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,�KDYH�OLYHG�KHUH����\HDUV�ZKHQ�RXU�SRSXODWLRQ�IRU�WKH�&RXQW\�ZDV�DERXW��������1RZ�ZH�DUH�QHDULQJ���������
'HYHORSPHQW�VHHPV�RXW�RI�FRQWURO��:H�QHHG�D�%\SDVV�ZHVW�RI�0DLQ�6WUHHW�OLNH�PRVW�UXUDO�WRZQV�KDYH��0DLQ�6WUHHW�LV�
QLJKWPDUH�DQG�LV�MXVW�JHWWLQJ�ZRUVH��,W�LV�YHU\�GLIILFXOW�WR�PDNH�D�OHIW�WXUQ�KHDGLQJ�QRUWK�LQWR�DQ\�RI�WKH�EXVLQHVVHV�VLQFH�
WUDIILF�LV�VR�EDFNHG�XS�����(VSHFLDOO\�IURP�7KXUVGD\�WR�6DWXUGD\�QLJKW��,W�KDV�QHYHU�EHHQ�VDIH�WR�ZDON�0DLQ�6WUHHW�RU�KDYH�
RXU�NLGV�JR�WR�WKH�SDUNV�RQ�ELNHV�RU�ZDONLQJ��,W�LV�EHFRPLQJ�PRUH�VWUHVVIXO�WR�MXVW�µSRS�GRZQ�WR�WKH�JURFHU\�VWRUH¶��:H�
QHHG�D�UHJXODU�EXV�V\VWHP�WR�KHOS�ZLWK�RXU�DLU�TXDOLW\�ZKLFK�FRQWLQXHV�WR�JHW�PRUH�SROOXWHG�E\�WKH�\HDU��2XU�\RXQJ�
ZRUNHUV��RXU�6HQLRU�FLWL]HQV��RXU�ODWLQRV�ZKR�GRQ¶W�UHDG�(QJOLVK�URDG�VLJQV�RU�KDYH�LQVXUDQFH�DQG�SURSHU�'ULYHUV�
/LFHQFHV�����&RXOG�DOO�EHQHILW�IURP�SXEOLF�WUDQVSRUWDWLRQ��,W�LV�DUFKDLF�WKDW�LW�LV�QRW�DQ�RSWLRQ�KHUH��$UH�WD[�GROODUV�QHHG�WR�
JR�WR�VRPH�SXEOLF�WUDQVSRUWDWLRQ�����LW�ZRXOG�DOVR�NHHS�OHVV�FDUV�RII�WKH�URDGV�DQG�OHVV�FDUV�LQ�RXU�GULYHZD\V��7KH�ORFDO�
EXVLQHVVHV�ZRXOG�JUHDWO\�EHQHILW�IURP�D�3DUN�&LW\�W\SH�����ZDONDEOH�0DLQ�6WUHHW�����:LWK�VKRSV��UHVWDXUDQWV�DQG�VRFLDO�
DFWLYLWLHV��$�%\SDVV�SOHDVH�

/\QQ� 5REHUWVRQ :HEVLWH

�

)ROORZ�XS��,�WKLQN�LW�ZRXOG�EH�ZRUWK�VWXG\LQJ�WKH�SRVVLELOLW\�RI�DGGLQJ�D�WROO��IHH��HWF�WR�FRPPHUFLDO�WUDIILF�SDVVLQJ�WKURXJK�
+HEHU�EXW�QRW�IRU�+HEHU�EDVHG�FRPPHUFH��:KLOH�WKH�KLJKZD\V�ZHUH�EXLOW�ZLWK�WKH�LQWHQW�WR�IDFLOLWDWH�FRPPHUFH��WKH�
FXUUHQW�HUD�RI�QHJRWLDWLQJ�WKH�VRFLDO�FRQWUDFW�KDV�VKHG�OLJKW�RQ�KRZ�WKDW�DUUDQJHPHQW�FDQ�EH�UHJUHVVLYH�DQG�
GLVSURSRUWLRQDWHO\�LPSDFW�VRPH�VWDNHKROGHUV��:KLOH�ZH�GR�GHULYH�VRPH�EHQHILW�IURP�WKH�WUDIILF��LW�VHHPV�WR�KDYH�D�PXFK�
ODUJHU�QHJDWLYH�LPSDFW��6LQFH�WKLV�SURMHFW�VHHPV�WR�EH�ODUJHO\�QHFHVVDU\�EHFDXVH�RI�WKH�QHJDWLYH�LPSDFW�RI�FRPPHUFLDO�
WUXFNLQJ��HVSHFLDOO\�RLO�DQG�JDV�WUXFNLQJ��WKURXJK�WRZQ��LW�VHHPV�WKDW�WKH�IRU�SURILW�YHQWXUHV�XVLQJ�WKH�LQIUDVWUXFWXUH�
VKRXOG�EH�H[SHFWHG�WR�SD\�FRPPHQVXUDWHO\�WR�WKHLU�LPSDFW��ERWK�IRU�DQ\�SURMHFW�WKDW�PD\�UHVXOW�DQG�IRU�WKH�QHJDWLYH�
LPSDFWV�RQ�RXU�YDOOH\��:KLOH�WKLV�PD\�QRW�EH�FRQVLGHUHG�SRVVLEOH�RU�SUDFWLFDO�EDVHG�RQ�SDVW�SURMHFWV�DQG�FXUUHQW�ODZV��,�
EHOLHYH�LW�LV�DOZD\V�SRVVLEOH�WR�FKDQJH�DQG�VHH�EHWWHU�VROXWLRQV�LQ�WKH�IXWXUH��,�WKLQN�WKH�(,6�RXJKW�WR�FRQVLGHU�DQDO\]LQJ�
DQG�UHFRPPHQGLQJ�D�V\VWHP�LQ�ZKLFK�WKH�XVHUV�ZLWK�WKH�KLJKHVW�LPSDFW�SD\�LQ�NHHSLQJ�ZLWK�WKDW�LPSDFW�

1HG )XQQHOO :HEVLWH

�
3OHDVH�FRQVLGHU�WKH�SDUNZD\�WR�IORZ�1RUWK��DQG�QRW�FRPH�EDFN�LQWR�KLJKZD\����DW�%DFN����*ULOO��EXW�IORZ�1RUWK��SHUKDSV�
RQ�D�FRXQWU\�URDG�DOO�WKH�ZD\�WR�3RWWHU�/DQH�RU�WKH�5LYHU�5RDG�+LJKZD\����MXQFWLRQ��:H�FDQ�FUHDWH�D�+HEHU�9DOOH\�
3DUNZD\�ZLWK�EHUPV�WR�SURWHFW�WKH�ILHOGV��SODQW�WUHHV�DORQJ�WKH�URDG��DQG�SDYH�D�WUDLO�IRU�ELF\FOLVW��

5DFKHO� .DKOHU :HEVLWH

�

)RU�P\�IDPLO\�DQG�,�WKHUH�DUH�WZR�VDIHW\�DQG�RQH�TXDOLW\�RI�OLIH�FRPPXQLW\�HQJDJHPHQW�VXJJHVWLRQV��
6DIHW\��D�WUDIILF�VLJQDO�VKRXOG�EH�SODFHG�DW�WKH�LQWHUVHFWLRQ�RI����DQG�&R\RWH�/DQH��7KDW�LV�D�KLJKO\�GDQJHURXV�ORFDWLRQ�
DQG�ZLOO�LQFUHDVLQJO\�EHFRPH�XWLOL]HG�DV�QHZ�KRXVLQJ�LV�GHYHORSHG�E\�,YRU\�+RPHV��6HFRQGO\��LPSOHPHQWLQJ�D�PHGLDQ�
EHWZHHQ�(DVW�DQG�ZHVW�IORZLQJ�WUDIILF�DORQJ����EHWZHHQ�WKH�VWRS�OLJKW�E\�VPLWKV�DQG�WKH�VWRS�OLJKW�DW�WKH�ERWWRP�RI�WKH�
KLOO�WR�SDUN�FLW\�FRXOG�VDYH�FRXQWOHVV�OLYHV�ORVW�LQ�KHDG�RQ�FROOLVLRQV��
&RPPXQLW\�HQJDJHPHQW�HQMR\PHQW��QHHG�WR�GLYHUW�WKURXJK�WUDIILF��XQEHOLHYDEOH�DPRXQW�RI�WUDFWRU�WUDLOHUV��DURXQG�
GRZQWRZQ�WR�HVWDEOLVK�D�YLEUDQW�DQG�HQMR\DEOH�DUHD�IRU�SHRSOH�WR�VXSSRUW�EXVLQHVVHV��HQMR\�ZDONLQJ�DURXQG�ZLWK�IDPLO\��
DQG�IHHOLQJ�VDIH�LQ�GRLQJ�VR��
7KDQN�\RX�IRU�UHDGLQJ�P\�VXJJHVWLRQV��:H�ORYH�EHLQJ�D�SDUW�RI�WKLV�FRPPXQLW\�

(OL� 8OYL :HEVLWH

�

7ZR�LQWHUVHFWLRQV�WKDW�QHHG�LPPHGLDWH�LPSURYHPHQW�DQG�GHDO�ZLWK�DQ\ZKHUH�IURP����������SHRSOH�WZLFH�D�GD\�
�,QWHUVHFWLRQ�RI�+HEHU�0DLQ�6WUHHW�DQG�����V�QHHG�DQ�HDVWERXQG�OLJKW�IRU�WKH�PRUQLQJ�VFKRRO�KRXUV��7KHUH�LV�D�OLJKW�
DYDLODEOH�IRU�D�WXUQ�VLJQDO�EXW�LW�LV�QHYHU�RSHUDWLQJ��,�KDYH�ZDWFKHG�WHHQDJHUV�IRU�\HDUV�WU\�WR�QDYLJDWH�WKLV�LQWHUVHFWLRQ�
DQG�PDNH�YHU\�UDVK�DQG�GDQJHURXV�PRYHV�WR�JHW�WKURXJK�RQ�WKHLU�ZD\�WR�KLJK�VFKRRO��7KLV�LV�HYHU\�ZHHNGD\�PRUQLQJ�
ZLWK�KXQGUHGV�RI�QHZ�GULYHUV�DQG�SDUHQWV�WU\LQJ�WR�JHW�WKHUH��6HFRQG�LV�(�����6�DQG�6�����(��$�OLJKW�QHHGV�WR�EH�
LQVWDOOHG�IRU�VDIHW\�RI�FDUV�DQG�SHGHVWULDQV��,Q�WKH�ODVW�ZHHN��,�KDYH�ZLWQHVVHG�WZR�ELNHUV�DQG�FRXQWOHVV�FKLOGUHQ�DOPRVW�
UXQ�RYHU��7KHVH�DUH�KLJK�GHQVLW\�SHGHVWULDQ�DQG�FDU�URXWHV�HYHU\�ZHHNGD\�DQG�PRUQLQJ�DQG�DIWHUQRRQ�DQG�LW�LV�
H[WUHPHO\�GDQJHURXV��,�KDYH�RIWHQ�ZRQGHUHG�ZK\�WKLV�ZDVQ¶W�WKRXJKW�WKURXJK�ZKHQ�WKH�QHZ�KLJK�VFKRRO�ZDV�EXLOW��EXW�,�
GRQ¶W�WKLQN�WKRVH�ZKR�GHVLJQHG�KDYH�HYHU�KDG�WR�QDYLJDWH�WKLV�URXWH�HDFK�GD\�DQG�FRQVLGHUHG�WKHVH�DUH�FKLOGUHQ�ZLWK�
QHZ�GULYLQJ�VNLOOV�DQG�FKLOGUHQ�ZDONLQJ�DQG�ULGLQJ�ELNHV�DQG�WDNLQJ�XQQHFHVVDU\�ULVNV�WR�FURVV�URDGV��$�QHZ�FURVV�ZDON�
ZDV�DGGHG�WR������V�DQG�����H�WR�WU\�DQG�KHOS�SHGHVWULDQV�DQG�XQIRUWXQDWHO\��,�KDYH�KDG�P\�FKLOGUHQ�WU\�WR�XVH�WKH�
FURVV�ZDON�DQG�WKH\�KDYH�WR�FURVV�����H�WR�WKH�HDVW�VLGH�WR�SXVK�WKH�EXWWRQ�DQG�WKH�VFKRRO�LV�RQ�WKH�ZHVW�VLGH�RI�WKDW�
URDG��0\�FKLOGUHQ�FRXOG�QRW�HYHQ�FURVV�WR�SXVK�WKH�EXWWRQ�WR�DFWLYDWH�WKH�FURVVZDON�JLYHQ�WKH�HQRUPLW\�RI�FDUV��7KLV�
LQWHUVHFWLRQ�VKRXOG�KDYH�D�OLJKW�LQVWDOOHG��7KHVH�WKUHH�KRW�VSRWV�DUH�GDQJHURXV�DQG�VKRXOG�EH�WDNHQ�VHULRXVO\�
LPPHGLDWHO\�JLYHQ�WKH�IDFW�WKHVH�DUH�FKLOGUHQ�DQG�QHZ�GULYHUV�

$QRQ\PRXV :HEVLWH

� 1HHGV�WR�EH�D�URXQG�DERXW��'XULQJ�SHDN�KRXUV�(�:�WUDIILF�WRR�KHDY\�IRU�1�6�WUDIILF�WR�FURVV�HIILFLHQWO\�GLVVXDGLQJ�GULYHUV�
IURP�XVLQJ����(�DV�D�ZD\�WR�WUDYHO�1�6�DQG�UHOLHYH�PDLQ�VWUHHW�FRQJHVWLRQ��>&HQWHU�6WUHHW������(DVW@ 7UHYRU &RPPHQW�0DS

� 7LPLQJ�EHWZHHQ�OLJKWV�PDNHV�HDVWERXQG�WUDYHOHUV�WKDW�WXUQ�QRUWK�RQWR�PDLQ�VWUHHW�DW����6�WR�LPPHGLDWHO\�VWRS�IRU�WKH�
OLJKW�RQ�FHQWHU��GXULQJ�SHDN�WLPHV�LW�PDNHV�OLJKW�WUDQVLWLRQV�H[WUHPHO\�FRQJHVWHG��>0DLQ�6WUHHW���&HQWHU�6WUHHW@ 7UHYRU &RPPHQW�0DS

�

ZH�QHHG�D�VROXWLRQ�WR�WKH�GHDGO\�WXUQ�LQWR�WKH�FROOHJH�RII�����7RR�PDQ\�ORVW�OLYHV�WKHUH��:H�QHHG�VROXWLRQV�WR�VORZ�WUDIILF�
RWKHU�WKDQ�URWDULHV�SODFHG�LQ�WRR�VPDOO�RI�ORFDWLRQV�L�H���ULYHU�URDG��:H�QHHG�DFFHVV�LQ�WKH�ZLQWHU�WR�WKH�VNL�OLIWV�DW�%ULJKWRQ�
YV�FDUV�GULYLQJ����PLQV�HDFK�ZD\�ZKLFK�KDV�D�IDU�JUHDWHU�HQYLURQPHQWDO�LPSDFW�WKDQ�D�IHZ�FKDLU�SROHV��:H�QHHG�D�
UHDVRQDEOH�RSWLRQ�IRU�SXEOLF�WUDQVLW�WR�SDUN�FLW\��:H�QHHG�D�FOLPELQJ�ODQH�RQ����KHDGHG�WRZDUGV�3&�YV�WKH�FRQVWDQW�
GDQJHUV�RI�SHRSOH�QHJRWLDWLQJ�DURXQG�WUXFNV�

$QRQ\PRXV :HEVLWH

�

$QRWKHU�VWXG\�WKDW�ZLOO�WDNH�\HDUV"�:KDW�D�MRNH��7KHUH�DUH�DOUHDG\�VWXGLHV�ZLWK�DOWHUQDWLYHV��7KH�QHHG�IRU�LPSURYHPHQW�
LV�QRZ��DFWXDOO\�\HDUV�LQ�WKH�SDVW��DQG�LW�VHHPV�WKDW�LQDFWLRQ�LV�WKH�SUHIHUUHG�PHWKRG�ULJKW�QRZ��:KHQ�ZLOO�VRPHRQH�
VWDQG�XS�ZLWK�WKH�RRPSK�WR�DFWXDOO\�JHW�VRPHWKLQJ�GRQH""�:K\�GRQ¶W�VRPH�RI�\RX�VWXG\�UHSV�FRPH�WR�OLYH�LQ�+HEHU�IRU�D�
ZKLOH�DQG�H[SHULHQFH�ILUVW�KDQG�WKH�LPSDFW�RI�D�PDMRU�WKURXJK�KLJKZD\�JRLQJ�WKURXJK�WKH�FHQWHU�RI�WRZQ��HVSHFLDOO\�
ZHHNHQGV"�0D\EH�WKHQ�\RX�ZRXOG�UHDOL]H�WKDW�PRUH�VWXG\�LV�QRW�WKH�DQVZHU²��0DNH�D�GHFLVLRQ�DQG�PRYH�RQ�LW�QRZ��
:H�GRQ¶W�ZDQW�WR�ZDLW�\HDUV�PRUH��

(ULF� 6WHYHQV :HEVLWH

��

1R�E\SDVV�URDG�WKURXJK�WKH�QRUWK�ILHOGV�WKDW�GRHVQ
W�VROYH�DQ\WKLQJ�DQG�GHVWUR\V�ZKDW�OLWWOH�IDUP�ODQG�ZH�KDYH�OHIW��7KH�
ELJJHVW�SUREOHP�LV�JHWWLQJ�RXW�WR�WKH�QHZ�GHYHORSPHQWV�RQ�WKH�VRXWK�HDVW�VLGH�RI�KHEHU��WKH�E\SDVV�URDG�ZRXOG�EH�PRVW�
EHQHILFLDO�RQ�WKH�HDVW�VLGH�RI�PDLQ�VWUHHW��2U�WKH\�QHHG�WR�GR�RQH�ZD\�RQ�PDLQ�DQG�WDNH�RQH�RI�WKH�VLGH�VWUHHWV�ULJKW�QH[W�
WR�PDLQ�DQG�PDNH�LW�WKH�RWKHU�ZD\�RQH�ZD\��$QG�HOLPLQDWH�SDUNLQJ�RQ�PDLQ�VWUHHW�

:HEVLWH

�� :H�QHHG�WR�SXW�OLPLWV�RQ�VHPL�EUDNLQJ�FRPLQJ�GRZQ�86�����7KH�QRLVH�SROOXWLRQ�LV�JHWWLQJ�LQFUHDVLQJO\�ZRUVH���
SDUWLFXODUO\�DW�QLJKW�DQG�HDUO\�PRUQLQJ��7KDQNV� -HII -DFNOLQ &RPPHQW�0DS

