other area businesses re-circulate. 
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 Induced impact refers to the additional consumer spending that happens as employees, 
business owners and others spend their income in the local economy.  

 
It is anticipated that The Project Area residential and office tenants will indirectly purchase local goods 
and services from local or regional suppliers.  These purchases will likely increase employment 
opportunities in the related businesses of maintenance and repair, packaging supplies, office and 
printing services, warehousing, transportation and delivery services.  
 
Indirect and Induced Economic Impacts 
 
This represents a major community development impact on the region and the entire state of Utah. 
 
Associated business and economic activity or the "indirect" and "induced" business impacts of a 
program, project or facility are often referred to as "multiplier effects," since they can make the overall 
economic impacts substantially larger than the direct effects alone.  
 
In reality, while indirect and induced impacts do always occur, the net impact on the total level of 
economic activity in an area may or may not be increased by multiplier effects. That outcome depends 
on the definition of the study area and the ability of that area to provide additional workers and capital 
resources, or attract them from elsewhere. 
 
If all that happens is that resources are shifted away from some other use to serve (indirect and 
induced) needs created by the new project or program or policy, then there are likely to be no net 
multiplier effects on total impact. 
 
Employment multipliers are rule-of-thumb estimates of the effect specific projects or policies have on 
local spending and employment. Thus the impact on employment and spending created by the 
proposed Project Area development may be estimated for: 
 
The direct impact from the jobs provided by the business itself; 
 
The indirect impact of the materials and services the businesses and employees purchase locally; and 
the induced impact or multiplier effect from the flow of wages spent by new employees, who may 
provide retained jobs in other businesses and in turn the spending of those wages--on and on. 
 

Indirect and Induced Employment Components   
Proposed Development Estimated 
Indirect and Induced Employment 

Direct employment to be provided by the proposed development 1,010 

Indirect impact on other basic employment 1.56  5,928  

Impact multiplier 1.21  
Total permanent employment increase 

 

1,906 

Source: Utah Workforce Services, 2010, University of Utah BEBR, Calculations Bonneville Research 2013 
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(c) be economically sound and feasible; 
 
This public investment of tax increment is expected to be economically sound and feasible: 
 
A description of the experience and financial condition of the developer; 
 
Summit Mountain Holding Group L.L.C, is the developer of The Summit-Eden @ Powder Mountain 
Community Development Project Area 
 
BUSINESS ADDRESS:       REGISTERED ADDRESS for LLC: 
Summit Mountain Holding Group     Charles R. Brown 
3632 N. Wolf Creek Drive      201 South Main Street #1300 
Eden, Utah 84310       Salt Lake City, Utah 84111 
 
THE DEVELOPER  

Summit Mountain Holding Group, LLC  The Developer, Summit Mountain Holding Group, LLC, is a Utah 
limited liability company organized for the purposes of developing the property within the Project Area.  
Summit Revolution LLC, a Delaware limited liability company is the sole owner of the Developer, and is a 
partnership between the principals of Summit Series LLC and Revolution Capital, LLC.   

The Developer has been able to bring considerable investment into Summit Mountain Holding Group, 
LLC through the implementation and execution of a Founding Member program.  That program has 
enabled the Developer to secure investment proceeds and commitments in excess of $38,000,000 to 
date.  The Developer anticipates that the total amount of proceeds from the program will reach 
$45,000,000.  Those investment proceeds have come from individuals who have a desire to be part of 
the Summit Eden community, which is being overseen by the same principals that manage the Summit 
Series, a conference series with similarities to the Aspen Institute, the World Economic Forum and TED.  
The Founding Member program entitles investors to ownership interest in the Powder Mountain 
operating resort, and, at Founding Member’s election, the ability to allocate a portion of their 
investment into a home-site credit for use in Phase I or later.   

PRINCIPALS: 
 
Summit Mountain Holding Group, LLC employs the principals of Summit Series who have made Eden, 
Utah the permanent home for the Summit Series business operations.  Additionally, the Developer and 
Summit Series have agreed that Powder Mountain will be the permanent home of two major Summit 
Series events per year, bringing substantial notoriety to the project.  Marketing has been and will 
continue to be exclusively experiential, inviting existing and prospective members of the Summit Series 
community to visit the Development for multiple days to discover the Summit Eden community.  These 
experiential marketing visits to the Development are paid events, although at a Developer subsidy that 
has and will continue to decline over time.  The Summit community is over 6,000 people and continues 
to grow rapidly through referrals managed by seven full time curators on the Summit Series staff.  As a 
consequence, the Developer does not anticipate needing to use traditional advertising, such as print ads 
in magazines or newspapers.  However, a global network of referring brokers is being put in place that 
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will target prospective future buyers to the Summit Eden real estate brokerage, which will coordinate 
these leads with the curating team. 

(d) Conform to the community's general plan; 
 
Current Zoning: FR – 3; Forest Residential 
 CVR-1; Commercial Valley Resort Recreation 
 FV-3; Forest Valley Zone 
 F-40; Forest Zone 
 Weber County Jurisdiction 
 Ogden Valley General Plan 
 
The proposed public investment of Tax Increment conforms to the Weber County General Plan and 
the Ogden Valley Master Plan. 
 
(e) promote the public peace, health, safety, and welfare of the community in which the project area 
is located. 
 
The analysis of the public peace, health, safety, and welfare of the community in which the Project Area 
is located includes an evaluation of the following: 
 

 The net welfare and benefit to the taxing entities. 
 

Total Projected Incremental Taxable Improvements Estimated Taxable Value 

Estimated Project Real Estate Taxable Value $848,127,782 

Proposed Development Enhancements Taxable Value $77,763,970 

Potential Secondary or By-Product Development Taxable Value $46,463,232 

Estimated Depreciated Personal Property Taxable Value Taxable Value $55,294,799 

Estimated Total Project Taxable Value $1,027,649,783 
Source: The Project Area Proposed Multi-Year Budget, Bonneville Research 2013. 

   

 An estimate of the total amount and length of time that tax increment financing that will be 
expended in undertaking community development or redevelopment, and length of time for 
which it will be expended. 

 
The Utah Community Development and Renewal Agencies Act provides that the formation of an 
Community Development Project Area will allow the taxing entities to provide funding of the Project 
Area Plan through inter-local agreements with the Weber County Redevelopment Agency to provide all 
or part of the tax increment from the taxing entities, which they would normally receive as a result of 
the increased assessed valuation resulting from the proposed project.  
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Base Year:          2012 
A flexible trigger date is proposed: 2012 to 2018 
Project Period: 20 Years 
Estimated length of time of tax increment financing: 20 Years 
Estimated length of time of initial capital investment: 18 years 
 
The Project Area Budget is proposed to run twenty (20) years. 
 
A description of the beneficial influences upon the tax base of the community as a result of the 
Community Development Project. 
 
The Summit-Eden @ Powder Mountain Community Development Project Area will improve the tax base 
of all the taxing entities in the Tax Districts 28, 58, 90 & 227. 
 

Weber County Taxing Entities Impacted within The Project 
Area 

Property Tax 
Assessment 

% of Total 
Property Tax 

Tax Districts 28, 58, 90 & 227 - 2012 Tax Rates 
 

 

Weber County (combined rate) 0.003966 28.8% 

Weber County School District 0.007071 51.3% 

Weber Basin Water Conservancy District 0.000215 1.6% 

Weber County Mosquito Abatement District 0.000148 1.1% 

Powder Mountain Water and Sewer Improvement District 0.000465 3.4% 

Weber Fire District 0.001481 10.7% 

Weber Area Dispatch 911 & Emergency Services District 0.000316 2.3% 

Weber Fire District -  Bond (est. 1/1/06 0.000116 0.8% 

  Total Property Tax 0.013778 100.0% 
Source: Utah State Tax Commission 2013, Calculations Bonneville Research 2013 

 
The Project Area will improve the tax base in Weber County, Weber School District and the Powder 
Mountain W & S Special Service District (the proposed participating entities).   
 