��
:HQW�WR�SXEOLF�PHHWLQJV�D�FRXSOH�RI�\HDUV�DJR��KDG�KLJK�H[SHFWDWLRQV�VRPHWKLQJ�ZRXOG�JHW�GRQH�VRRQHU�UDWKHU�WKDQ�
ODWHU��/RRNV�OLNH�ODWHU�LV�ZKDW�LV�KDSSHQLQJ��7KH�WUDIILF�RQ�0DLQ�6WUHHW�+HEHU�LV�XQZRUNDEOH�DQG�GDQJHURXV�DQG�KDV�EHHQ�
IRU�\HDUV��3OHDVH�JHW�WKH�E\SDVV�GRQH�DVDS�

/LQGD� 6WLFH :HEVLWH

��

3OHDVH�VHH�WKH�DWWDFKHG�OHWWHU��$Q\�UHVSRQVHV�WR�WKH�DWWDFKHG�OHWWHU�VKRXOG�EH�GLUHFWHG�WR�WKH�IROORZLQJ�

%UXFH�0DDN�
&KULVWLQH�0DDN�

-RDQQH +XJKHV (PDLO

�� ,�WKLQN�D�E\SDVV�URXWH�LV�DEVROXWHO\�HVVHQWLDO��0DLQ�6WUHHW�EXVLQHVV�ZLOO�QRW�EH�KXUW�E\�KDYLQJ�WUXFNV��59
V��HWF��E\SDVV��
5LJKW�QRZ�WRR�PXFK�WUDIILF�LV�KXUWLQJ�WKHP� (ULF� 6WHYHQV :HEVLWH

��

,�MXVW�ZDQWHG�WR�H[SUHVV�P\�FRQFHUQV�RYHU�WKH�SURSRVHG�E\SDVV�URXWH�RQ������V��,�OLYH�LQ�WKH�QHLJKERUKRRG�RI�WKH�
RDNZRRG�VXEGLYLVLRQ�DQG�MXVW�ZDQW�WR�H[SUHVV�P\�FRQFHUQV�RYHU�XVLQJ������6�DV�WKH�RXWOHW��QRW�VXUH�LI�WKDWV�WKH�ULJKW�
ZRUG��IRU�WKH�E\�SDVV�FRPLQJ�GRZQ������6��7KLV�LV�D�DUHD�IXOO�RI�FKLOGUHQ�DQG�IDPLO\�KRPHV��,I�WKH�SURSRVHG�E\SDVV�LV�
DOORZHG�WR�EH�SXW�RQ�����6�WKHUH�DUH�IDPLOLHV�WKDW�ZRXOG�KDYH�WKHLU�EDFN�SRUFK�ZLWKLQ����IHHW�RI�WKH�E\SDVV��7KHUH�LV�
DOVR�D�FKLOGUHQV�SOD\JURXQG�DW�ZKDW�ZRXOG�EH�WKH�LQWHUVHFWLRQ��+RPH�YDOXHV�ZRXOG�PRVW�OLNHO\�GHFUHDVH�DQG�WKDW�LV�D�ELJ�
FRQFHUQ��,�GRQ
W�XQGHUVWDQG�ZK\�WKH�H[LVWLQJ�KLJKZD\�FDQ
W�EH�XVHG��3OHDVH�GR�QRW�XVH������6�IRU�WKLV�E\SDVV�

$P\ :DWWV &RPPHQW�0DS



��

1RW�D�VXUSULVH�WKDW�WKLV�LQWHUVHFWLRQ�RIWHQ�JHWV�H[WUHPHO\�FRQJHVWHG�GXULQJ�WKH�VXPPHU��EXW�LW�VHHPV�WR�EH�JHWWLQJ�ZRUVH�
DQG�PRUH�GDQJHURXV��)RU�WUDIILF�JRLQJ�VRXWKERXQG�RQ�0DLQ�6WUHHW��WKH�OHIW�WXUQ�ODQH�WR�JR�HDVW�XS���WK�VRXWK�QHHGV�WR�
EH�ORQJHU��7KHUH�LV�DOUHDG\�PRUH�URRP�LQ�WKH�DUHD�MXVW�E\�VLPSO\�PRYLQJ�WKH�FRQFUHWH�EDUULHU�LQ�WKH�PLGGOH��,W�FDXVHV�
GHOD\V�EHFDXVH�WKHUH�LV�XVXDOO\�WUDIILF�EDFNHG�XS�RQ�PDLQ�VWUHHW�RI�FDUV�WU\LQJ�WR�WXUQ�OHIW��$�GHGLFDWHG�OHIW�WXUQ�VLJQDO�
FRXOG�EH�JRRG��EXW�RQO\�LI�LW�ODVW�ORQJHU�WKDQ�LW�FXUUHQWO\�GRHV��$OVR��WKH�PHUJH�ODQH�DIWHU�FRQWLQXLQJ�WKURXJK�WKH�
LQWHUVHFWLRQ�QHHGV�WR�EH�H[WHQGHG��,W�ZRXOG�EH�LGHDO�LI�LW�FRXOG�H[WHQG�WR�WKH�QHZ�OLJKW�IRU�DLUSRUW�URDG��EXW�FDUV�WU\�WR�
VSHHG�SDVW�FUXGH�WUXFNV�LQ�WKH�OHIW�ODQH��DQG�LW�UHVXOWV�LQ�QHDU�PLVVHV�EHFDXVH�WKH\�KDYH�QR�ZKHUH�WR�JR��$QG�ILQDOO\�
EHWWHU�VLJQDJH�IRU�WKH�WXUQ�ODQH�WR�JR�WR�3URYR�&DQ\RQ�:DOPDUW��3HRSOH�HQWHU�WRR�HDUO\�FDXVLQJ�DFFLGHQWV��1R�WXUQ�ODQH�
JRHV�WKURXJK�DQ�LQWHUVHFWLRQ��>8�6�������8�6�����@

.ULV )ULVE\ &RPPHQW�0DS

��
7KH�E\SDVV�URDG�EHVW�FKDQFH�RI�VXFFHVV�LV�DORQJ�0LOO�5G�-XVW�(DVW�RI�PLOO�URDG�WKURXJK�WKH�IDUP�ODQGV�DQG�WKH�QHZ�
VFKRRO��7KH�ZHVW�VLGH�VKRXOG�EH�GHYHORSHG�DV�ZHOO�VR�OLJKW�WUDIILF�IURP�3DUN�&LW\�WR�8WDK�&RXQW\��:H�QHHG���E\SDVV�
URDGV

7RGG� * :HEVLWH

��

$OWKRXJK�VLJQLILFDQW�JURZWK��DQG�DGGHG�WUDYHO�URXWHV��DUH�KLJKO\�OLNHO\�WR�RFFXU�LQ�WKH�+HEHU�9DOOH\��VXFK�FDQ�EH�GRQH�LQ�
D�PDQQHU�WR�FRPSOLPHQW��UDWKHU�WKDQ�REOLWHUDWH��WKH�EHDXW\�RI�WKH�+HEHU�9DOOH\��DQG�SURWHFW��UDWKHU�WKDQ�LQIULQJH��RQ�
FXUUHQW�UHVLGHQFHV��)RU�H[DPSOH��DOO�RI�WKH�LQLWLDO����URXWHV�XQGHU�FRQVLGHUDWLRQ�DSSHDU�WR�LQIULQJH�RQ�PDQ\�UHVLGHQFHV�LQ�
WKH�1RUWKZHVW�FRUQHU�RI�+HEHU�&LW\��(VSHFLDOO\�JLYHQ�+HEHU�&LW\�:DVDWFK�&RXQW\�ORQJ�WHUP�SODQV�IRU�FRPPHUFLDO�DQG�
KLJKHU�GHQVLW\�KRXVLQJ�1RUWK�DORQJ�+Z\����EHWZHHQ�3RWWHU�/DQH�DQG�WKH�VWRS�OLJKW�DW�DQG�0LGZD\�/DQH���:K\�QRW�
FRQVLGHU�D�E\SDVV�FRQQHFWLRQ�WR�+Z\����DW�RU�QHDU�RQH�RI�WKH�SODQQHG�GHYHORSPHQWV�D�PLOH�RU�WKUHH�QRUWK�RI�+HEHU�&LW\�
�VHHPV�UHDVRQDEOH�WKDW�D�E\SDVV�VKRXOG�E\SDVV�WKH�FLW\��QRW�LQIULQJH�RQ�LW
V�ERUGHUV���$�E\SDVV�FRQQHFWLQJ�IXUWKHU�QRUWK�
RI�+HEHU�&LW\�FRXOG�DOVR�DOORZ�PRUH�URRP�IRU�+HEHU�&LW\�WR�JURZ�RYHU�WLPH��ZKLFK�LV�QHHGHG�JLYHQ�\RXU�UHFHQW�JURZWK�
SURMHFWLRQV���$/62��DV�D�URXWH�LV�VHOHFWHG��EXGJHWV�WR�EHDXWLI\�URXWH�ZLWK�WUHHV��EXUPV��DQG�VKUXEV�WKDW�VFUHHQ�
VLJKW�VRXQG��UXEEHUL]HG�DVSKDOW�WR�UHGXFH�GHFLPDO�OHYHOV��UHGXFHG�VSHHGV�����PSK���HWF���VKRXOG�EH�FRQVLGHUHG��(YHQ�
UXQQLQJ�ELF\FOH�WUDLOV�DGMDFHQW�WR�WKH�E\SDVV�IRU�DOO�WR�HQMR\��PDNH�WKH�E\SDVV�D�EHQHILW��QRW�D�QRLV\�H\HVRUH���7KH�+HEHU�
9DOOH\�LV�WRR�UDUH�DQG�EHDXWLIXO�WR�GHJUDGH�DQG�UXLQ��$OWKRXJK�������DGGLWLRQDO�EXGJHW�PD\�EH�QHHGHG�WR��GR�LW�ULJKW���
VXFK�ZRXOG�SURWHFW�DQG�EHQHILW�WKH�+HEHU�9DOOH\�ORQJHU�WHUP�
�
&RPPHQWV���VXJJHVWLRQV�DERYH�PD\�DOVR�FRPSOLPHQW�UHVROXWLRQ�WR�LVVXH�WKDW�FXUUHQW�WUDIILF�VWXGLHV�GR�QRW�DFFRXQW�IRU�
WKH�OLNHO\�H[SDQVLRQ�RI�+Z\�����ZLWK�DQ�DGGHG�ODQH�LQ�HDFK�GLUHFWLRQ��FRPSUHVVLQJ�WR�H[LVWLQJ���ODQHV�LQ�HDFK�GLUHFWLRQ�
RQ�+HEHU�&LW\�0DLQ�6WUHHW��1R�GRXEW�WKH�WUDIILF�VWXG\�GDWD�ZLOO�EH�PXFK�GLIIHUHQW��ZRUVH��ZKHQ�+Z\����LV�H[SDQGHG�DV�
SODQQHG�QRUWK�RI�+HEHU��$�E\�SDVV�QRUWK�FRQQHFWLRQ��IXUWKHU�QRUWK�RI�+HEHU��YHUVXV�WHQWDWLYH�URXWHV�$��%��&�RIIHUHG�ODVW�
\HDU�PD\�DGGUHVV�ERWK�P\�HDUOLHU�VXJJHVWLRQV�LQ�WKH�SDUDJUDSK�DERYH��DQG�KHOS�UHVROYH�LVVXHV�UHODWLQJ�WR�+Z\�����QRUWK�
RI�+HEHU��SODQQHG�ODQH�H[SDQVLRQ�

%LOO 6SLNHU :HEVLWH�HPDLO

��

+L��7KDQNV�IRU�WDNLQJ�P\�FRPPHQW��,�OLYH�ULJKW�EHKLQG�WKH�SURSRVHG�SURMHFW��6R�REYLRXVO\��,�DP�DJDLQVW�LW��:H�ZLOO�PRYH�LI�
WKH�URDG�LV�EXLOW��3ROOXWLRQ��QRLVH�DQG�VR�IRUWK��$OVR��,¶P�QRW�VXUH�KRZ�HIIHFWLYH�PDNLQJ�D�OHIW�KDQG�WXUQ�RQWR����ZLOO�EH�IRU�
ELJ�WUDFWRU�WUDLOHUV�DQG�WUDIILF�IORZ��7KH�SURSRVHG�URDG�HQWHUV�ULJKW�DW�WKH�HGJH�RI�WRZQ�ZKHUH�D�OLJKW�ZLOO�KDYH�WR�EH�
SODFHG��7KH�WUDIILF�WKHUH�ZRXOG�FDXVH�D�EDFN�XS�RQWR�0DLQ�6WUHHW��7KLV�GRHVQ¶W�VROYH�DQ\WKLQJ��$OVR��,¶P�JRLQJ�WR�
PHQWLRQ�LW�HYHQ�WKRXJK�SHRSOH�GRQ¶W�VHHP�WR�FDUH�DERXW�WKLV�NLQG�RI�WKLQJ��EXW�WKHUH�DUH�DERXW����GLIIHUHQW�ELUG�VSHFLHV�
EDFN�WKHUH��ZH¶YH�FRXQWHG�DQG�GRFXPHQWHG�WKHP�DORQJ�ZLWK�QHVWLQJ�ELUGV��7KLV�SURMHFW�MXVW�VHHPV�ZDVWHIXO��,W�GRHVQ¶W�
VHHP�WR�VROYH�DQ\WKLQJ��DQG�VHHPV�WR�EH�SXVKHG�WKURXJK�IRU�WKH�ZURQJ�UHDVRQV�

5DFKHOO� 0LWFKHOO (PDLO

��

,�ZULWH�WR�H[SUHVV�P\�FRQFHUQ�ZLWK�WKH�QRWLRQ�WKDW�D�E\SDVV�LV�VWLOO�QRW�YLHZHG�DV�QHFHVVDU\��0RVW�ZKR�OLYH�DQG�GULYH�
WKURXJK�+HEHU�HYHU\�GD\�FDQ�DWWHVW�WR�WKH�QHHG�IRU�D�E\SDVV�WKDW�LV�GHVLJQDWHG�DV�QHZ�86�����3OHDVH�GR�QRW�WUHDW�WKH�
E\SDVV�DV�PHUHO\�DQ�RSWLRQ�ZKHQ�LW�LV�DQ�DEVROXWH�QHFHVVLW\�IRU�WKLV�YDOOH\��)XUWKHU��WKH�+HEHU�&LW\�&RXQFLO�LV�SODQQLQJ�D�
&5$�IRU�RXU�GRZQWRZQ�FRUH��7KH�ORQJ�WHUP�YLDELOLW\�DQG�VXFFHVV�RI�+HEHU¶V�0DLQ�6WUHHW�LV�LQWLPDWHO\�WLHG�WR�WKH�
FRQVWUXFWLRQ�RI�WKH�E\SDVV�QHZ����
�
7KDQN�\RX�IRU�\RXU�FRQVLGHUDWLRQ�

5\DQ� 6WDFN (PDLO

��

��PLQXWHV�DQG����VHFRQGV�WR�JR�IURP�RQH�HQG�RI�+HEHU�WR�WKH�RWKHU"
,Q������WKDW�ZLOO�JR�XS�WR���PLQXWHV�DQG����VHFRQGV�
,�WKRXJKW�ZH�ZHUH�UHDOO\�LQ�GLUH�VWUDLJKWV�
$P�,�PLVVLQJ�VRPHWKLQJ"

3DWULFLD 7KRPSVRQ (PDLO

��
$V�D�EXVLQHVV�RZQHU�DQG�0DLQ�6WUHHW�SURSHUW\�RZQHU�����6�0DLQ��ZH�GHVSHUDWHO\�QHHG�D�E\SDVV��/HDYLQJ�WKH�WUDIILF�DV�
LV�ZLOO�FRQWLQXH�WR�NLOO�PRUH�DQG�PRUH�SHRSOH�ZLWK�LQVDQHO\�GLIILFXOW�WUDIILF�SDWWHUQV�DQG�D�KXJH�DPRXQW�RI�ODUJH�WUXFN�WUDIILF�
JRLQJ�WR�WKH�EDVLQ��,W�LV�QRW�VDIH��LW
V�QRW�JRRG�IRU�+HEHU�EXVLQHVVHV��:(�1(('�$�%<3$66��

3HUU\ 'LFNVRQ :HEVLWH

�� 7KH�OLJKWV�RQ�PDLQ�QHHG�WR�EH�V\QFKURQL]HG�WR�NHHS�WUDIILF�IORZLQJ�EHWWHU�DQG�PRUH�HIILFLHQWO\�QRUWK�VRXWK� 6KDQQRQ &RPPHQW�0DS

�� 5W���E\SDVV�QG�5W�����E\SDVV�FRQQHFW�WR�DYRLG�+HEHU�FLW\�PDLQ�VW��DQG�IXQQHO�WUDIILF�DUXQG�FLW\��0DNHV�PRVW�VHQVH�IRU�
FRVW�WR�FRQQHFW��������WKHQ�EDFN�WR����ZHVW�EHU�E\SDVV� M FODUN &RPPHQW�0DS

��

3RVLWLRQ�WKH�EHJLQQLQJ�RI�WKH�1RUWKILHOG
V�%\SDVV�DW�3RWWHU�/Q�DQG�FRQQHFW�WR�����:�DQG�WKHQ�FRQQHFW�WR�����:�DQG�
WKHQ�IROORZ�VWUDLJKW�RXW��SDVVHG�WKH�SURSRVHG�QHZ�+LJK�6FKRRO�ORFDWLRQ�WR�5WH������7KLV�WUXO\�JHWV�WUDIILF�DZD\�IURP�WKH�
+HEHU�&LW\�FRUH��7KH�%\SDVV�VKRXOG�EH�ERUGHUHG�RQ�ERWK�VLGHV�E\�EHUPV�IRU�VRXQG�DQG�OLJKW�PLWLJDWLRQ�DQG�WRSSHG�ZLWK�
ELNH�DQG�IRRWSDWK�WR�IDFLOLWDWH�ODNH�WR�ODNH�SHRSOH�WUDIILF�

/DUU\ 1HZKDOO &RPPHQW�0DS

�� $GGLQJ�WR�P\�SUHYLRXV�FRPPHQW�UHJDUGLQJ�WKH�1RUWKILHOG
V�%\SDVV��WKHUH�VKRXOG�EH�QR�H[LW�RU�HQWUDQFH�UDPSV�IURP�
EHJLQQLQJ�WR�HQG��LQ�SHUSHWXLW\� /DUU\ 1HZKDOO &RPPHQW�0DS