Proposed Participating Taxing Entities within The Project Area 
Property Tax 
Assessment 

% of Total 
Property Tax 

Tax Districts 28, 58, 90 & 227 - 2012 Tax Rates 
 

 

Weber County (combined rate) 0.003966 34.48% 

Weber County School District 0.007071 61.48% 

Powder Mountain Water and Sewer Improvement District 0.000465 4.04% 

  Total Property Tax 0.011502 100.00% 
Source: Utah State Tax Commission 2013, Calculations Bonneville Research 2013 
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Current Community Development Area taxable value and taxes received. 
 

Current Assessed Property Tax and Base Year Taxable Value 

Current Property Tax (all taxing entities within proposed Project Area) $9,350 

(2012 Base Year Taxable Value - County Assessed) $875,062 

Weber County (combined rate) $2,694 

Weber School District CDA Rate $4,804 

Powder Mountain W&S CDA Rate $316 

  Total Current Property Taxes $7,814 
Source: The Project Area Proposed Multi-Year Budget. 

 
Incremental New Taxes Resulting from Proposed Development:  
 

Incremental New Taxes Resulting 
from Proposed Development Rate 20 Year Total Project Years Project Years 

Source: 
 

  1 through 10 11 through 20 

  
      

 Projected (new) Taxable Value  
 

$1,027,649,783  $722,168,971  $1,027,649,783  

  
      

Projected New Property Tax 
(Increment) 

 
      

Weber County 0.003899  58,709,805  17,009,255  41,780,550  

CDA Administration: 2.00% ( 1,175,796)       ( 340,185)       ( 835,611)  

Weber County 
 

57,614,009  16,669,070  40,944,939  

Weber School District 0.007071 106,617,777  30,846,997  75,770,779  

PMWS District 0.000465   7,011,351    2,028,547    4,982,805  

Total New Tax: 
 

$171,243,137  $49,544,614  $121,698,523  

Proposed Increment Structure: 
 

      

Tax Increment: Year 1 through 10 
 

      

Pass Thru to Entities 25% $12,386,153  $12,386,153    

TIF Available To Agency 75% 37,158,460  37,158,460    

  
      

Tax Increment: Year 11 through 20 
 

      

Pass Thru to Entities 50% 60,849,261    60,849,261  

Available To Agency for TIF 50% 60,849,261    60,849,261  

  
      

Total Pass-Through 
 

$73,235,415  $12,386,153  $60,849,261  

  
      

Total TIF Available to Agency 
 

$98,007,722  $37,158,460  $60,849,261  
Source: The Project Area Proposed Multi-Year Budget. 

 
  



September 13, 2013 
BENEFIT ANALYSIS OF THE PROPOSED SUMMIT-EDEN @ POWDER 

MOUNTAIN COMMUNITY DEVELOPMENT PROJECT AREA 

 

                                                                                                                                                           Page 18 

 

Proposed Investment of Incremental New Taxes Resulting from Proposed Development: 
  

Incremental New Taxes Resulting from 
Proposed Development 

Proposed 20 Year 
Totals 

Proposed Project 
Years 1 – 10 

Totals 

Proposed 
Project Years 11 

– 20 Totals 

Use:       

Private Infrastructure       

Electric Power $ 6,100,000  $ 6,100,000   

Geothermal  1,750,000   1,750,000   

Fiber Optics  7,200,000   7,200,000   

Natural Gas  8,800,000   8,800,000   

Public Infrastructure      

Roads & Bridges 34,900,000  19,400,000 15,500,000 

Culinary Water 17,800,000  16,000,000 1,800,000 

Sanitary Sewer 15,800,000  11,000,000 4,800,000 

Total Private & Public Infrastructure: 92,350,000  70,250,000 22,100,000 

 
      

Proposed Enhancements       

Ski Lifts 40,000,000  20,000,000  20,000,000 

Electric Bus - Shuttle System 12,000,000  12,000,000   

Structured Parking 17,000,000  17,000,000   

Retreat Facilities 10,000,000  10,000,000   

Special Event Facilities  9,000,000   9,000,000   

Restaurants & Lodges 15,000,000  9,000,000  6,000,000 

Total Proposed Enhancements       103,000,000        77,000,000  26,000,000 

 
      

Proposed Other Internal & External       

 Ogden Valley Master Plan       200,000      200,000   

 Trail Network   6,000,000   6,000,000   

 School Impact Mitigation   1,900,000  450,000 1,450,000 

 Total Proposed Other:   8,100,000  6,650,000 1,450,000 

 
      

Cash Flow: Annual       

Total Infrastructure & Proposed Dev.       203,450,000  153,900,000 49,550,000 

Annual TIF Available 98,007,722  37,158,460  60,849,261  

Cash Flow Gap ($105,442,278) ($116,741,540) $11,299,261  
Source: The Project Area Proposed Multi-Year Budget. 
 

The proposed development schedule reflects estimates of the value of the improvements and personal 
property, as they are expected to enter on the tax rolls.   
 

Total capital investment in commercial office and retail properties are expected to decline in taxable 
value due to the depreciation of the personal property.  Depreciation schedules used were those 
provided by the Utah State Tax Commission. 
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The formation of a Community Development project area temporarily diverts the tax increment from 
the taxing agencies that would normally receive property tax revenues to the community development 
and renewal agency. The tax increment can be taken for the period approved by the Taxing Entities.  
 

Incremental New Taxes Resulting from 
Proposed Development 

Proposed 
Rate 

Proposed 
Totals 

Proposed 
Project Years 
1 – 10 Totals 

Proposed 
Project 

Years 11 – 
20 Totals 

Tax Increment: Year 1 through 10     

Pass Thru to Entities 25% $12,386,153  $12,386,153    

Available To Agency for TIF 75% 37,158,460  37,158,460    

Tax Increment: Year 11 through 20 
 

      

Pass Thru to Entities 50% 60,849,261    60,849,261  

Available To Agency for TIF 50% 60,849,261    60,849,261  

Total Pass-Through Cumulative: $73,235,415  $12,386,153  $60,849,261  

Current Tax Revenues 20 Years $156,285 $78,142 $78,142 
Source: The Project Area Proposed Multi-Year Budget 

 
Analysis to include amortization schedules showing whether or not bonds, loans, etc., may be repaid 
from "new" taxes generated within the Community Development area. 
 

 No bonds associated with tax increment, loans, etc. are currently planned. 
 
Analysis of the “Risk” to the Weber County Redevelopment Agency and other taxing entities. 
 
Risk Analysis is a systematic approach for describing and/or calculating risk and generally involves the 
identification of undesired events, and the causes and consequences of these events.  Essentially it 
involves trying to anticipate what can go wrong, why and what can be done if it does happen. 
 
Risk analysis normally includes such items as risks of: 
 

1. Threats to human health 
2. Threats to the environment, both built and natural 
3. Threats from human activities 
4. Threats from natural events 

 
Risk arises out of uncertainty. It is the exposure to the possibility of such things as economic or financial 
loss or gain, physical damage, injury or delay, as a consequence of pursuing a particular course of action. 
The concept of risk has two elements, the likelihood of something happening and the consequence if it 
happens. 
 
For our purposes in this Benefit Analysis the risk analysis will be more narrowly confined to the financial 
risks associated with the proposed development and will be analyzed using the following Risk Analysis 
Matrix. 
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Risk Analysis Matrix: 
Bonneville Research identified the following risks associated with the proposed development and then 
entered them in the risk analysis matrix to analyze the impact of the risks.  
 
Bonneville Research then attempted to evaluate the likelihood, consequences and level of risk with each 
event to further assess the relative priority of each event.  
 