��

3UHYLRXV�PDSV�KDYH�VKRZQ�WKH�E\SDVV�WR�UXQ�DGMDFHQW�WR�P\�SURSHUW\�DQG�KRPH�OHVV�WKDQ����IHHW�DZD\��0\�KRPH�DQG�
ZDWHU�ZHOO�ZLOO�EH�JUHDWO\�GDPDJHG�E\�WKH�E\SDVV��7KH�E\SDVV�ZLOO�UXQ�WKH�OHQJWK�RI�P\�SURSHUW\�IRU�DW�OHDVW������IHHW��
0\�SURSHUW\�YDOXH�ZLOO�EH�ZRUWKOHVV��8VLQJ�H[LVWLQJ�URDGV�VXFK�DV�+Z\�����ZKHUH�LW�LV�FXUUHQWO\�LV�WKH�EHVW�DQVZHU��2SHQ�
VSDFH�LV�LPSRUWDQW�WR�WKLV�FRPPXQLW\�DQG�URXWLQJ�D�KLJKZD\�DURXQG�WKH�H[LVWLQJ�VHZHU�ILHOGV��LQVWHDG�RI�XVLQJ�H[LVWLQJ�
URDGV�ZLOO�GDPDJH�WKHVH�IDUPV��KRPHV�DQG�RSHQ�VSDFH��,W�ZLOO�DOVR�LPSDFW�WKH�FUDQHV�DQG�JHHVH�WKDW�PLJUDWH�LQ�WKH�
VRXWK�ILHOGV�

:HQG\ &DVH\ &RPPHQW�0DS

��

:H�DUH�RSSRVHG�WR�DLUSRUW�H[SDQVLRQ��7KLV�LV�QRW�WKH�ILUVW�WLPH�FLWL]HQV�KDYH�H[SUHVVHG�RSSRVLWLRQ�WR�WKLV��,Q�UHJDUGV�WR�D�
URDG�WR�E\SDVV�PDLQ�VWUHHW��WKLV�URDG�VKRXOG�EH�WKH�URDG�EHWZHHQ�WKH�VHZHU�SRQGV��7KLV�ZDV�WKH�ZD\�LW�RULJLQDOO\�ZDV�RQ�
WKH�FLW\�SODQ��,I�\RX�PRYH�LW�IDUWKHU�VRXWK�WUDIILF�FRPLQJ�IURP�WKH�VRXWKHDVW��DUH�QRW�JRLQJ�WR�ZDQW�WR�WDNH�WKDW�GHWRXU��DQG�
ZLOO�VWLOO�XVH�PDLQVWUHHW��7KH�E\SDVV�QHHGV�WR�UHGXFH�WUDIILF�RQ�PDLQVWUHHW�DQG�DQ�RXW�RI�WKH�ZD\�URDG�ZLOO�DFFRPSOLVK�
QRWKLQJ��7KH�URDG�1(('6�WR�JR�WKUX�WKH�VHZHU�SRQGV�

$QJHOD 1HHULQJV &RPPHQW�0DS

��

KL�
QLFH�MRE�RQ�WKH�SRZHU�SRLQW��LW
V�D�YHU\�HIIHFWLYH�YLVXDO��VQDSVKRW���L�UHDOO\�DSSUHFLDWH�JHWWLQJ�WKLV�LQIR�
�
L�GRQ
W�VHH�ZKHUH�WKH�SURSRVHG��E\SDVV��RSWLRQV�DUH��FRXOG�\RX�SOV�OHW�PH�NQRZ"
�
RI�FRXUVH�PRVW�RI�XV�ZKR
YH�OLYHG�IRU�HYHQ�D�VKRUW�DPRXQW�RI�WLPH�LQ�ZDVDWFK�FRXQW\�ZRXOG�SUHIHU�DQ�DSSURDFK�WR�WKH�
JURZWK�GLOHPD�EH�IDU�OHVV�JURZWK��ȸ
�
WKDQNV�YHU\�PXFK�

*UDQW %DLUG (PDLO

�� 1HHG�WR�PDNH�0DLQ�6WUHHW�VDIHU�IRU�ELNHV�E\�UHGXFLQJ�WKH�WUDIILF��1HHG�D�E\SDVV�IRU�DOO�WKH�WUXFNV�DQG�WKRXJK�WUDIILF��
1HHG�WR�UHGR�ELNH�SDWK�QHDU�WKH�FRYHUHG�EULGJH� *HUULW &RPPHQW�0DS

�� :K\�FDQ¶W�LW�JR�RQ�WKH�HDVW�VLGH�VRPHZKHUH" $QRQ\PRXV :HEVLWH



�� +RZ�ZLOO�WKH�%\SDVV�LQWHUVHFW�ZLWK�65������0LGZD\�/DQH�DQG�KRZ�ZLOO�WKDW�WUDIILF�FRRUGLQDWH�ZLWK�WKH�3URSRVHG����+HEHU�
+LJK�6FKRRO�VLWH�QHDU�WKDW�LQWHUVHFWLRQ" 3KLO -RUGDQ :HEVLWH

�� +RZ�ZLOO�WKH�GHVLJQ�RI�WKH�%\SDVV�DGGUHVV�FRQFHUQV�RI�DGGLWLRQDO�ORFDO�URDG�WUDIILF�IURP�DQ\�LQWHUVHFWLRQV�DORQJ�LW
V�QRUWK�
VRXWK�SDWK" 3KLO -RUGDQ :HEVLWH

�� ,)�WKH�%\SDVV�LV�FRQVWUXFWHG�KRZ�ZLOO�LW�EH�RSHUDWHG�WR�VXFFHHG�DW�LW
V�REMHFWLYHV�WR�PRYH�$//�WUDIILF�IURP�0DLQ�6WUHHW" 3KLO -RUGDQ :HEVLWH

��

7KLV�YDOOH\�LV�DQ�DPD]LQJ�DQG�ZRQGHUIXO�SODFH�WR�OLYH��,W�LV�LPSRUWDQW�WR�FRQVLGHU�HYHU\WKLQJ�ZH�FDQ�GR�DQG�DGGUHVV�
HQYLURQPHQWDO�LPSDFW�IRU�QRZ�DQG�WKH�IXWXUH��,W�LV�WKH�TXDOLW\�RI�RSHQ�VSDFH��FOHDQ�DLU�DQG�ZLOGOLIH�WKDW�KHOSV�XV�WR�WKULYH��
:H�QHHG�WR�FRQVLGHU�WKH�LPSDFW�RI�WUDIILF�DQG�FRQVWUXFWLRQ�WKDW�ZLOO�DOWHU�WKH�TXDOLW\�RI�OLIH�IRU�HYHU\RQH��:H�QHHG�PRUH�
FRQVLGHUDWLRQV�IRU�VXVWDLQDEOH�UHVRXUFHV��HQFRXUDJH�ORFDO�EXVLQHVVHV��IDUPLQJ�DQG�JRRG�TXDOLW\�ZDWHU��VRLO�DQG�VSDFH�WR�
SOD\�DQG�KDYH�WUDLOV�WKDW�DUH�ELNHV�DQG�ZDONHUV�FDQ�XVH��/RRN�IRU�DOWHUQDWLYH�ZD\V�IRU�WUDQVSRUWDWLRQ��HQFRXUDJH�FDU�
SRROLQJ�DQG�D�VXVWDLQDEOH�WUDQVSRUWDWLRQ�V\VWHP�

$QRQ\PRXV :HEVLWH

�� ,W�VHHPV�OLNH�WKH�PRVW�FRVW�HIIHFWLYH��OHDVW�LQWUXVLYH�URXWH�ZRXOG�EH�WR�XWLOL]H�WKH�H[LVWLQJ�VWUHWFK�RI�+LJKZD\�����WR�6RXWK�
)LHOG�5RDG��LQVWHDG�RI�PRYLQJ�WKH�KLJKZD\�WR������6RXWK��ZKLFK�ZRXOG�DIIHFW�PXOWLSOH�UHVLGHQWLDO�QHLJKERUKRRGV� 1DWKDQ 0RXOWRQ &RPPHQW�0DS

��
7KLV�SLQ�LV�GURSSHG�WR�FRYHU�DOO�RI�0DLQ�6WUHHW��:H�QHHG�D�E\SDVV�WR�KHOS�ZLWK�FRQJHVWLRQ�DQG�WR�UHPRYH�GDQJHURXV�
VHPL�WUXFNV�IURP�0DLQ��3OHDVH���GR�QRW�YLHZ�WKH�E\SDVV�DV�DQ�RSWLRQ��EXW�D�GHVSHUDWHO\�QHHGHG�QHFHVVLW\�IRU�+HEHU��7KH�
E\SDVV�VKRXOG�EH�QHZ�86����DQG�0DLQ�VKRXOG�EH�D�ORFDO�FLW\�VWUHHW�

5\DQ 6WDFN &RPPHQW�0DS

��

$W�WKH�$XJXVW����PHHWLQJ�\RX�UHSRUWHG�D�VXUYH\�RI�WUDIILF�RQ�+HEHU�0DLQ�6WUHHW��<RX�UHSRUWHG�WKDW�WUDFWRU�WUDLOHU�WUDIILF�
ZDV�RQO\����RI�WUDIILF��7KDW�VWDWLVWLF�LV�GLVKRQHVW��,W�ZDV�FRQGXFWHG�GXULQJ�RQH�KRXU�����SP���2I�FRXUVH�WR�FRPH�XS�ZLWK�
WKDW�ILJXUH�VXJJHVWV�RLO�WDQNHU�DQG�VHPL�WUDLOHU�WUDIILF�LV�QRW�D�VLJQLILFDQW�SUREOHP��7R�WKH�FRQWUDU\��LW�LV�7+(�SUREOHP��
/RRN�DW�WKH�SHUFHQWDJH�RYHU�D�IXOO����KRXU�SHULRG��7KHVH�WUXFNV�UXQ�GXULQJ�WKH�HQWLUHW\�RI�D����KRXU�SHULRG��7KH�
SHUFHQWDJH�LV�PXFK�KLJKHU�LI�DQ�KRQHVW�SHULRG�LV�VWXGLHG��$QG�WKDW�GRHVQ¶W�WDNH�LQWR�FRQVLGHUDWLRQ�WKDW�ODUJH�WUXFNV�
UHTXLUH�D�ORQJHU�DFFHOHUDWLRQ�DQG�GHFHOHUDWLRQ�WLPH�DQG�VSDFH��/HW¶V�PDNH�VXUH�WKDW�VWDWLVWLFV�DUH�KRQHVW�DQG�QRW�ELDVHG�
WRZDUG�D�QR�EXLOG�GHFLVLRQ�

6WHYH 'RXJKHUW\ :HEVLWH

�� 3OHDVH�FRQVLGHU�D�IO\RYHU�VROXWLRQ�RQ�0DLQ�6WUHHW�UDWKHU�WKDQ�D�E\SDVV��6HH�:DOODFH��,GDKR��,�����RU�,����IURP�'HQYHU�WR�
'LOORQ� 6WHYH :HEVLWH

��

$OWKRXJK�VLJQLILFDQW�JURZWK��DQG�DGGHG�WUDYHO�URXWHV��DUH�KLJKO\�OLNHO\�WR�RFFXU�LQ�WKH�+HEHU�9DOOH\��VXFK�FDQ�EH�GRQH�LQ�
D�PDQQHU�WR�FRPSOLPHQW��UDWKHU�WKDQ�REOLWHUDWH��WKH�EHDXW\�RI�WKH�+HEHU�9DOOH\��DQG�SURWHFW��UDWKHU�WKDQ�LQIULQJH��RQ�
FXUUHQW�UHVLGHQFHV��)RU�H[DPSOH��DOO�RI�WKH�LQLWLDO����URXWHV�XQGHU�FRQVLGHUDWLRQ�DSSHDU�WR�LQIULQJH�RQ�PDQ\�UHVLGHQFHV�LQ�
WKH�1RUWKZHVW�FRUQHU�RI�+HEHU�&LW\��(VSHFLDOO\�JLYHQ�+HEHU�&LW\�:DVDWFK�&RXQW\�ORQJ�WHUP�SODQV�IRU�FRPPHUFLDO�DQG�
KLJKHU�GHQVLW\�KRXVLQJ�1RUWK�DORQJ�+Z\����EHWZHHQ�3RWWHU�/DQH�DQG�WKH�VWRS�OLJKW�DW�DQG�0LGZD\�/DQH���:K\�QRW�
FRQVLGHU�D�E\SDVV�FRQQHFWLRQ�WR�+Z\����DW�RU�QHDU�RQH�RI�WKH�SODQQHG�GHYHORSPHQWV�D�PLOH�RU�WKUHH�QRUWK�RI�+HEHU�&LW\�
�VHHPV�UHDVRQDEOH�WKDW�D�E\SDVV�VKRXOG�E\SDVV�WKH�FLW\��QRW�LQIULQJH�RQ�LW
V�ERUGHUV���$�E\SDVV�FRQQHFWLQJ�IXUWKHU�QRUWK�
RI�+HEHU�&LW\�FRXOG�DOVR�DOORZ�PRUH�URRP�IRU�+HEHU�&LW\�WR�JURZ�RYHU�WLPH��ZKLFK�LV�QHHGHG�JLYHQ�\RXU�UHFHQW�JURZWK�
SURMHFWLRQV���$/62��DV�D�URXWH�LV�VHOHFWHG��EXGJHWV�WR�EHDXWLI\�URXWH�ZLWK�WUHHV��EXUPV��DQG�VKUXEV�WKDW�VFUHHQ�
VLJKW�VRXQG��UXEEHUL]HG�DVSKDOW�WR�UHGXFH�GHFLPDO�OHYHOV��UHGXFHG�VSHHGV�����PSK���HWF���VKRXOG�EH�FRQVLGHUHG��(YHQ�
UXQQLQJ�ELF\FOH�WUDLOV�DGMDFHQW�WR�WKH�E\SDVV�IRU�DOO�WR�HQMR\��PDNH�WKH�E\SDVV�D�EHQHILW��QRW�D�QRLV\�H\HVRUH���7KH�+HEHU�
9DOOH\�LV�WRR�UDUH�DQG�EHDXWLIXO�WR�GHJUDGH�DQG�UXLQ��$OWKRXJK�������DGGLWLRQDO�EXGJHW�PD\�EH�QHHGHG�WR��GR�LW�ULJKW���
VXFK�ZRXOG�SURWHFW�DQG�EHQHILW�WKH�+HEHU�9DOOH\�ORQJHU�WHUP�

%LOO 6SLNHU :HEVLWH�HPDLO

�� :HVWHUQ�E\SDVV�LV�QHFHVVDU\�WR�VDYH�0DLQ�6WUHHW�DQG�FUHDWH�D�VDIH�GRZQWRZQ�FRUH��7UDIILF�LV�EDG�DQG�RQO\�JHWWLQJ�
ZRUVH��SOHDVH�VXSSRUW�FUHDWLQJ�D�ZHVWHUQ�E\SDVV�WR�EHFRPH�QHZ�86���� $QRQ\PRXV :HEVLWH

��

,�ZRXOG�ORYH�WR�VHH�GHGLFDWHG�OHIW�WXUQ�VLJQDOV�RQ�0DLQ�6WUHHW��$V�WKH�QXPEHU�RI�DXWRV�RQ�RXU�URDGV�LQFUHDVH��LW�LV�TXLWH�
VFDU\�DW�WLPHV�WU\LQJ�WR�WXUQ�OHIW�����	����1�LQ�SDUWLFXODU��:RXOG�DOVR�OLNH�0DLQ�6WUHHW�WR�EH�UHGXFHG�WR���ODQH�HDFK�ZD\��
VR�LW�LV�PRUH�ZDONDEOH��ELNH�DEOH�DQG�EXVLQHVV�IULHQGO\��$�E\SDVV�LV�JRLQJ�WR�EH�QHFHVVDU\��1RW�FOHDU�ZKHUH�WKRXJK��
3XEOLF�WUDQVSRUW�ZRXOG�DOVR�EH�D�ZHOFRPH�DGGLWLRQ��6R�PDQ\�RI�RXU�ZRUNHUV�GULYH�WR�3&�HYHU\�GD\��3XEOLF�WUDQVSRUW�
ZRXOG�DOVR�EHQHILW�WKRVH�ZLWKRXW�GULYHUV�OLFHQVHV�RU�WKRVH�ZKR�FKRVH�QRW�WR�GULYH��7KDQNV�

$QRQ\PRXV :HEVLWH

�� 3OHDVH�PDNH�WKH�FRUULGRU�FRPSDWLEOH�ZLWK�IXWXUH�H[SDQVLRQ�WR�OLPLW�DFFHVV��IXWXUH�IUHHZD\�EULGJHV�UDPSV���1R�WUDIILF�
VLJQDOV�QRU�URXQGDERXWV�DW�IXOO�EXLOG�RXW��SOHDVH� 5RE 6DQGHUV &RPPHQW�0DS

��

$FFRUGLQJ�WR�VOLGH�����WUDYHO�WLPH��FRPSDULQJ�H[LVWLQJ�SHDN�KRXU�WR������QR�EXLOG�WUDYHO�WLPHV��GLIIHUHQFH�LV�DERXW���PLQ�
JRLQJ�VRXWK�DQG���PLQ����VHF�JRLQJ�QRUWK�ORQJHU�WKDQ�LW�LV�QRZ����QRW�WRR�ELJ�RI�GHDO�FRPSDUHG�WR�PRVW�SRSXODWHG�DUHDV���
EXLOG�PRUH�URDGV�VSUDZO�ZLOO�ILOO�LQ�FUHDWLQJ�PRUH�WUDIILF��QRLVH�DQG�SROOXWLRQ��(DV\�IL[��5HPRYH�WKH�OLJKW�DW�FHQWHU�VWUHHW��
LQVWDOO�WXUQ�VLJQDOV�IRU�HDVW�ZHVW�WXUQV�RQ�UHPDLQLQJ�OLJKWV��SXW�D�GRXEOH�HDVW�WXUQ�ODQH�RQ�������SURJUDP�OLJKWV�IRU�RSWLPDO�
WUDIILF�IORZ��5HGXFH�VSHHG�OLPLW�WR����PSK��&RPSOHWH�REOLJDWHG�5HG�/HGJHV�E\SDVV��,PSURYH�����1�	�����6�IRU�ORFDO�
QRUWK�VRXWK�WUDYHO�DQG�EDFN�GRRU�PDLQ�VWUHHW�EXVLQHVV�DFFHVV��6DYH�WKH�RSHQ�VSDFH�DQG�����DQG�WDNH�\RXU�WLPH�DQG�
HQMR\�WKH�YLHZV����
1R�PDWWHU�KRZ�PDQ\��E\SDVVHV��DUH�FUHDWHG�PDLQ�VWUHHW�ZLOO�DOZD\V�EH�EXV\�DW�FHUWDLQ�WLPHV�DQG�ZLOO�QHYHU�EH�UHDOO\�
SHGHVWULDQ�IULHQGO\���LW
V�WR�QDUURZ��&UHDWH�D�FRRO�SHGHVWULDQ�VWUHHW�RQ�����6�EHWZHHQ�WKH�SDUN�DQG�WKH�7DEHUQDFOH�SDUN�
ZLWK�ZLGH�VLGH�ZDONV��VKDGH�WUHHV��JUDVV�SDUNLQJ�VWULSV�DQG�NLG��IDPLO\��EXVLQHVV�DFFHVV�IULHQGO\�

2OG�/RFDO :HEVLWH

�� 7KH�WXUQLQJ�ODQH�VRXWKERXQG�RII����RQWR����LV�D�VDIHW\�KD]DUG��7UDIILF�SDVVLQJ�E\�DW����03+�DV�\RXU�ZDLWLQJ�IRU�WKH�OLJKW��
:LWK�WKH�QHZ�KRPHV��QHHG�SODQV�IRU�DQ�RYHUSDVV�DV�DFFLGHQWV�KHUH�FRQWLQXH�WR�RFFXU 0LNH 8QGHUKLOO &RPPHQW�0DS

�� 7KH�LQWHUVHFWLRQ�RI�&HQWHU�6WUHHW�DQG�0LOO�5RDG�������(DVW��LV�EDG��7KHUH�DUH�RQO\�VWRS�VLJQV�RQ�0LOO�5RDG��7KHUH�QHHGV�
WR�EH�VWRS�VLJQV�RQ�&HQWHU�VWUHHW�WRR�VR�WKDW�WKLV�LQWHUVHFWLRQ�LV�D���ZD\�VWRS� 0LFKHOOH /LQIRUG &RPPHQW�0DS

�� ,�ZRXOG�OLNH�WR�VHH�D�WUXFN�E\SDVV�LQ�+HEHU��2Q�WKH�ZHHNHQGV�0DLQ�6WUHHW�LV�VR�EXV\�LW�GHWUDFWV�IURP�RXU�EHDXWLIXO�FLW\� (LOHHQ %RVKDUG :HEVLWH

��

0\�REMHFWLRQ�WR�WKH�E\�SDVV�KLJKZD\�LV�EDVHG�RQ�SHUVRQDO�DQG�SODQQLQJ�YDOXHV�
����3HUVRQDO��,�PRYHG�P\�IDPLO\�WR�+HEHU�9DOOH\����\HDUV�DJR�IRU�LWV�VWURQJ�FRPPXQLW\�DQG�XQPDWFKHG�QDWXUDO�EHDXW\��,�
FDQQRW�VHH�KRZ�D�E\�SDVV�KLJKZD\�RQ�HLWKHU�VLGH�RI�WKH�YDOOH\�ZRXOG�QRW�KDYH�D�VHULRXV�QHJDWLYH�LPSDFW�RQ�ERWK�
����3ODQQLQJ��,Q�WKH�SXEOLF�PHHWLQJ��WKH�GDWD�SUHVHQWHG�E\�8'27�LQ�VXSSRUW�RI�D�E\�SDVV�KLJKZD\�DFWXDOO\�DUJXHV�
DJDLQVW�RQH��)LUVW��PRVW�RI�WKH�SURMHFWHG�LQFUHDVH�LQ�WUDIILF�RYHU�WKH�QH[W����\HDUV�LV�H[SHFWHG�WR�EH�ORFDO��$�E\�SDVV�
KLJKZD\�PD\�LPSURYH�WUDIILF�WKURXJK�WKH�YDOOH\�EXW�LW�ZLOO�QRW�DOOHYLDWH�WUDIILF�ZLWKLQ�WKH�FLW\��6HFRQG��WKH��IDLOLQJ��JUDGH�IRU�
WKH�LQFUHDVHG�WLPH�WUDIILF�LV�H[SHFWHG�WR�WDNH�LQ������WR�JHW�WKURXJK�WRZQ�GRHV�QRW�MXVWLI\�D�E\�SDVV��ZKLFK�PD\�DFWXDOO\�
UHTXLUH�PRUH�WUDYHO�WLPH�WKDQ�0DLQ�6WUHHW�EHFDXVH�RI�LWV�LQFUHDVHG�OHQJWK��/HJDF\�+LJKZD\�LQ�'DYLV�&RXQW\�SURYHV�WKH�
IDOODF\�RI�WKLV�8'27�DUJXPHQW��
,I�WKH�E\�SDVV�KLJKZD\�VXFFHHGV�DV�DQWLFLSDWHG�E\�8'27��LW�ZLOO�FRPSURPLVH�WKH�QDWXUDO�EHDXW\�DQG�FRPPXQLW\�YLWDOLW\�
RI�WKH�9DOOH\�DQG�PD\�XQGHUPLQH�WKH�ORFDO�HFRQRP\�DV�ZHOO��ZKLOH�QRW�VROYLQJ�WUDIILF�FRQJHVWLRQ�DORQJ�0DLQ�6WUHHW�

6WHYHQ 2OVHQ :HEVLWH

�� &HQWHU�6WUHHW�DQG�2OG�0LOO�7RDG�QHHGV�D�URXQG�DERXW��7RR�PXFK�WUDIILF�FUHDWHV�XQVDIH�WXUQV�HQWHULQJ�RQWR�FHQWHU�VWUHHW� *RUGRQ 0RUWHQVHQ &RPPHQW�0DS

�� &HQWHU�VWUHHW�VSHHG�OLPLW�VKRXOG�EH�LQFUHDVHG�WR����PSK��7KH�VWUHHW�ORRNV�OLNH�RWKHUV�ZLWK����PSK�OLPLW�����PSK�FUHDWHV�
YHU\�FORVH�WDLO�JDWLQJ�ZKLFK�LV�XQVDIH� *RUGRQ 0RUWHQVHQ &RPPHQW�0DS

��

:KDW�LV�EHLQJ�GRQH�WR�SURWHFW�WKH�1RUWK�)LHOGV�GXULQJ�WKH�E\�SDVV"�7KLV�URDG�ZLOO�LQHYLWDEO\�OHDG�WR�FRPPHUFLDO�
GHYHORSPHQW�DORQJ�LW��$GGLWLRQDOO\��ZKDW�ZLOO�EH�GRQH�WR�DGGUHVV�WKH�QRLVH"�:LOO�VRXQG�EDUULHUV�EH�DGGHG�DORQJ�WKH�URDG"�
&DQ�WKH�E\�SDVV�UXQ�D�SDWK�VLPLODU�WR�ZKDW�5LYHUVLGH�5RDG�GRHV�LQ�0LGZD\"�,Q�SUHYLRXV�YHUVLRQV�LW�VHHPV�WKH�URDG�
ZRXOG�FRPH�DOO�WKH�ZD\�WR�6PLWK¶V�DQG�WKHQ�FXW�EDFN�WKURXJK�WKH�1RUWK�)LHOGV�WR�6RXWK�)LHOG�5RDG��7KLV�RQO\�GHFUHDVHV�
WUDIILF�RII�0DLQ�6WUHHW��LW�GRHVQ¶W�VHHP�OLNH�LW�ZRXOG�KHOS�ZLWK�FRPPXWH�WLPHV��&UHDWLQJ�D�PRUH�GLUHFW�SDWK�EHWZHHQ�3URYR�
DQG�3DUN�&LW\�.DPDV�LV�ZKDW�LV�QHHGHG�WR�PDNH�WKLV�EH�XVHIXO�

$QRQ\PRXV :HEVLWH



��

$�E\SDVV�VHHPV�FRVWO\��LQHIIHFWLYH��DQG�XQQHFHVVDU\��'RHV�0DLQ�6WUHHW�KDYH�WUDIILF"�<HV�RI�FRXUVH��%XW�QRW�WR�WKH�SRLQW�
WKDW�ZH�QHHG�WR�GHVWUR\�RSHQ�ODQG�DQG�GHYDOXH�QHLJKERULQJ�SURSHUWLHV��,�YLVLW�DQ\ZKHUH�EHWZHHQ�8WDK�DQG�:HEHU�
FRXQW\�DQG�TXLFNO\�VHH�WKDW�0DLQ�6WUHHW�LV�QRW�DV�ELJ�RI�DQ�LVVXH�DV�RXU�FLW\�RIILFLDOV�ZDQW�WR�PDNH�LW�RXW�WR�EH��:K\�DUH�
ZH�FUHDWLQJ�D�E\SDVV�RYHU�D�IHZ�PLQXWHV�GHOD\�RQ�0DLQ�6WUHHW"

$QRQ\PRXV :HEVLWH

��
:H�QHHG�D�E\SDVV��:H�DUH�FUHDWLQJ�D�PHVV�E\�GHOD\LQJ�WKH�QHHGHG�LPSURYHPHQWV��0DLQ�6WUHHW�LV�DOUHDG\�EHFRPLQJ�
FRQJHVWHG��3OHDVH�EXLOG�LW�DV�VRRQ�DV�SRVVLEOH��7KHUH�DUH�D�KXJH�QXPEHU�RI�SHRSOH�WKDW�GRQ
W�QHHG�WR�JR�GRZQ�PDLQ�
VWUHHW�WKDW�KDYH�QR�RWKHU�RSWLRQV�

$QRQ\PRXV :HEVLWH

��
,�ZRXOG�OLNH�WR�VHH�WKH�E\SDVV�WXUQ�ZHVW�E\�WKH�%DFN����*ULOO�UDWKHU�WKDQ�ULJKW�QH[W�WR�WKH�(OPEULGJH�DSDUWPHQWV�
$�KLJKZD\�RQ�WKH�ERXQGDU\�RI�WKH�DSDUWPHQWV�ZRXOG�GLPLQLVK�WKH�TXDOLW\�RI�OLIH�IRU�PH�DQG����RWKHU�IDPLOLHV�
3OHDVH�GRQ
W�SXW�WKH�URDG�KHUH��7KDQN�\RX�IRU�\RXU�WLPH�

/DXULH 5HHG (PDLO

��

3OHDVH�WKLQN�DERXW�SXWWLQJ�WKH�E\SDVV�5RDG�DORQJ�WKH�ZHVWHUQ�SDUW�RI�WKH�YDOOH\�VDYH�DV�PXFK�ILHOGV�DV�\RX�FDQ�EXW�\RX�
FDQ¶W�HYHQ�JR�GRZQWRZQ�RQ�0DLQ�6WUHHW�\RX�FDQ¶W�VKRS�\RX�FDQ¶W�HQMR\�WKH�PDLQ�VWUHHW�WKHUH¶V�WRR�PXFK�WKURXJK�WUDIILF�
WKDW�FRXOG�MXVW�JR�DURXQG�WKH�E\SDVV�DQG�LW�ZRXOG�WDNH�LW�RII�RI�RXU�PDLQ�VWUHHW�LW¶V�ORQJ�EHHQ�SODQQHG�IRU�DURXQG�WKH�ZHVW�
VLGH�RI�WRZQ

'LDQQ *UHHU :HEVLWH

��

,�ZRXOG�KDWH�WR�VHH�ZKDW�OLWWOH�IDUP�ODQG�ZH�KDYH�OHIW�KHUH�LQ�WKH�QRUWK�HQG�RI�WKH�YDOOH\�JR�WR�D�EL�SDVV�URXWH��7KHUH�DUH�
PDQ\�WRZQV�LQ�WKH�FRXQWU\��HVS�LQ�WKH�ZHVW��WKDW�WUDIILF�KDV�WR�VORZ�GRZQ�WR�JR�WKURXJK�VPDOO�WRZQV��,�OLYH�DORQJ�WKH�HGJH�
RI�ZKHUH�\RX�ZDQW�WR�PRYH�WKH�KLJKZD\��DQG�LW�ZLOO�VHYHUHO\�LPSDFW�P\�TXDOLW\�RI�OLIH�ZLWK�OLJKW�SROOXWLRQ��QRLVH�DQG�DLU�
TXDOLW\��3OHDVH�UHFRQVLGHU�WKH�UXLQLQJ�RI�RXU�WRZQ�ZLWK�D�E\�SDVV�URXWH�DORQJ�WKH�UHVLGHQFHV�

%DUE &ODUN :HEVLWH

��

,�DP�QRW�OLNLQJ�WKH�PDS�VKRZLQJ���RSWLRQV�FXW�FORVH�WR�0XLUILHOG��HIIHFWLQJ�HYHU\RQH�ZLWK�QRLVH��DQG�SROOXLWRQ�FORVH�WR�
KRPHV��:LOO�WKH�FLW\�SURYLGH�D�JLDQW�FRQFUHWH�ZDOO�WR�EORFN�QRLVH�DQG�KHDGOLJKWV�VKLQQLQJ�LQ�DQ\�KRPHV�WKDW�WKLV�ZLOO�
FOHDUO\�LPSDFW�QR�PDWWHU�ZKHUH�LW�LV"�,�DP�FRQFHUQHG�DERXW�WKH�1RUWK�)LHOGV��DQG�IXWXUH�EXVLQHVV�GHYHORSPHQWV�DORQJ�D�
E\SDVV�URDG�WKDW�ZLOO�KDSSHQ��OLIH�DIWHU�E\SDVV��:KDW�DERXW�DOO�WKH�VHPL�WUXFNV�WKDW�ZLOO�VWLOO�KHDG�EDFN�DQG�IRUWK�WR�
'XVKHVQH"�,�DJUHH�VRPHWKLQJ�KDV�WR�EH�GRQH�IRU�0DLQ�6WUHHW��,
P�QRW�FRQYLQFHG�E\SDVV�LQ�WKH�1RUWK�)LHOGV�LV�WKH�
DQVZHU�

(YHO\Q :HEVLWH

��

,�ZRXOG�OLNH�WR�SURSRVH�DQ�DOWHUQDWH�SODQ�DV�DQ�RYHUSDVV��QRW�D�E\SDVV��7KLV�ZRXOG�EH�D�EULGJH�RU�VHFRQG�VWRU\�URDGZD\�
RYHU�PDLQ�VWUHHW�IRU�WUDIILF�MXVW�SDVVLQJ�WKURXJK��3OD\D�'HO�&DUPDQ��0H[LFR�GLG�WKLV�YHU\�WKLQJ�DQG�LW�ZRUNV��,I�ZH�DUH�QRW�
DEOH�WR�ZLGHQ�0DLQ�6WUHHW��WKLV�PD\�EH�WKH�EHVW�VROXWLRQ��:H�GRQ¶W�KDYH�WR�DFTXLUH�PRUH�ODQG�DQG�ZRXOG�OHDYH�WKH�
FRXQW\ZLGH�SLFWXUHVTXH��3OHDVH�GRQ¶W�EXLOG�WKH�E\SDVV��6XFK�SUHWW\�VFHQHU\�ZRXOG�EH�JRQH�IRUHYHU�

*Z\Q 3XUYLV :HEVLWH

��

$�E\SDVV�WKURXJK�WKH�QRUWK�ILHOGV�LV�D�FRPPRQ�VHQVH�VROXWLRQ�WR�WKH�WUDIILF�DQG�SXEOLF�VDIHW\�LVVXHV�WKDW�FXUUHQWO\�SODJXH�
WKH�+HEHU�9DOOH\��DQG�WKDW�ZLOO�EH�H[SRQHQWLDOO\�ZRUVH�LI�JURZWK�UHPDLQV�DV�SURMHFWHG��1RW�HYHU\RQH�ZLOO�EH�KDSS\��DQG�
WKH�PRVW�SDVVLRQDWH��DQG�PRVW�QHJDWLYHO\�DIIHFWHG��DUH�GRXEWOHVVO\�KHUH��EXW�P\�H[SHULHQFH�KDV�EHHQ�RYHUZKHOPLQJ�
VXSSRUW�DPRQJ�WKRVH�ZKR�,�VSHDN�WR�SULYDWHO\�ZKR�OLYH�KHUH�DQG�XVH�WKH�YDOOH\�URDGV��WKH�+HEHU�9DOOH\�ZLOO�FRQWLQXH�WR�
JURZ��OHW
V�QRW�VTXDQGHU�WKH�RSSRUWXQLW\�WR�EH�SURDFWLYH�DQG�FRVW�HIIHFWLYH��EHFDXVH�VXUHO\�D�UHFNRQLQJ�ZLOO�FRPH�LI�ZH�VLW�
RQ�RXU�KDQGV�EHFDXVH�RI�D�IHZ��WKH�ORXGHVW�DQG�PRVW�QHJDWLYH�YRLFHV�

5R\ %XFNPDVWHU :HEVLWH

�� 1HHG�E\SDVV�URDGV�WR�OLJKWHQ�WUDIILF�WKURXJK�+HEHU�0DLQ�6WUHHW� 'DOOLQ :ULJKW &RPPHQW�0DS

��

7KRXJK�,�NQRZ�+HEHU�LV�JURZLQJ��LW�FXUUHQWO\�WDNHV�D�PD[LPXP�RI���WR���PLQXWHV�WR�JHW�IURP�����1�WR������6��WKH�
�OHQJWK��RI�WKH�FLW\���,�KDYH�D�ZLQWHU�SODFH�LQ�0HVD�DQG�LW�FDQ�WDNH�WKDW�ORQJ�WR�JHW�WKURXJK�RQH�OLJKW�GHSHQGLQJ�RQ�WLPH�RI�
GD\��,�GRQ
W�WKLQN�LW�VKRXOG�EH�D�ELJ�SULRULW\�WR�FUHDWH�D�URDG�WKDW�ZRQ
W�DOWHU�DQ\�WUDIILF�WKDW�ZDQW�WR�EH�RQ����DQG�QRW�JRLQJ�
WR�3URYR��$VVXPLQJ�LW�JRHV�WKURXJK�DQ\ZD\��2SWLRQ�$��FRPLQJ�FORVH�WR�0XLUILHOG�DQG�RWKHU�KRXVLQJ�6RXWK�RI�0XLUILHOG�LV�
WKH�ZRUVW�RI�WKH�WKUHH�RSWLRQV��,W�ZLOO�FUHDWH������WUDIILF�QRLVH�IRU�DOO�WKH�UHVLGHQWV�DORQJ�WKH�1RUWKILHOG�URDG������:��DQG�
PXFK�PRUH�OLJKW�SROOXWLRQ��2SWLRQ�$�VHHPV�WR�EH�WKH�EHVW�RI�WKH�WKUHH��WKRXJK�LW�VHHPV�OLNH�WKH�URDG�FRXOG�EH�VWDUWHG�
IXUWKHU�QRUWK�RQ�����LQVWHDG�RI�DW�WKH�%DFN����UHVWDXUDQW���7R�EH�KRQHVW�,�GRQ
W�WKLQN�WUDIILF�ZLOO�GLYHUW�XQOHVV�UHTXLUHG��H�
J���DOO�VHPL�WUXFNV��RWKHU�WKDQ�SHRSOH�JRLQJ�WRZDUG�3URYR��,�DP�YHU\�PXFK�DJDLQVW�RSWLRQ�$�DQG�ZLOO�KDYH�WR�PRYH�LI�LW�
JRHV�WKURXJK��7KDW�ZRXOG�EH�VDG�

-RKQ 0XUSK\ :HEVLWH

�� ,�GRQ
W�WKLQN�ZH�QHHG�D�E\SDVV�EXW�RSWLRQ�$�ZRXOG�EH�WHUULEOH�IRU�WKH�IDPLOLHV�ZLWK�KRXVHV�DORQJ�WKH�URXWH��2SWLRQ�&�RXW�LQ�
WKH�ILHOGV�LV�WKH�EHVW�RI�WKH�WKUHH� 'HEELH 0XUSK\ :HEVLWH

�� .HHS�RSHQ�VSDFH��RSHQ��7KH�IDUP�ODQG�VKRXOG�UHPDLQ�LQ�WDFW�IRU�JHQHUDWLRQV�WR�FRPH��7KLV�LV�ZKDW�PDNHV�+HEHU�9DOOH\�
D�VSHFLDO�SODFH�WR�OLYH��6WRS�WKH�GHYHORSPHQW� -RKQ .HQQHG\ :HEVLWH

��
7KHUH�LV�QR�ZD\�WKH�QHZ����E\SDVV�VKRXOG�EH�SODFHG�WKURXJK�WKHVH�IDUP�ILHOGV��7KH�IDUP�ODQG�LV�DHVWKHWLFDOO\�SOHDVLQJ�
IRU�HYHU\RQH�ZKR�OLYHV�LQ�+HEHU�9DOOH\�DQG�LW
V�ZKDW�PDNHV�+9�D�VSHFLDO�SODFH�WR�OLYH��,�ZRXOG�PXFK�UDWKHU�VHH�WKH�
E\SDVV�UXQ�SDUDOOHO�WR�WKH������6RXWKILHOG�5G��DV�VXJJHVWHG�RQ�WKH�PDS�EHORZ��.HHS�WKLV�RSHQ�VSDFH��RSHQ�

-RKQ .HQQHG\ &RPPHQW�0DS

�� *ODG�WKH�FLW\�KDV�DSSURYHG�D���ZD\�VWRS�VLJQ��'XULQJ�SHDN�WUDIILF�KRXUV�YHU\�GLIILFXOW�WR�FURVV�DQG�SHGHVWULDQV�FDQ�EH�
YHU\�KDUG�WR�VHH�LI�D�ORW�RI�FDUV�WXUQLQJ�OHIW�IURP�DQ\�GLUHFWLRQ��>&HQWHU�6WUHHW���0LOO�5RDG@ 0HORG\ *ULWWRQ &RPPHQW�0DS

��
7KHUH�LV�$�/27�RI�WUDIILF�RQ�PDLQ�VWUHHW�,����HVSHFLDOO\�RQ�ZHHNHQGV��$V�ZHOO�DV�DOO�WKH�ODUJH�WUXFNV�FRPLQJ�DQG�JRLQJ�WR�
9HUQDO��$OWHUQDWLYH�URXWHV�PXVW�EH�IRXQG�ZLWKRXW�GHVWUR\LQJ�WKH�1RUWK�)LHOGV�DQG�WKH�DUHDV�DORQJ�WKH�3URYR�5LYHU��7KHVH�
DUH�VRPH�RI�+HEHU
V�PRVW�YDOXHG�QDWXUDO�UHVRXUFHV�

0HORG\ *ULWWRQ &RPPHQW�0DS

��
ZH�MXVW�PRYHG�WR�+HEHU�WZR�\HDUV�DJR�QRZ�DQG�ORYH�WKH�TXLHW�VPDOOWRZQ�IHHO���DOO�H[FHSW�IRU�PDLQ�VW��DQG�L�NQRZ�LW�LVQ
W�
/RFDOV�WUDIILF�DV�HYHU\�RWKHU�VWUHHW�LQ�WRZQ��H[FHSW�FHQWHU��LV�WRWDOO\�GHDG��$OVR�DWWHPSWLQJ�WR�JHW�LQWR�RU�RXW�RI�WKH�YDOOH\�
GXULQJ�FRPPXWLQJ�WLPHV�RU�RQ�ZHHNHQGV�LV�DOVR�ULGLFXORXV��,W�ZRXOG�EH�JUHDW�LI�VRPHWKLQJ�EHWWHU�FRXOG�EH�ZRUNHG�RXW�

$PEHU :HEVLWH

��

:H�DUH�YHU\�VXSSRUWLYH�RI�EXLOGLQJ�D�ZHVWHUQ�E\�SDVV��:H�OLYH�MXVW�RII�RI�+:<����LQ�WKH�6RXWK�VLGH�RI�+HEHU�&LW\�DQG�
KDYH�WR�GULYH�0DLQ�6WUHHW�PXOWLSOH�WLPHV�SHU�GD\��$�QHZ�E\�SDVV�ZRXOG�DOOHYLDWH�WKH�WUDIILF�EXUGHQ�ZKLOH�FUHDWLQJ�D�PRUH�
ZDON�DEOH�GRZQWRZQ�0DLQ�6WUHHW�DUHD��:H�KDYH�EHHQ�GLVFXVVLQJ�WKLV�FRQFHSW�IRU�PDQ\��PDQ\�\HDUV��:LWK�UDSLG�JURZWK�
RFFXUULQJ�WKURXJKRXW�:DVDWFK�&RXQW\��ZH�QHHG�WKLV�URDG�PRUH�WKDQ�HYHU��:KLOH�LW�ZRQ
W�VROYH�DOO�RI�RXU�WUDIILF�FRQFHUQV�
LQ�WKH�YDOOH\��LW�ZLOO�EH�DQ�LPSRUWDQW�VWHS�WR�FUHDWLQJ�UHOLHI�

5\DQ 6WDUNV :HEVLWH

�� +RZ�DERXW�WKH�JRYHUQPHQW�VWRSV�ZDVWLQJ�WKH�SHRSOHV�PRQH\" 6HQRU�<HII (PDLO

�� 1HHG�D�URXQGDERXW��SUHIHUUHG��RU���ZD\�VWRS�RU�VWRS�OLJKW��'DQJHURXV�DQG�FRQJHVWHG�LQWHUVHFWLRQ�HVSHFLDOO\�GXULQJ�
VFKRRO�GURS�RII�DQG�SLFN�XS�KRXUV��$OVR�D�GLIILFXOW�FURVVLQJ�IRU�VFKRRO�FKLOGUHQ��>&HQWHU�6WUHHW���0LOO�5RDG@ (OLDV 8OYL &RPPHQW�0DS

�� ,�VWURQJO\�VXSSRUW�D�ZHVWHUQ�E\SDVV�WR�EHFRPH�QHZ�86�����7KH�WUDIILF�LV�DOUHDG\�EDG�HQRXJK�QRZ��SOHDVH�SOHDVH�VDYH�
RXU�0DLQ�6WUHHW�DQG�PRYH�WKURXJK�WUDIILF�RII�0DLQ� +HDWKHU 6WDFN :HEVLWH

��

:LWK�WKH�FXUUHQW�JURZWK�LQ�RXU�YDOOH\��DQG�EHLQJ�D�JDWHZD\�WR�6WUDZEHUU\�UHVHUYRLU�DQG�WKH�RLO�ILHOGV��ZH�GHVSHUDWHO\�
QHHGV�D�E\SDVV�
�
0\�KXVEDQG�DQG�,�OLYHG�LQ�&DFKH�9DOOH\�IRU�QHDUO\����\HDUV�DQG�ZDWFKHG�DV�/RJDQ¶V�SRSXODWLRQ�RXWJUHZ�0DLQ�6WUHHW��
7KH\�ZHUH�UHOXFWDQW�WR�FUHDWH�D�E\SDVV�VR�WKH\�ZLGHQHG�0DLQ�6WUHHW�E\�UHPRYLQJ�SDUNLQJ�DQG�LQFUHDVHG�WKH�VSHHG�OLPLW�
RQ�VLGH�VWUHHWV��$OO�RI�WKLV�IHOO�VKRUW�DQG�WKH�HYHQWXDOO\�GLG�D�E\SDVV�RQ���WK�:HVW�EXW�WKH�FRVW�ZDV�PXFK�KLJKHU�WKDQ�LW�
ZRXOG�KDYH�EHHQ�LI�WKH\�ZRXOG�KDYH�MXVW�GRQH�WKH�E\SDVV�WR�EHJLQ�ZLWK�

0DUQL 6DYR\ :HEVLWH

�� 7UDIILF�RQ�0DLQ�6WUHHW�+HEHU�LV�KRUULEOH��7KH�YDVW�PDMRULW\�RI�YHKLFOHV�DUH�SDVVLQJ�WKURXJK�DQG�QRW�VWRSSLQJ��,W�LV�WLPH�WR�
EXLOG�WKH�E\SDVV�DQG�DOORZ�WKH�FLW\�WR�PDNH�+HEHU�PDLQ�LQWR�D�PRUH�UHVLGHQW�IULHQGO\�DUHD� 6FRWW 6PLWK &RPPHQW�0DS

�� 5RDG�WR�0LGZD\�LV�QDUURZ�ZLWK�YHU\�OLWWOH�VKRXOGHU��,W�LV�GLIILFXOW�WR�WXUQ�RQWR�DQG�RII�RI�EHFDXVH�RI�WUDIILF��,W�ZRXOG�EH�QLFH�
WR�KDYH�D�FHQWHU�WXUQ�ODQH�DQG�D�OLWWOH�PRUH�URRP�RQ�WKH�VLGH�RI�WKH�URDGV�WR�KHOS� 6FRWW 6PLWK &RPPHQW�0DS

��
7KLV�LQWHUVHFWLRQ�QHHGV�D�VWRSOLJKW��7KH�FDUV�WU\LQJ�WR�WXUQ�OHIW�LQWR�WKH�VXEGLYLVLRQV�DUH�VWDFNHG�XS��$OVR�,�EHOLHYH�D�VWRS�
OLJKW�LQ�WKH�VSRW�FRXOG�KHOS�ZLWK�WKH�DFFLGHQWV�DQG�IDWDOLWLHV�RQ�WKLV�VWUHWFK�RI�86����5HTXLULQJ�WUDIILF�WR�VWRS�KHUH�
FRXOG�ZLOO�UHGXFH�VSHHG��>8�6�������&R\RWH�/DQH@

)DZFHWW /\QQH &RPPHQW�0DS



��

7KLV�FURVVLQJ�OLJKW�LV�VFDU\��7KLV�SRLQW��DORQJ�ZLWK�D�FURVVLQJ�DW�&LW\�3DUN��QHHG�WR�EH�VWRS�OLJKWV��6SHHG�OLPLW�LV�����ZKLFK�
PHDQV�WKH�PDMRULW\�RI�WUDIILF�LV�PRYLQJ�����DQG�D�ODUJH�QXPEHU�RI�WKH�YHKLFOHV�DUH�7UXFNV��3HRSOH�GRQ
W�DOZD\V�SD\�
DWWHQWLRQ�WR�WKH�VPDOO�IODVKLQJ�3HG�OLJKW�,W�FDQ�WDNH�D�IXOO�F\FOH�RI�WKH�IODVKLQJ�OLJKW�IRU�SHRSOH�WR�DFWXDOO\�VWRS��>0DLQ�6WUHHW�
������1RUWK@

(ULN &RPPHQW�0DS

��
(DFK�1�6�UXQQLQJ�VWUHHW�QHHGV�SDLQWHG�FURVVZDONV�DQG�VLJQV�VR�FURVVLQJ�LVQ
W�VR�GLIILFXOW��7KRXJK�WKHUH�DUH�NLQG�VRXOV�
ZKR�VWRS�GXULQJ�FRQJHVWHG�WLPHV��PDQ\�RWKHUV�GRQ
W��7KH�3HG�ULJKW�RI�ZD\�WR�FURVV�RQ�D����PSK�VWUHHW�VKRXOG�EH�
DOORZHG�DQG�HPSKDVLVHG�IRU�WKH�NLGV�VDIHW\�

(ULN &RPPHQW�0DS

��

6R�PDQ\�SHRSOH�PDNLQJ�VR�PDQ\�ULVN\�PRYHV�WR�WXUQ�OHIW�DW�$1<�SRLQW�RQ�����7KH�VWRS�OLJKWV�ZH�KDYH�GRQ
W�DOO�KDYH�WXUQ�
ODQHV�RU�OLJKWV��DQG�ZLWK�WKH�FXUUHQW�FRQJHVWLRQ��\RX�ZLOO�QHYHU�JHW�DFURVV�LI�\RX�GRQ
W�ULVN�\RXU�RZQ�RU�VRPHRQH�HOVH
V�
VDIHW\��<HV�OLJKWV�FDQ�EH�D�EXPPHU��EXW�WKH�WLPH�RI��UXUDO�IHHO��LV�RYHU�DQG�WKH�UHVW�RI�WKH�ZRUOG�KDV�ORQJ�DJR�PDQDJHG�
WKHLU�WUDIILF�IORZ�DQG�VDIHW\�WKURXJK�VWUHHW�OLJKWV��,P�VXUH�WKHUH�DUH�D�FRXSOH�SHRSOH�ZRUOGZLGH�ZKR�FRXOG�FRQVXOW�RQ�WKH�
LVVXH

(ULN &RPPHQW�0DS

��
7KLV�LV�WKH�EHJLQQLQJ�RI�WKH�ELNH�SDWK��$�3HG�FURVVLQJ�OLJKW�LV�QHHGHG�KHUH��7KHUH�LV�QR�VDIH�ZD\�WR�JHW�RQ�WKH�SDWK�
ZLWKRXW�SOD\LQJ�D�ELW�RI�IURJJHU��:H��DORQJ�ZLWK�DQ�LQFUHDVLQJ�QXPEHU�RI�SHRSOH�ZLWK�FKLOGUHQ�FKRRVH�WUDYHOLQJ�&HQWHU�96�
���V�EHFDXVH�RI�WKH�WUDIILF��EXW�FURVVLQJ�DW�����:�LV�VFDU\��>&HQWHU�6WUHHW�������:HVW@

(ULN &RPPHQW�0DS

�� &HQWHU�6WUHHW�DQG�����6�VKRXOG�FRPH�WR�RQH�LQWHUVHFWLRQ�DQG�RQO\�KDYH���VWRS�OLJKW *HLU &RPPHQW�0DS

��
'XH�WR�WKH�SODQQHG�PDMRU�JURZWK�RI�WKH�1RUWK�9LOODJH�DQG�8SSHU�-RUGDQHOOH�DUHD��EHLQJ�SUREDEO\��������KRPHV�LQ�WKH�
QH[W����\HDUV��,�IHHO�LW�LV�LPSHUDWLYH�WKDW�8'27�SODQ�IRU�WKH�QRUWK�FRQQHFWLRQ�WR�EH�DV�IDU�QRUWK�DV�SRVVLEOH��3UREDEO\�
QRUWK�RI�3RWWHUV�/DQH�

0LNH -RKQVWRQ &RPPHQW�0DS

�� 0LOO�5RDG�VKRXOG�EH�FRQVLGHUHG�DV�WKH�E\SDVV�URXWH JHLU &RPPHQW�0DS

�� 7KLV�FRQQHFWLRQ�WR�WKH�SODQQHG�FROOHFWRU�E\SDVV�FRPLQJ�IURP�WKH�HDVW�LV�FULWLFDO�IRU�PRYLQJ�ORFDO�WUDIILF�IURP�WKH�HDVH�WR�
WKH�QHZ�+Z\����URXWH��>ZHVW�RI�8�6������QRUWK�RI�����1RUWK@ 0LNH -RKQVWRQ &RPPHQW�0DS

�� 7KLV�VHHPV�OLNH�WKH�EHVW�ORFDWLRQ�WR�FRQQHFW�WKH�3DUNZD\�WR�+Z\�����>(GZDUGV�/DQH@ 0LNH -RKQVWRQ &RPPHQW�0DS
�� 1HHG�D�JRRG�LQWHUFKDQJH�DW�+Z\������$QG�DOVR�WUDLO�FRQQHFWLYLW\��6�5��������6RXWK�)LHOG�5RDG@ 0LNH -RKQVWRQ &RPPHQW�0DS

��
7KH�FRPPXQLW\�UHDOO\�QHHGV�D�PDMRU�SDYHG�WUDLO�FRUULGRU�DORQJ�WKH�ZHVW�VLGH�RI�WKH�3DUNZD\��LI�DW�DOO�SRVVLEOH��7KLV�ZRXOG�
EH�WKH�PDMRU�1RUWK�6RXWK�ELF\FOH�FRUULGRU��DQG�FRQQHFW�WR�WKH�0LGZD\�+HEHU�(DVW�:HVW�ELNH�WUDLO�DQG�WR�RWKHU�SODQQHG�
ELNH�FRUULGRUV�

0LNH -RKQVWRQ &RPPHQW�0DS

�� 7KLV�ORFDWLRQ�VHHP�WR�EH�WKH�EHVW�SODFH�WR�WXUQ�+Z\����ZHVW��HOLPLQDWLQJ�WKURXJK�WUDIILF�IURP�WKH�<�LQWHUVHFWLRQ�WR�WKH�
QRUWK��>QRUWK�RI������6RXWK@ 0LNH -RKQVWRQ &RPPHQW�0DS

�� 3OHDVH�'2�127�GHFLGH�WR�PDNH�RQH�ZD\�URDGV�GRZQ�����:HVW�DQG�����(DVW�����2QH�ZD\�URDGV�DUH�'RZQWRZQ�.LOOHUV� 0LNH -RKQVWRQ &RPPHQW�0DS

��

+L�

,�DWWHQGHG�WKH�YLUWXDO�PHHWLQJ�ZLWK�8'27�DQG�VDZ�WKH�VOLGH�SUHVHQWDWLRQ�WKH\�SUHSDUHG�

6RPH�RI�WKH�VOLGHV�VKRZHG�WUDIILF�VWDWLVWLFV�RI�WKH�FXUUHQW�DQG�SURMHFWHG�WUDIILF�ORDGV�RQ�PDLQ�VWUHHW�LQ�+HEHU�&LW\��2I�
SDUWLFXODU�LQWHUHVW�ZDV�WKH�IDFW�WKDW�OHVV�WKDQ�����RI�WKH�WUDIILF�ZDV�ODUJH�WUXFNV�RU�YHKLFOHV�WRZLQJ�ERDWV��HWF��$QRWKHU�
LQWHUHVWLQJ�VWDWLVWLF�ZDV�WKDW�DOPRVW�����RI�WKH�WUDIILF�ZDV�/2&$/��)XWXUH�SUHGLFWLRQV�RI�WUDIILF�FRQJHVWLRQ�VKRZHG�WKDW�
WKH�DPRXQW�RI�/2&$/�WUDIILF�ZRXOG�LQFUHDVH�RYHU�WLPH�DQG�WKDW�WKH�121�/2&$/�WUDIILF�ZRXOG�DFWXDOO\�GLPLQLVK�E\�
SHUFHQWDJH�DV�WKH�YDOOH\�FRQWLQXHV�WR�JURZ�LQ�SRSXODWLRQ�

&RQVLGHULQJ�WKHVH�VWDWLVWLFV��D�E\SDVV�ZLOO�QRW�DOOHYLDWH�WKH�WUDIILF�FRQJHVWLRQ�RI�PDLQ�VWUHHW��(VSHFLDOO\�VLQFH�,�UHDG�WKDW�
WKH�PDLQ�UHDVRQ�IRU�WKH�E\SDVV�ZDV�WR�RIIORDG�ODUJH�YHKLFOHV�DQG�WUXFNV�WR�WKH�E\SDVV�WR�DYRLG�PDLQ�VWUHHW�

7KH�H[SHQVH�RI�WKLV�E\SDVV�SURMHFW�ZRXOG�EH�EHWWHU�XVHG�WR�KHOS�RIIORDG�ORFDO�WUDIILF�E\�LQFUHDVLQJ�WKH�SDUDOOHO�URDGV�WKDW�
DOUHDG\�H[LVW�LQ�+HEHU�DQG�E\�IRFXVLQJ�RQ�WKH�PDLQ�SUREOHP��/2&$/�WUDIILF��:H�VKRXOG�XWLOL]H�WKH�DOUHDG\�H[LVWLQJ�
KLJKZD\�����IRU�IXWXUH�FRQJHVWLRQ�UHOLHI�DQG�QRW�EXLOG�QHZ�E\SDVVHV��

,I�ZH�ZDQW�VRPHWKLQJ�EHWWHU�WR�VSHQG�WD[�PRQH\�RQ��ZH�VKRXOG�FRQVLGHU�EXU\LQJ�WKH�ODUJH�SURSRVHG�SRZHU�OLQHV�LQVWHDG�
RI�SXWWLQJ�PDVVLYH�WRZHUV�DERYH�JURXQG�WKDW�ZLOO�VFDU�WKH�ZRQGHUIXO�VPDOO�FRXQWU\�DWPRVSKHUH�DQG�FRPPXQLW\�WKDW�ZH�
DOO�ORYH��,I�WKH�WRZHUV�DUH�QHFHVVDU\��WKHQ�ZK\�QRW�UXQ�WKHP�DORQJ�D�PDLQ�URXWH��OLNH�KLJKZD\�����LQVWHDG�RI�DFURVV�WKH�
JUHHQEHOW�IDUP�ODQG�WKDW�ZH�DOO�ORYH�KDYLQJ�DURXQG�

7KDQN�\RX�IRU�UHDGLQJ�P\�FRPPHQWV�

0LFKDHO /D%DUJH (PDLO

��

,�GR�1RW�VXSSRUW�WKH�E\SDVV�URDG�WKUHZ�WKH�QRUWK�ILHOGV�
,�WKLQN�ZH�VKRXOG�UHPRYH�WKH�VWRS�OLJKW�RQ�&HQWHU�VWUHHW�DQG�D�OLQH�FHQWHU�VWUHHW�DQG����6��7R�DOORZ�WUDIILF�WR�IORZ�WKUHZ�
+HEHU�
,�EHOLHYH�\RXU��DIWHUQRRQ�SHDN�KRXU��WUDIILF�DVVHVVPHQW�LV�FRUUHFW������DUH�SULYDWH�YHKLFOHV��WKH�PDMRULW\�RI�WKH�WUDIILF�LV�
ORFDO�WUDIILF��:H�ZDQW�WR�EODPH�WKLV�DOO�RQ�RLO�WUXFNV�IURP����EXW�LWV�QRW��LW�LV�RXU�FRPPXQLW\�WKDW�LV�RQ�WKH�URDGV�
:H�VKRXOG�ORRN�DW�PRYLQJ�WUDIILF�RXW�RI�WKH�QHLJKERUKRRGV�DQG�RQWR�WKH�FXUUHQW�86����RU�RWKHU�GHVLJQDWHG�1RUWK��6RXWK�
3DWKV���%DVLFDOO\���ZD\�VWRSV�RQ�DOO�QRUWK�VRXWK�QHLJKERUKRRG�URDGV�DQG�DOORZ�WUDIILF�WR�IORZ�(DVW�:HVW�WR�WKH�FXUUHQW�
����RU�RWKHU�GHVLJQDWHG�1�6������(�����:��0LOO�5RDG��,�GR�QRW�WKLQN�ZH�VKRXOG�PRYH�WKH�FXUUHQW�����WR�DOORZ�WKH�DLUSRUW�
WR�H[SDQG��
,�DP�ZRUULHG�DERXW�GHVWUR\LQJ�WKH�QRUWK�ILHOGV�ZHWODQGV�YLVXDOO\��QRLVH�DQG�SRWHQWLDOO\�FDXVLQJ�IORRGLQJ�LVVXHV�WR�
QHLJKERUKRRGV��
,I�ZH�DUH�WUXO\�ZRUULHG�DERXW�WUDIILF�DQG�EHLQJ�D�FRPPXWHU�WRZQ�ZH�VKRXOG�LQYHVW�LQ�MREV�QRW�PRUH�KRXVLQJ�JURZWK��
7KH�GUHDP�RI�D�ZDON�DEOH�WUHQG\�GRZQ�WRZQ�+HEHU�ZLOO�SUREDEO\�QHYHU�KDSSHQ��0RUH�WKHQ�KDOI�RI�WKH�UHDO�HVWDWH�LV�
RZQHG�E\�FDU�GHDOHUVKLSV�DQG�GULYH�WKUXV��
:K\�FDQ
W�ZH�KDYH�VPDOO�EXVLQHVVHV�DQG�UHVWDXUDQWV�LQ�RXU�QHLJKERUKRRGV�DQG�OHDYH�86�����PDLQ�VWUHHW��DV�D�
KLJKZD\"

%HQ 6LHIHUW :HEVLWH

�� WKH\�VKRXOG�UHPRYH�WKH�VWRS�OLJKW�DW�&HQWHU�VWUHHW�DQG�FRQQHFW�FHQWHU�VWUHHW�DQG����6�WR�JHW�WUDIILF�WR�IORZ�EHWWHU�RU�DW�
PLQLPXP�V\QFKURQL]H�WKH�VWRS�OLJKWV� *HLU :HEVLWH

��

,�EHOLHYH�WKDW�D�E\SDVV�LV�DEVROXWHO\�QHFHVVDU\��7R�PDLQWDLQ�D�YLEUDQW�GRZQWRZQ��DQG�E\�ULSSOH�HIIHFW��D�YLEUDQW�YDOOH\��
ZH�QHHG�WR�KDYH�EHWWHU�FRQWURO�RI�RXU�PDLQ�VWUHHW��2XU�FRPPXQLW\�IHHO�LV�DERXW�PRUH�WKDQ�RSHQ�VSDFH��:H�QHHG�D�SODFH�
WR�JDWKHU�WKDW�IDPLOLHV�IHHO�FRPIRUWDEOH�FRPLQJ�WR��,�ZLOO�VXSSRUW�DQ\�URXWH�WKDW�KDV�EHHQ�ZHOO�WKRXJKW�RXW�LQ�RUGHU�WR�
PLWLJDWH�QHJDWLYH�HIIHFWV�RQ�DOO�

-DUHG :ULJKW :HEVLWH

�� 6HQG�WKH�E\SDVV�URDG�MXVW�(DVW�RI�0LOO�5G��LW�LV�D�VWUDLJKW�VKRW�IURP�+Z\����RQ�WKH�6RXWK�DQG�FRXOG�WLH�LQWR�WKH�IXWXUH�
URDG�WKDW�5HG�/HGJHV�KDV�\HW�WR�EXLOG� 7* :HEVLWH

�� :RXOG�ORYH�WR�PDNH�WKLV�LQWHUVHFWLRQ�PRUH�SHGHVWULDQ�DQG�ELNH�IULHQGO\�>0DLQ�6WUHHW�������1RUWK@ 6DUDK� 0XQVHOO &RPPHQW�0DS
�� %HWWHU�WLPLQJ�RI�OLJKWV�WR�UHOLHYH�FRQJHVWLRQ�WKURXJK�GRZQWRZQ 6DUDK� 0XQVHOO &RPPHQW�0DS

�� 7XUQLQJ�OHIW�RQWR�FR\RWH�OQ�LV�XQVDIH�DV�WKHUH�DUH�FDUV�FRPLQJ�IURP�ERWK�GLUHFWLRQV�DW����PSK�ZLWKRXW�DQ\�NLQG�RI�VDIWHWHW�
EDUULHU��$V�PRUH�SHRSOH�PRYH�LQWR�WKLV�DUHD�LW¶V�JRLQJ�WR�JHW�ZRUVH� 6DUDK 0XQVHOO &RPPHQW�0DS

�� 7XUQLQJ�OHIW�RII�RI�PDLQ�JRLQJ�ERWK�(DVW�DQG�ZHVW�ZLWKRXW�D�WXUQ�DUURZ�LV�KDUURZLQJ�PDQ\�WLPHV�RI�WKH�GD\��,W�LV�QRW�
XQFRPPRQ�WR�VLW�WKURXJK�D�IHZ�FKDQJHV�RI�WKH�OLJKW��>0DLQ�6WUHHW�������1RUWK@ 6DUDK 0XQVHOO &RPPHQW�0DS

�� $�E\SDVV�LV�QHHGHG��0DLQ�6WUHHW�FDQ�RQO\�KDQGOH�VR�PXFK�PRUH�WUDIILF��0RVW�GD\V�E\��SP�LW¶V�OLNH�OLYLQJ�LQ�WKH�FLW\��
'RZQWRZQ�,�FRXOG�EH�UHDOO\�EHDXWLIXO�EXW�WKH�WUDIILF�PDNHV�LW�WRR�ORXG��XQVDIH�DQG�FRQJHVWHG� 6DUDK 0XQVHOO &RPPHQW�0DS



��
7KH�VHPL�WUXFNV�PDNH�+HEHU�0DLQ�6WUHHW�LQFUHGLEO\�XQVDIH��7KH\�GULYH�WRR�IDVW��WKH\�EORFN�LQWHUVHFWLRQV�DQG�\RX�FDQ¶W�
VHH�DURXQG�WKHP��$�IHZ�ZRXOG�EH�RQH�WKLQJ��%XW�0DLQ�6WUHHW�LV�ILOOHG�ZLWK�WKHP��,W�ZRXOG�EH�JUHDW�WR�GLYHUW�WKHP�
VRPHKRZ�

6DUDK 0XQVHOO &RPPHQW�0DS

���

7KHUH�LV�QR�VSDFH�LQ�+HEHU�9DOOH\�WKDW�LV�DSSURSULDWH�IRU�WKLV�W\SH�RI�PRQVWURXV�E\SDVV�URDG��,W�LV�DOVR�D�WUHPHQGRXV�
ZDVWH�RI�WD[�SD\HU�PRQH\��7R�GHVWUR\�WKH�ZHVWHUQ�YLHZV�DQG�ILHOGV�RI�WKLV�EHDXWLIXO�YDOOH\�DQG�WKHQ�WKUHDWHQ�WKH�KRPHV�
DQG�TXDOLW\�RI�OLIH�RI�RXU�UHVLGHQWV�LV�XQFRQVFLRQDEOH��7KHUH�DUH�PDQ\�EHWWHU�RSWLRQV�WR�LPSURYH�WKH�WUDIILF�IORZ�
WKURXJKRXW�+HEHU�9DOOH\�ZKLOH�XWLOL]LQJ�WKH�FXUUHQW�+:<����DQG�����ZKLOH�LPSURYLQJ�WKH�XVDJH�RI�DQG�DGGLQJ�FRQQHFWRU�
VWUHHWV�WKURXJKRXW�+HEHU�DQG�0LGZD\��$OVR�DGGLQJ�OLJKWV�QRUWK�RI�����WR�5LYHU�5RDG�DQG�VRXWK�RI�����ZRXOG�KHOS�FRQWURO�
WKH�IORZ�RI�WUDIILF�WKURXJK�WRZQ�GXULQJ�SHDN�KRXUV��$OVR�DGGLQJ�OHIW�WXUQ�OLJKWV�RQ�PDLQ�ZRXOG�EH�D�KXJH�KHOS�DQG�,�KDYH�
QR�XQGHUVWDQGLQJ�DV�WR�ZK\�WKDW�KDVQ¶W�DOUHDG\�KDSSHQHG��7KH�UHDVRQ�0DLQ�6WUHHW�LV�D�IOXVWHUFOXFN�LV�EHFDXVH�LW¶V�EHHQ�
DOORZHG�WR�EH��,W�LV�DOUHDG\�LUUHYRFDEO\�EXLOW�WR�EH�D�WUXFNLQJ�KZ\��7KH�PD\RUV�DJHQGD�IRU�D�ZDONDEOH�0DLQ�6WUHHW�FDQ�EH�
DOLJQHG�IRU�����ZHVW��/HDYH�WKH�ILHOGV�DORQH�DQG�VWRS�WKUHDWHQLQJ�SHRSOHV�KRPHV��

$PEHU :LOVRQ :HEVLWH

���
,�IHHO�LW�LV�XQVDIH�DQG�ILVFDOO\�XQVRXQG�WR�PRYH�����IURP�LWV�FXUUHQW�ORFDWLRQ�RI�LQGXVWULDO�DQG�DJULFXOWXUDO�WR�UHVLGHQWLDO��,WV�
FXUUHQW�ORFDWLRQ�LV�IDU�DZD\�IURP�UHVLGHQWLDO��VFKRROV��SOD\JURXQGV�DQG�ELNH�SDWKV��:K\�VSHQG�PLOOLRQV�RI�WD[SD\HU¶V�
GROODUV�WR�PRYH�LW�ó�PLOH�LQWR�UHVLGHQWLDO�QHLJKERUKRRGV�

/LQG\ 5HLRX[ &RPPHQW�0DS

���

,¶P�FRQFHUQHG�ZLWK�JHWWLQJ�ER[HG�ZLWK�QRZ�ZD\�RXW�RI�P\�QHLJKERUKRRG�H[FHSW�JHWWLQJ�RQ�WKH�KLJKZD\�RU�WKH�KLJK�WUDIILF�
E\SDVV�URDG��&XUUHQWO\�P\�RQO\�RSWLRQ�WR�JHW�LQWR�WRZQ�IRU�JURFHULHV�HWF��LV�WR�WXUQ�OHIW�RQ�WR����RU�JR�RXW�'DQLHOV�5RDG��
7KH�VLJQDO�DW����DQG�$LUSRUW�5RDG�KDV�KHOSHG�WR�PDNH�WKH�WXUQ�VDIHU��EXW�,�IHHO�LWV�VWLOO�YHU\�XQVDIH��6R�PDQ\�WUXFNV�UXQ�
WKH�UHG�OLJKW�DV�WKH\�FDQQRW�VWRS�JLYHQ�WKH�VSHHG�OLPLW�RQ�WKH�ZHLJKW�WKH\�FDUU\��7KH�OLJKW�LV�H[WUHPHO\�ORQJ�JHWWLQJ�RXW�RI�
WKH�QHLJKERUKRRG��0DQ\�WLPHV��,�PXVW�ZDLW���WR���PLQXWHV�IRU�LW�WR�FKDQJH��>8�6�������$LUSRUW�5RDG@

/LQG\ 5HLRX[ &RPPHQW�0DS

���

+LJKZD\����1RUWK�RI�WRZQ�LV�XQVDIH�ZLWKRXW�D�FHQWHU�GLYLGHU��UXPEOH�VWULSV��VRPH�W\SH�RI�ZDUQLQJ�V\VWHP�RU�EDUULHU��7KH\�
KDYH�EHHQ�WRR�PDQ\�IDWDO�DQG�VHULRXV�KHDU�LQ�FROOLVLRQV�LQ�WKLV�DUHD��:H�KDYH�EHHQ�WROG�LQ�SUHYLRXV�PHHWLQJV�WKDW�WKLV�
ZRXOG�EH�DGGUHVVHG��DQG�WKH�FRQGLWLRQV�LPSURYHG�HYHQ�LI�RQO\�WHPSRUDULO\�E\�)DOO�RI�������7KH�FLW\�SURSRVHG�&RUULGRU�
GRHV�QRW�DGGUHVV�WKLV�DUHD�RI�LQFUHDVHG�KLJK�WUDIILF��:LWK�WKH�DGGLWLRQ�IRU�WKH�0D\IORZHU�5HVRUW��6RUHQVRQ�5DQFK�DQG�
RWKHU�GHYHORSPHQWV��WKLV�DUHD�LV�JRLQJ�WR�UHFHLYH�IDU�PRUH�WUDIILF�DQG�WKXV�HYHQ�PRUH�GDQJHURXV�WKDQ�LW�FXUUHQWO\�LV�

/LQG\ 5HLRX[ &RPPHQW�0DS

���
,�IHHO�LW�LV�XQVDIH�DQG�ILVFDOO\�XQVRXQG�WR�PRYH�����IURP�LWV�FXUUHQW�ORFDWLRQ�RI�LQGXVWULDO�DQG�DJULFXOWXUDO�WR�UHVLGHQWLDO��,WV�
FXUUHQW�ORFDWLRQ�LV�IDU�DZD\�IURP�UHVLGHQWLDO��VFKRROV��SOD\JURXQGV�DQG�ELNH�SDWKV��:K\�VSHQG�PLOOLRQV�RI�WD[SD\HU¶V�
GROODUV�WR�PRYH�LW�ó�PLOH�LQWR�UHVLGHQWLDO�QHLJKERUKRRGV�

/LQG\ 5HLRX[ &RPPHQW�0DS

��� 7KLV�LV�IHHGLQJ�JURXQGV�IRU�WKH�PLJUDWLRQ�IRU�WKH�6DQG�+LOO�&UDQHV��0RYLQJ�WKH�+LJKZD\�DQG�%\�3DVV�URDG�LQWR�WKLV�DUHD�
ZLOO�EH�GLVUXSWLYH�WR�WKHP��>+966'�VHZHU�ILHOGV@ /LQG\ 5HLRX[ &RPPHQW�0DS

��� ,�KDYH�ZRUNHG�DW�WKH�6W�/DZUHQFH�7KULIW�6WRUH�IRU�WKUHH�\HDUV��DQG�,�KDYH�ZLWQHVVHG�RYHU����WUDIILF�DFFLGHQWV�DW�WKLV�
LQWHUVHFWLRQ��,W�LV�YHU\�GDQJHURXV�DQG�QHHGV�DGGUHVVLQJ��>&HQWHU�6WUHHW�������:HVW@ 7RGG &OHPHQW &RPPHQW�0DS