Proposed Summit-
Eden @ Powder 

Mountain Community 
Development Project 

Area 
 Development - Risk 

Event 

Likelihood 
rating 

Potential 
economic 
impact on 

Weber 
County RDA 

Adequacy 
of existing 

risk 
reduction 
measures 

and/or 
controls 

Consequences 
rating 

Level of 
financial 
risk to 
Weber 
County 

RDA 

Level of 
financial 
risk to 
Taxing 
Entities 

CDA is not established 
and the project is 
abandoned. 

Moderate Significant Good Significant Low None 

CDA is established and 
the project is 
abandoned. 

Moderate Significant Good Significant Low None 

CDA is established and 
infrastructure upgrades 
are only partially made 
and then the project is 
abandoned. 

Moderate Significant Good Significant Moderate None 

CDA is established and 
infrastructure upgrades 
are completed and then 
the project is 
abandoned. 

Moderate High Good Significant Moderate Low 

CDA is established and 
infrastructure upgrades 
are made and then the 
facility is closed in less 
than 10 years. 

Moderate High Good Significant Moderate Low 

CDA is established and 
infrastructure upgrades 
are made and the 
facility operates over 10 
years. 

Moderate High Good Significant Low Low 

Source: Bonneville Research 2013 
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Definition of risks: 
For our purposes in this risk analysis Bonneville Research used the following “industry standard” 
definition of risks: 
 

 Severe risk – must be managed by senior management with a detailed plan;  

 High risk – detailed research and management planning required at senior levels;  

 Major risk – senior management attention is needed;  

 Significant risk – management responsibility must be specified;  

 Moderate risk – manage by specific monitoring or response procedures;  

 Low risk – manage by routine procedures; and  

 Trivial risk – unlikely to need specific application of resources.  
 
Risk Analysis Conclusion  
 
The risk to the Weber County Redevelopment Agency and the other Taxing Entities is minimal.  If The 
Summit Mountain Holding Group L.L.C, invests in the necessary residential, commercial and retail 
improvements, but then closes, Weber County and the Taxing Entities will receive the amount of tax 
increment due to improvements in buildings and residences, but potentially losses future potential tax 
revenues on yet to be developed elements as the project is abandoned or sold for a lower use. 
 
The Weber County Redevelopment Agency anticipates entering into an Agreement for Development of 
Land (ADL) with Summit Mountain Holding Group, LLC.  This ADL will protect the Redevelopment Agency 
against default and other unforeseen risks.  The ADL is also critical to protect the Agency to assure 
development of all of the public improvements anticipated will take place as anticipated. 
 
If the project proceeds as planned, the Weber County Redevelopment Agency and the other taxing 
entities will receive an excellent return on their investment due to new revenues and additional 
economic activity. 
 
CONCLUSION OF BENEFIT ANALYSIS: 
 
The Summit-Eden @ Powder Mountain Community Development Project Area meets the requirements 
set forth in Utah Code title 17C, Chapter 4, Section 103 regarding the proposed Project Area. 
 
The proposed Project Area facilities in Weber County are being built (and are contingent on) tax 
increment being provided by the Weber County Redevelopment Agency. 
 
The proposed Project Area development in Weber County will stimulate business and associated 
economic activity within the community, the region and the State. 
 
The proposed Project Area developer - Summit Mountain Holding Group LLC, knows this market, is 
experienced and the proposed project is economically sound and feasible. 
 
The proposed Project Area development conforms to the Weber County General Plan and the Ogden 
Valley Master Plan. 
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The proposed Project Area development will promote the public health, safety and welfare in Weber 
County. 
 
The proposed Project Area development will result in substantial economic benefits associated with the 
Tax Increment Investment by the Weber County Redevelopment Agency in The Summit-Eden @ Powder 
Mountain Community Development Project Area. 
 

Summary of Economic Benefits Potential Value 
Projected Incremental (new) Taxable Value $ 1,027,649,786 

Projected Incremental Property Tax (subject entities – 20 year) $ 73,235,415 

Estimated Construction Expenditures $ 1,119,773,920 

Estimated Average Annual Construction Jobs  734 

Estimated Direct Employment (Hotels, Retail and Resort Related)  1,010 

Estimated Annual Supply-Chain Components $ 31,350,000 

Estimated Indirect and Induced Employment Increase 1,906 
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Weber County Redevelopment Agency 

Summit-Eden @ Powder Mountain - Community Development Project Area 

PROPOSED Tax Increment Financing Structure & Budget 

Source: Rate 20 Year Total Project Years Project Years 

  
  1 through 10 11 through 20 

 Projected (new) Taxable Value  
 

$1,027,649,783  $722,168,971  $1,027,649,783  

  
      

Projected New Property Tax (Increment) 
 

      

Weber County 0.003899 58,709,805  17,009,255  41,780,550  

CDA Administration: 2.00% (1,175,796)     (340,185)     (835,611)  

Weber County 
 

57,614,009  16,669,070  40,944,939  

Weber School District 0.007071 106,617,777  30,846,997  75,770,779  

PMWS District 0.000465 7,011,351  2,028,547  4,982,805  

Total New Tax: 
 

$171,243,137  $49,544,614  $121,698,523  

Proposed Increment Structure: 
 

      

Tax Increment: Year 1 through 10 
 

      

Pass Thru to Entities 25% 12,386,153  12,386,153    

TIF Available To Agency 75% 37,158,460  37,158,460    

  
      

Tax Increment: Year 11 through 20 
 

      

Pass Thru to Entities 50% 60,849,261    60,849,261  

Available To Agency for TIF 50% 60,849,261    60,849,261  

  
      

Total Pass-Through 
 

73,235,415  12,386,153  60,849,261  

  
      

Total TIF Available to Agency 
 

98,007,722  37,158,460  60,849,261  

  
      

Use: 
 

      

Private Infrastructure 
 

      

Electric Power 
 

6,100,000  6,100,000   -    

Geothermal 
 

1,750,000  1,750,000   -    

Fiber Optics 
 

7,200,000  7,200,000   -    

Natural Gas 
 

8,800,000  8,800,000   -    

Public Infrastructure 
 

   -     -    

Roads & Bridges 
 

34,900,000  19,400,000  15,500,000  

Culinary Water 
 

17,800,000  16,000,000  1,800,000  

Sanitary Sewer 
 

15,800,000  11,000,000  4,800,000  

Total Private & Public Infrastructure: 
 

$92,350,000  $70,250,000  $22,100,000  

  
      

Proposed Enhancements 
 

      

Ski Lifts 
 

40,000,000  20,000,000  20,000,000  

Electric Bus - Shuttle System 
 

12,000,000  12,000,000   -    

Structured Parking 
 

17,000,000  17,000,000   -    

Use (cont.):  20 Year Total Project Years Project Years 
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Retreat Facilities 
 

10,000,000  10,000,000   -    

Special Event Facilities 
 

9,000,000  9,000,000   -    

Restaurants & Lodges 
 

15,000,000  9,000,000  6,000,000  

Total Proposed Enhancements 
 

$103,000,000  $77,000,000  $26,000,000  

  
      

Proposed Other Internal & External 
 

      

 Ogden Valley Master Plan   
 

    200,000      200,000   -    

 Trail Network  
 

6,000,000  6,000,000   -    

 School Impact Mitigation  
 

1,900,000      450,000  1,450,000  

 Total Proposed Other:  
 

$8,100,000  $6,650,000  $1,450,000  

  
      

Cash Flow:  
 

      

Total Infrastructure & Proposed Development 
 

203,450,000  153,900,000  49,550,000  

Annual TIF Available 
 

98,007,722  37,158,460  60,849,261  

Cash Flow Gap (Developer Financed) 
 

($105,442,278) ($116,741,540) $11,299,261  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Bonneville Research makes no judgment relative to the impact of the Community Development support on the 
internal profitability and competitiveness of the project relative to other similar developments. 