���

:H�QHHG�OLJKWV�ZLWK�OHIW�WXUQ�DUURZV�WKDW�DFWXDOO\�DFWLYDWH�HYHU\�WLPH�WR�KHOS�HDVH�EDFNXSV�DW�LQWHUVHFWLRQV�ZKHUH�GULYHUV�
DUH�WU\LQJ�WR�WXUQ�OHIW�IURP�0DLQ�6WUHHW��$OVR��ZH�MXVW�QHHG�PRUH�OHIW�WXUQ�DUURZV��
,�DOVR�IHHO�WKDW�WKH�LQWHUVHFWLRQ�DW�86����DQG������6RXWK�LV�GDQJHURXV�DQG�FRQIXVLQJ��
)LQDOO\��D�WUDIILF�VLJQDO��QRW�D�FURVVZDON�VLJQDO��LV�QHHGHG�RQ������VRXWK�DQG�����(DVW�WR�KHOS�KLJK�VFKRRO�WUDIILF�

&LQG\ 6WDJJ :HEVLWH

���

:K\�DQ\RQH�RSSRVHV�WKH�E\SDVV�DQG�ZDQWV�D�KLJKZD\�WUDYHOLQJ�ULJKW�WKURXJK�WKH�KHDUW�RI�WKLV�VPDOO�WRZQ�LV�EH\RQG�PH��
+HEHULWHV�DUH�XQLILHG�LQ�ZDQWLQJ�WR�PDLQWDLQ�D��VPDOO�WRZQ�IHHO���EXW�WKDW�LV�LPSRVVLEOH�ZLWK�WKH�YROXPH�RI�WUDIILF��DQG�
VSHFLILFDOO\�WUXFNV��WKDW�WUDYHO�WKURXJK�RXU�0DLQ�6WUHHW�RQ�D�GDLO\�EDVLV��,�NQRZ�WKDW�SHRSOH�RQ�WKH�ZHVW�VLGH�RI�+HEHU�IHDU�
WKH�LPSHQGLQJ�ORVV�RI�YDOXH�WR�WKHLU�KRPHV��EXW�\RX�ZRQ
W�KDYH�DQ���ODQH�KLJKZD\�UXQQLQJ�WKURXJK�\RXU�EDFN\DUG��7KHUH�
ZLOO�EH�FDUH�WR�HQVXUH�WKDW�WKH�QRLVH��OLJKWV��DQG�YLHZ�DUH�QRW�GLUHFWO\�LPSDFWLQJ�\RXU�KRPH�YDOXHV��$QG�0DLQ�6WUHHW�FDQ�
EH�UHVWRUHG�WR�D�TXDLQW�DQG�TXLHW�SODFH�ZKHUH�SHRSOH�ZDQW�WR�FRQJUHJDWH�DQG�SDWURQL]H�EXVLQHVVHV��,W�ZLOO�VXSSRUW�VPDOO�
EXVLQHVV��EULQJ�SHRSOH�WRJHWKHU��DQG�PDLQWDLQ�VPDOO�WRZQ�YDOXHV��WKLQJV�WKDW�HYHU\RQH�DJUHH�LV�LPSRUWDQW��+HEHU�KDV�
EHHQ�WDONLQJ�DERXW�WKH�E\SDVV�IRU�DOPRVW����\HDUV��3OHDVH��ILQDOO\��WDNH�WKH�DFWLRQ�VWHSV�WR�PDNH�WKLV�D�UHDOLW\��VR�WKDW�
+HEHU�FDQ�EH�WKH�VPDOO�WRZQ�FRPPXQLW\�WKDW�HYHU\RQH�ZDQWV�WR�EH�

5HEHFFD 7LEELWV :HEVLWH

���

/HDYH�����DV�LV��7KLV�UHDOLJQPHQW�LV�D�PDVVLYH�ZDVWH�RI�PRQH\��,W�MHRSDUGL]HV�WKH�SHRSOHV�VDIHW\��,QFUHDVHV�QRLVH��
SROOXWLRQ�DQG�GHVWUXFWLRQRI�DQLPDO�KDELWDWV��,I�\RX�ZDQWHG�WR�GR�VRPHWKLQJ�XVHIXO�PDNH�EXVLQHVVHV�WXUQ�RII�WKHLU�OLJKWV�DW�
QLJKW��0DNH�FRSV�GR�WKHLU�MRE��LQVWHDG�RI�KDUDVVLQJ�FLWL]HQV���WLFNHW�VRPH�VHPL�WUXFN�GULYHUV��6WRS�UXLQLQJ�KHEHU��&RUUXSW�
JRYHUQPHQW�RQO\�ZDQWV�PRQH\��0\�PRQH\��P\�YRWH�LV�12��WR�WKH�UHDOLJQPHQW�RU�DQ\�KLJKZD\�

6HQRU�<HII (PDLO

���

7KLV�LV�IDU�RYHUGXH��$V�D�EXVLQHVV�RZQHU�LQ�0DLQ�6WUHHW��WKH�WUDIILF�LV�NLOOLQJ�RXU�EXVLQHVVHV��3HRSOH�GRQ
W�OLNH�WR�GULYH�
GRZQ�0DLQ�6WUHHW��WKH\�XVH�WKH�EDFN�URDGV�WR�JR�DQ\ZKHUH��PLVVLQJ�SRWHQWLDO�SODFHV�WR�VKRS��0DLQ�6WUHHW�LV�GDQJHURXV�
DQG�IDU�WRR�EXV\��7KH�ORQJHU�ZH�SRVWSRQH�WKLV�SUREOHP��WKH�ZRUVH�LW
V�JRLQJ�WR�JHW��:H
YH�VHHQ�WRR�PDQ\�EXVLQHVVHV�
FORVH�XS�EHFDXVH�WKH\�FDQ
W�PDNH�LW�LQ�0DLQ�6WUHHW��:RXOGQ
W�LW�EH�QLFH�WR�ZDON�DQG�ULGH�ELNHV�GRZQ�0DLQ�6WUHHW��VKRS�DW�
WKH�ORFDO�VWRUHV��DQG�HQMR\�D�EHDXWLIXO�FRPPXQLW\��,�EHOLHYH�WKDW�HQKDQFLQJ�DQG�FRQWLQXLQJ�WR�EULQJ�SHGHVWULDQV�WR�0DLQ�
6WUHHW�LQFUHDVHV�RU�TXDOLW\�RI�OLIH�DQG�LQFUHDVHV�WKH�TXDOLW\�RI�RXU�WRZQ��:H�GHVHUYH�WKLV��
�
,�VXSSRUW�WKH�URDG�JRLQJ�WKURXJK�WKH�1RUWK�)LHOGV��,�WKLQN�D�EHDXWLIXO�KLJKZD\�LV�EHWWHU�WKDQ�D�EXQFK�RI�KRPHV��,W�ZRXOG�
EH�D�EHDXWLIXO�SODFH�WR�GULYH�WKURXJK�DQG�ZH�FDQ�SHUVHYHUH�RU�ZHWODQGV�IURP�ELJ�KRPH�GHYHORSPHQWV�

1LFROH :HEVLWH

��� 6SHHG�OLPLW�RQ�FHQWHU�VWUHHW�QHHGV�WR�EH�UDLVHG�WR����RU���PSK -RUGDQ &RQOLQ &RPPHQW�0DS

���

,�FRPSOHWHO\�DJUHH�ZLWK�WKLV�FRPPHQW��,�OLYH�QHDU�WKH�KLJK�VFKRRO�DQG�WKH�,QWHUVHFWLRQ�RI�+HEHU�0DLQ�6WUHHW�DQG�����6�
FDQ�EH�LPSRVVLEOH�WR�WXUQ�RQ�DQG�LV�YHU\�GDQJHURXV�EHFDXVH�WKHUH�DUH�VR�PDQ\�WKDW�QHHG�WR�WXUQ�WKHUH�LQ�RUGHU�WR�JHW�WR�
WKH�VFKRROV�LQ�WKH�DUHD��7KH�WXUQ�OLJKW�QHHGV�WR�IXQFWLRQ�WKHUH�FRQWLQXDOO\��+RZ�PDQ\�DFFLGHQWV�GR�WKHUH�KDYH�WR�EH�
EHIRUH�WKLV�LV�DGGUHVVHG"�$OVR��DV�PHQWLRQHG��(�����6�DQG�6�����(�QHHGV�D�OLJKW��HVSHFLDOO\�IRU�KRXUV�DW�WKH�EHJLQQLQJ�
DQG�HQG�RI�VFKRRO��,W�FDQ�WDNH�XS�WR���PLQXWHV�RU�PRUH�WR�WXUQ�OHIW�FRPLQJ�IURP�WKH�KLJK�VFKRRO�RQWR�����6��,¶YH�VHHQ�
GDLO\�FORVH�FDOOV�IRU�\HDUV�ULJKW�WKHUH��$OVR��D�OLJKW�DW�2OG�0LOO�5G�DQG�2OG�0LOO�'ULYH�LV�QHHGHG�IRU�WKH�VDIHW\�RI�FKLOGUHQ�
ZDONLQJ�WR�VFKRRO�DQG�FDUV�WU\LQJ�WR�JR�DFURVV�0LOO�5RDG�WR�GURS�NLGV�DW�WKH�HOHPHQWDU\�VFKRRO�RU�MU�KLJK��,W�LV�YHU\�
GDQJHURXV�DQG�DOPRVW�LPSRVVLEOH�WR�GULYH�RU�ZDON�DFURVV��7KH�FURVVLQJ�JXDUGV�KHOS�6RPH�GXULQJ�WKH�SUH�DQG�SRVW�
VFKRRO�KRXUV��EXW�'RQ¶W�VROYH�WKH�SUREOHP�RI�FDUV�EHLQJ�DEOH�WR�FURVV�WKH�LQWHUVHFWLRQ��,�KDYH�VHHQ�DQG�DOPRVW�EHHQ�LQ�
DFFLGHQWV�GDLO\�WU\LQJ�WR�JHW�NLGV�WR�DQG�IURP�VFKRRO�DW�WKLV�LQWHUVHFWLRQ�

6KDQQRQ :HDYHU :HEVLWH

���

3OHDVH�ILQDOL]H�SODQV�IRU�D�E\SDVV�URDG�WKRXJK�0LGZD\�WKDW�ZLOO�UHGLUHFW�DQ\�WKURXJK�WUDIILF��ODUJH�WUXFNV��SHRSOH�GULYLQJ�
WR�3DUN�&LW\��RU�RWKHUV�QRW�FRPLQJ�WR�VWRS�LQ�+HEHU�&LW\���7KLV�E\SDVV�LV�GHVSHUDWHO\�QHHGHG�WR�JHW�SHRSOH�RII�RI�0DLQ�
6WUHHW�ZKLFK�LV�RYHUFURZGHG�DQG�GDQJHURXV��,W�LV�IUXVWUDWLQJ�IRU�UHVLGHQWV�ZKR�FDQ¶W�JHW�DURXQG�WKHLU�RZQ�WRZQ�GXH�WR�DOO�
RI�WKH�WUDIILF�WKDW�LV�MXVW�GULYLQJ�WKRXJK�EHFDXVH�WKHUH�LV�RQO\�RQH�0DLQ�6WUHHW��DQG�IUXVWUDWLQJ�IRU�EXVLQHVVHV�ZKR�GRQ¶W�
JHW�EXVLQHVV�EHFDXVH�SHRSOH�DYRLG�0DLQ�6WUHHW�VLQFH�LW�LV�IXOO�RI�WUXFNV�DQG�WUDIILF�VR�ORFDO�EXVLQHVVHV�FDQ¶W�EH�YLVLWHG��
$V�+HEHU�JURZV�WKLV�KDV�JRWWHQ�ZRUVH�DQG�ZLOO�RQO\�FRQWLQXH�WR�GR�VR��<RX�FDQ�ILQG�D�ZD\�WR�EXLOG�WKH�E\SDVV�VR�LW�KDV�
PLQLPDO�LPSDFW�RQ�1RUWK�)LHOGV�DQG�SOHDVH�GR�QRW�DSSURYH�FRPPHUFLDO�GHYHORSPHQW�DW�DOO�DORQJ�WKH�E\SDVV��,W�VKRXOG�EH�
D�URDG�WR�VLPSO\�UHGLUHFW�WUDIILF�IURP�GRZQWRZQ�+HEHU��EXW�QRW�D�URDG�PHDQW�IRU�PRUH�VKRSV�DQG�VWRSV�

6KDQQRQ :HDYHU :HEVLWH

���

���FRPLQJ�DQG�JRLQJ�QHHGV�WR�KDYH�D�FOLPELQJ�ODQH�IRU�WUXFNV��$�E\SDVV�LV�XVHOHVV�LI�DOO�WKLV�WUDIILF�PXVW�IXQQHO�RQWR�D�
URDG�WKDW�LV�KLJKO\�FRQJHVWHG�QRZ��,I�\RX�UHDOO\�H[DPLQH�WKH�JURZWK�WR�WKH�(DVW�RI�+HEHU�DQG�:HVW�WRZDUGV�0LGZD\��WKH�
FRQJHVWLRQ�PXVW�EH�GHDOW�ZLWK�EHIRUH�LW�UHDFKHV�0DLQ�6W��$�E\SDVV�LQ�RQH�GLUHFWLRQ�ZLWK�QR�H[LWV�ZLOO�RQO\�UHGXFH�WUDIILF�
E\�D�IUDFWLRQ��8'27�QHHGV�WR�VHH�KRZ�PDQ\�QHZ�KRPHV�QHLJKERUKRRGV�DQG�FDUV�WKDW�DUH�FRPLQJ��(YHU\�KRPH�ZLOO�
KDYH���FDUV��0LGZD\�DQG�(DVW�RI�+HEHU�0DLQ�6WUHHW�DUH�H[SORGLQJ�ZLWK�JURZWK��,¶G�VWRS�WKH�EXLOGLQJ�XQWLO�\RX�FDQ�ILJXUH�
RXW�KRZ�WR�EXLOG�VRPH�PDMRU�HDVW�DQG�ZHVW�DUWHULHV�IRU�WUDIILF�

'HE 6WHQJHU &RPPHQW�0DS

���

7R�ZKRP�LW�PD\�FRQFHUQ��2XU�YDOOH\�LV�XQGHUJRLQJ�WUHPHQGRXV�JURZWK��:H�PXVW�VWUDWHJLFDOO\�SODQ�WR�LQVXUH�ZH�DUH�QRW�
RYHUWDNHQ��3OHDVH�UHVWULFW�QHZ�FRQVWUXFWLRQ�DV�PXFK�DV�SRVVLEOH��,I�ZH�DUH�JRLQJ�WR�GR�D�E\SDVV�IRU�0DLQ�6WUHHW�SOHDVH�
OHW�LW�EH�RQ�WKH�HDVW�VLGH�RI�0DLQ�6WUHHW��,Q�������\HDUV��ZH�ZLOO�ZLVK�ZH�WRRN�D�VWUDWHJLF�DSSURDFK�LQVWHDG�RI�DFWLQJ�
UDVKO\��7KH�QRUWK�ILHOGV�PXVW�UHPDLQ�LQWDFW�IRU�DOO�RXU�VDNH��7KDQN�\RX�NLQGO\�

-RVK *ROGEHUJ &RPPHQW�0DS



���

7KH�LQWHUVHFWLRQ�RI�URXWH�����URXWH������DQG������6RXWK�LV�DOUHDG\�GDQJHURXV�DQG�FKDOOHQJLQJ��)RU�WKRVH�QRW�IDPLOLDU�
ZLWK�LW��LW�LV�FRPSOLFDWHG�ZLWK�KHDY\�WUDIILF�IURP�DOO�GLUHFWLRQV��,Q�WKH�WKH�LQWHUHVW�RI�IXWXUH�JURZWK��WUDIILF�YROXPH��VDIHW\��
DQG�HFRQRPLFV��D�0DLQ�6WUHHW�E\�SDVV�IRU�WKURXJK�WUDIILF�LV�HVVHQWLDO��,�KDYH�OLYHG�QHDU�WZR�WRZQV�HOVHZKHUH�LQ�WKH�
FRXQWU\��RQH�GLG�D�E\�SDVV�DQG�SURVSHUHG�ZLWK�D�GRZQWRZQ�UHQHZDO��WKH�RWKHU�ZDLWHG�WRR�ORQJ�DQG�OLYHG�WR�UHJUHW�LW��7KH�
SURMHFWHG�JURZWK�GDWD�IRU�+HEHU�&LW\�PDQGDWHV�D�E\�SDVV��RU�+HEHU�&LW\�WRR�ZLOO�IRUHYHU�ODPHQW�QR�GRLQJ�LW��7KH�
H[WHQVLYH�H[SDQVLRQ�WR�WKH�QRUWK�RI�WKH�FLW\�ZLOO�RQO\�DGG�WR�WKH�FRQJHVWLRQ��5HPRYLQJ�WKURXJK�WUDIILF��SDUWLFXODUO\�WUXFNV��
ZLOO�EH�D�JUHDW�VWHS�

0LNH 6DQGKHUU &RPPHQW�0DS

���

3ULRU�FRPPHQWV�DQG�WUDIILF�SODQV�DUH�DWWDFKHG�IRU�FXUUHQW�8'27�FRQVLGHUDWLRQ�

,�EHOLHYH�WKDW�WKH�E\SDVV�SURMHFW�FDQ�EH�FRPSOHWHG�TXLFNHU�DQG�ZLWK�OHVV�SXEOLF�RSSRVLWLRQ�E\�XVLQJ�WKH�FXUUHQW�KLJKZD\�
����IRRWSULQW�WR�WKH�QHZO\�FRQVWUXFWHG�E\SDVV�URXWH�WKDW�XWLOL]HV�WKH�SURSHUW\�WKH�FRXQW\�KDV�DOUHDG\�SXUFKDVHG�IRU�WKH�
SURMHFW�

,Q�DGGLWLRQ�WR�WKH�SUHYLRXV�FRPPHQWV�,
YH�VXEPLWWHG�KHUH�DUH�DQ�DGGLWLRQDO�WKUHH�

)LUVW��LQ�WKH�HYHQW�WKH�VHZHU�V\VWHP�LV�FKDQJHG�WR�D�PHFKDQLFDO�VHZHU�DQG�WKH�6RXWK�)LHOGV�VKRXOG�EH�GHYHORSHG��WKH�
FRPELQLQJ�DQG�UHURXWLQJ�RI�WKHVH�KLJKZD\V�ZRXOG�OHDYH�WKH�WUXFN�WUDIILF�UXQQLQJ�WKURXJK�WKH�PLGGOH�RI�GHYHORSHG�
SURSHUWLHV��

6HFRQG��2SHQ�6SDFH�LV�YDOXHG�VR�PXFK�E\�:DVDWFK�&RXQW\�WKDW�D�����PLOOLRQ�SUHVHUYDWLRQ�IXQG�KDV�EHHQ�HVWDEOLVKHG�
WR�SUHVHUYH�H[LVWLQJ�2SHQ�6SDFH��7KH������6�URXWH�RI�WKLV�WKLV�SURMHFW�XQQHFHVVDULO\�GHVWUR\V�WKH�2SHQ�6SDFH�HQWUDQFH�
WKDW�+HEHU�&LW\�LV�NQRZQ�IRU�E\�PRYLQJ�LW�LQWR�WKH�EDFN\DUGV�RI����IDPLOLHV�DQG�ZLWKLQ�����PLOH�RI�RYHU�����KRPHV��7KH�
QRLVH�DQG�VDIHW\�LPSDFWV�WR�RXU�IDPLOLHV�RQ�WKH�6RXWKZHVW�FRUQHU�RI�+HEHU�&LW\�ZLOO�EH�WUDJLF��

/DVW��ZLOO�8'27�OLVWHQ�DQG�PDNH�DQ\�FKDQJHV�GXH�WR�WKH�LQSXW�IURP�FLWL]HQV�RU�LV�WKH�FRPPHQW�SURFHVV�MXVW�D�IRUPDOLW\"

,�DVN�DJDLQ�WKDW�+LJKZD\�����LV�QRW�XQQHFHVVDULO\�PRYHG�WR�WKH������6�URXWH�ZKLFK�KDV�EHHQ�SODQQHG�IRU�\HDUV�DV�D�
PLQRU�DUWHULDO�URDG�IRU�+HEHU�&LW\��,Q�DOO�DUHDV�RI�WKH�VWDWH�8'27�KDV�PDGH�PDQ\�XQLTXH�DFFRPPRGDWLRQV�IRU�
FRPPXQLWLHV�WR�OHVVHQ�WKH�LPSDFW�RI�QHFHVVDU\�WUDYHO�FRQYHQLHQFH��7KH�DFFRPPRGDWLRQ�RI�QRW�XVLQJ������6�IRU�D�
FRPELQHG�+LJKZD\����DQG�+LJKZD\�����ZRXOG�EH�DQ�HDV\�RQH��

%UDG\ )O\JDUH (PDLO

��� 7KHUH�LV�D�GDLO\�KLJK�YRXPH�RI�WUDIILF�WKURXJK�WKLV�LQWHUVHFWLRQ��IURP�VFKRRO�FKLOGUH��FRQWUDFWRUV��6$+0��DQG�WUDYHOHUV�
DYRLGLQJ�PDLQ�VWUHHW��WKHUH�QHHGV�WR�EH�D�ZHLJKWHG�VLJQDO�DW�WKLV�ORFDWLRQ�WR�KHOS�ZLWK�VDIHW\��>����6RXWK�������:HVW@ -DLPH 5RPR &RPPHQW�0DS

��� ,�WKLQN�LI�\RX�ORRN�DW�HDVW�ERXQG����DW�WKH�������LQWHUVHFWLRQ�\RX�FDQ�VHH�LW�ZDV�GHVLJQHG�WR�JR�WKUX�WKH�YDOOH\�RQ�ZHVW�
VLGH�WR���� 6WHYHQ :HEVLWH

���

8'27�2IILFLDOV�

:KDW�LV�FXUUHQWO\�EHLQJ�GRQH�E\�8'27�WR�PDQDJH�+LJKZD\����WUDIILF�WKURXJK�+HEHU�&LW\"�,V�8'27�ZDQWLQJ�KLJK�WUDIILF�
QXPEHUV�WR�MXVWLI\�WKH�E\SDVV�FRQVWUXFWLRQ"

7KH�VSHHG�OLPLWV�DQG�VLJQ�ORFDWLRQV�PDNH�OLWWOH�VHQVH�DV�WKH\�UHGXFH�VSHHGV�WR���PSK�DIWHU�WKH�FLW\�FHQWHU�LQ�ERWK�
GLUHFWLRQV�DQG�WKHQ�LQFUHDVH�WKH�OLPLW�MXVW�EHIRUH�WKH�WUDIILF�OLJKW�DQG�PDMRU�KLJKZD\�VSOLW�RQ�WKH�VRXWK�HQG��,�VXJJHVW�D�
XQLIRUP����PSK�OLPLW�WKURXJK�+HEHU�&LW\�

2QH�ZD\�VWUHHWV�VKRXOG�EH�FRQVLGHUHG�IRU�ORFDO�WUDIILF�DQG�WKH�6WDWH�RI�8WDK�VKRXOG�ILQG�IXQGLQJ�IRU�WKHVH�VWUHHW�
LPSURYHPHQWV�IRU�+HEHU�&LW\�GXH�WR�WKH�VWDWHZLGH�WUDIILF�WKDW�LV�SUHYDOHQW�WKURXJK�+LJKZD\������

7KHUH�FRXOG�EH�VLJQV�DGGHG�RQ�+LJKZD\����EHIRUH�HQWHULQJ�+HEHU�&LW\�0DLQ�6W�IRU�WUXFNV�WR�XWLOL]H�WKH�FHQWHU�ODQHV�

$�FURVV�ZDON�DFURVV�0DLQ�6W�DW�WKH�+LJK�6FKRRO�ZRXOG�JHW�D�ORW�RI�XVH��&XUUHQWO\�VWXGHQWV�DUH�UXQQLQJ�DFURVV�0DLQ�6W�
DQG�GRGJLQJ�FDUV�

'HGLFDWHG�WXUQ�VLJQDOV�ZRXOG�EH�RI�JUHDW�DVVLVWDQFH�IRU�URDGV�FRPLQJ�RQWR�0DLQ�6W�DV�ZHOO��

$WWDFKHG�DUH�VNHWFKHV�RI�LGHDV�IRU�PDQDJLQJ�WKH�FXUUHQW�WUDIILF�VLWXDWLRQ�ZKLOH�VWLOO�SODQQLQJ�IRU�WKH�IXWXUH�

7KDQN�\RX

%UDG\ )O\JDUH (PDLO

��� 7KLV�LQWHUVHFWLRQ�LV�DOZD\V�VR�EXV\��,W�ZRXOG�EH�JUHDW�LI�WKHUH�ZDV�DQRWKHU�URXWH�IRU�FDPSHUV�DQG�KXJH�WUXFNV��>8�6�������
8�6�����@ 1DQF\ 3HUU\ &RPPHQW�0DS

���

0\�QDPH�LV�0DUN�1HOVRQ��,
P�RQ�WKH�:DVDWFK�&RXQW\�&RXQFLO��,�DOVR�UXQ�WKH�+HEHU�9DOOH\�5DLOURDG��,
YH�OLYHG�LQ�WKH�
YDOOH\�IRU����\HDUV��LQ�8WDK�IRU�PDQ\�PRUH�\HDUV��

&RPPHQWV��6XPPDU\��7KH�FURZQ�MHZHO�RI�WKH�+HEHU�9DOOH\�LV�WKH�JUHHQVSDFH�FRUULGRU��SDUW�RI�ZKLFK�LV�FDOOHG�WKH�1RUWK�
)LHOGV��2QH�RI�WKH�SURSRVHG�VROXWLRQV�WR�RXU�WUDIILF�SUREOHPV�LV�D�SDUNZD\�RU��E\SDVV��URDG�SDUDOOHO�WR�6RXWKILHOG�URDG�
DQG�IURP�WKH�VRXWK�DQG�FXULQJ�DURXQG�WR�FRQQHFW�WR�KLJKZD\����QRUWK�RI�+HEHU��7KLV�LV�D�EDG�LGHD�DQG�VKRXOG�QRW�EH�
FRQVLGHUHG��7KH�UHDVRQ�LV�VLPSOH��:H�ZLOO�SXW�D��KLJKZD\��WKURXJK�WKH�PLGGOH�RI�RXU�FURZQ�MHZHO���HVVHQWLDOO\�GHVWUR\LQJ�
LW��,W�ZLOO�EH�DOPRVW�LPSRVVLEOH�WR�SUHYHQW�ODQG�VXUURXQGLQJ�WKH�SDUNZD\�IURP�EHLQJ�FRPPHUFLDOO\�GHYHORSHG��7KH�VROXWLRQ�
WR�RXU�WUDIILF�SUREOHPV�VKRXOG�QRW�LQFOXGH�WKLV�QHZ�URDG�

)XUWKHU��WKLV�SDUNZD\�ZRXOG�QRW�GUDZ�VLJQLILFDQW�ORFDO�WUDIILF��ZKLFK�LV�WKH�PDMRULW\�RI�WUDIILF�LQ�DQG�DURXQG�+HEHU�&LW\��,W�
PD\�EH�DEOH�WR�FRD[�WUXFNV�RII�PDLQ�VWUHHW�DUHD��EXW�WKDW�ZRQ
W�VROYH�WKH�PDMRULW\�RI�WKH�WUDIILF�SUREOHP��7KH�VROXWLRQV�ZLOO�
EH�SDLQIXO�QR�PDWWHU�ZKDW�ZH�GR��EXW�ZH�VKRXOG�QRW�FRQVLGHU�GHVWUR\LQJ�RXU�FURZQ�MHZHOV�

7KDQNV�
0DUN

0DUN 1HOVRQ (PDLO



���

,Q�WKH�SUHVHQWDWLRQ�LW�ZDV�VWDWHG�WKDW�����RI�WKH�WUDIILF�RQ�+HEHU�0DLQ�6WUHHW�LV�ORFDO�WUDIILF��,Q�VOLGH����LW�VKRZV�
KRXVHKROG�JURZWK�DW�������SRSXODWLRQ�JURZWK�DW�����DQG�HPSOR\PHQW�JURZWK�DW������7KLV�JURZWK�LV�JRLQJ�WR�KDSSHQ�
LQ�WKH�6(�HQG��WKH�HDVW�VLGH�DQG�WKH�QRUWK�HQG�RI�+HEHU��1RQH�RI�WKLV�WUDIILF�SUREOHP�ZLOO�EH�VROYHG�E\�WKH�SUHYLRXVO\�
SURSRVHG�E\SDVV�SDUNZD\��$V�D�PDWWHU�RI�IDFW�,�FDQ
W�VHH�KDUGO\�DQ\�ORFDO�WUDIILF�XVLQJ�D�E\SDVV�SDUNZD\��:H�QHHG�WR�
VROYH�WKH�ORFDO�WUDIILF�LVVXH�ZLWK�ORFDO�URDGV���+HEHU�KDV�D�HDVWHUQ�E\SDVV�SODQQHG�WKDW�5HG�/HGJHV�LV�FRPPLWWHG�WR�
EXLOG��DQG�PRUH�VWRS�OLJKWV�WR�DOORZ�ORFDO�WUDIILF�WR�FURVV�PDLQ�VWUHHW��
�0RVW�EXVLQHVVHV�RQ�+HEHU�0DLQ�6WUHHW�VWD\�RSHQ�EHFDXVH�RI�WKH�WUDIILF�WKDW�H[LVW�RQ�0DLQ�6WUHHW��7KHUH�LV�RQO\�RQH�FLW\�
LQ�8WDK�WKDW�,�NQRZ�RI�WKDW�KDV�EHHQ�DEOH�WR�NHHS�D�PDLQ�VWUHHW�DOLYH�ZKHQ�D�E\SDVV�ZDV�EXLOW��WKDW�LV�/RJDQ��%87�WKH�
/RJDQ�E\SDVV�LV�ILOOHG�ZLWK�FRPPHUFLDO�DQG�OLJKW�LQGXVWU\��7KDW�LV�QRW�ZKDW�,�ZDQW�WR�VHH�KDSSHQ�WR�WKH�QRUWK�ILHOGV�DUHD�
ZKHUH�WKH�SURSRVHG�E\SDVV�ZLOO�JR��,�GRQ
W�EHOLHYH�LW�LV�ZKDW�WKH�PDMRULW\�RI�RXU�FLWL]HQV�ZDQW��,Q�RXU�FRXQW\�WKH�FLWL]HQV�
SDVVHG�E\�D�ZLGH�PDUJLQ�D�������������RSHQ�VSDFH�ERQG��2SHQ�VSDFH�LV�LPSRUWDQW�WR�RXU�YDOOH\��7KH�ILHOGV�RQ�WKH�
QRUWKZHVW�VLGH�RI�+HEHU�DUH�WKH�PRVW�YLVLEOH�RSHQ�VSDFH�WKDW�ZH�KDYH�LQ�WKLV�YDOOH\��3XWWLQJ�D�E\SDVV�WKURXJK�WKDW�DUHD�
ZRXOG�LQYLWH�FRPPHUFLDO�]RQLQJ�HYHQ�LI�WKHUH�ZRXOG�EH�OLPLWHG�DFFHVV�RII�WKH�E\SDVV��2QH�RI�WKRVH�OLPLWHG�DFFHVV�SRLQWV�
LV�0LGZD\�/DQH��,�ZRXOG�QRW�ZDQW�WR�VHH�FRPPHUFLDO�OLQLQJ�0LGZD\�/DQH��
,�NQRZ�WKDW�WKH�VHPL�WUXFN�WUDIILF�LV�WKH�WUDIILF�WKDW�PRVW�SHRSOH�ZRXOG�OLNH�WR�VHH�RII�RI�PDLQ�VWUHHW��,�ZRXOG�OLNH�WR�VHH�XV�
PDNH�D�WUXFN�URXWH�DURXQG�WKH�GRZQ�WRZQ�DUHD�RI�PDLQ�VWUHHW�OLNH�-DFNVRQ�+ROH�KDV�GRQH��
:KDW�ZH�GR�WRGD\�WR�VROYH�RXU�WUDIILF�SUREOHPV�ZLOO�EH�ZLWK�WKLV�YDOOH\�IRUHYHU��:H�QHHG�WR�WKLQN�YHU\�FDUHIXOO\�DERXW�ZKDW�
ZH�ZDQW�WKH�IXWXUH�RI�WKLV�YDOOH\�WR�EH�

0DULO\Q &ULWWHQGHQ :HEVLWH

���

:KDW�QHHGV�WR�KDSSHQ�LV����QHHGV�WR�PHHW�XS�ZLWK�����QHDU�WKH�DLUSRUW��0DNH�LW�OLNH�D�LQWHUVWDWH�KZ\�RYHU�SDVVHV�DQG�
RII�UDPSV��+DYH�WKH�ILUVW�RQ�ULYHU�UG�WKH�QH[W�RQ�VW�WU\�����DQG�RQH�RQ�ZKHUH�����DQG�6RXWKILHOG�UG�PHHW��([SDQG����IURP�
��WK�VRXWK�WR�WKH�SRUW�WR�IRXU�ODQHV��,I�\RX�PDNH�LW�D�LQVWDWH�KZ\�VHW�XS�LW�ZLOO�JHW�XVHG��,�DP�IRU�WKLV�WKLV�KDV�EHHQ�WDONHG�
DQG�VWXGLHG�IRU�DORQJ�WLPH�WLPH�WR�JHW�LW�PRYLQJ��7KH\�DUH�DQG�KDYH�EXLOW�KRPHV�ZKHUH�LW�VKRXOG�KDYH�EHHQ�SODFH�IRU�D�
ORQJ�WLPH

&XUW 2DNHVRQ :HEVLWH

���

,Q�\RXU�SUHVHQWDWLRQ�LW�ZDV�VWDWHG�WKDW�����RI�WKH�+HEHU�0DLQ�6WUHHW�WUDIILF�LV�ORFDO�WUDIILF��,Q�VOLGH����LW�VKRZV�WKDW�LQ�
�����KRXVHKROG�JURZWK�ZLOO�EH�������SRSXODWLRQ�JURZWK�����DQG�HPSOR\PHQW�JURZWK������7KLV�JURZWK�LV�JRLQJ�WR�EH�
RQ�WKH�6(��(�DQG�1(�VLGH�RI�+HEHU��7KH�SURSRVHG�E\SDVV�SDUNZD\�ZLOO�QRW�KHOS�WKH�ORFDO�WUDIILF�SUREOHP��7KH�ORFDO�WUDIILF�
SUREOHP�ZLOO�EH�VROYHG�E\�ORFDO�URDGV��+HEHU�KDV�D�HDVWHUQ�E\SDVV�SODQQHG�WKDW�5HG�/HGJHV�LV�FRPPLWWHG�WR�EXLOG��/RFDO�
WUDIILF�FRXOG�EH�KHOSHG�E\�DGGLQJ�PRUH�WUDIILF�OLJKWV�WR�HQDEOH�ORFDO�WUDIILF�WR�FURVV�PDLQ�VWUHHW��
6HPL�WUXFN�WUDIILF�LV�WKH�ELJJHVW�FRPSODLQW�DERXW�0DLQ�6WUHHW��7KLV�FRXOG�EH�VROYHG�E\�SXWWLQJ�D�WUXFN�URXWH�DURXQG�WKH�
+HEHU�GRZQWRZQ�DUHD�VLPLODU�WR�ZKDW�-DFNVRQ�+ROH�:\R��KDV�GRQH��
,�GRQ
W�VXSSRUW�D�E\SDVV�SDUNZD\��,�KDYH�RQO\�VHHQ�RQH�FLW\�LQ�8WDK�WKDW�KDV�EHHQ�DEOH�WR�NHHS�WKHLU�PDLQ�VWUHHW�DOLYH�
ZKHQ�SXWWLQJ�LQ�D�E\SDVV��/RJDQ�8WDK��/RJDQ
V�E\SDVV�LV�OLQHG�ZLWK�FRPPHUFLDO�DQG�OLJKW�LQGXVWU\��,�GRQ
W�ZDQW�WR�VHH�
WKDW�VDPH�WKLQJ�KDSSHQ�WR�WKH�QRUWK�ILHOGV��,�GRQ
W�WKLQN�WKDW�WKH�PDMRULW\�RI�WKH�FLWL]HQV�LQ�WKLV�FRXQW\�GR��$�������������
RSHQ�VSDFH�ERQG�ZDV�MXVW�SDVVHG�LQ�RXU�&RXQW\��2XU�FRXQW\�YDOXHV�RSHQ�VSDFH��7KH�PRVW�YLVLEOH�RSHQ�VSDFH�LQ�WKLV�
YDOOH\�LV�ZKDW�LV�UHIHUUHG�WR�DV�WKH�1RUWK�ILHOGV��WKH�RSHQ�VSDFH�EHWZHHQ�+HEHU�DQG�0LGZD\��,W�KDV�EHHQ�VDLG�WKDW�LI�D�
E\SDVV�ZHUH�SXW�LQ�LW�ZRXOG�KDYH�OLPLWHG�DFFHVV��2QH�RI�WKRVH�OLPLWHG�DFFHVV�SRLQWV�LV�0LGZD\�/DQH��,�GR�QRW�ZDQW�WR�
VHH�0LGZD\�/DQH�OLQHG�ZLWK�FRPPHUFLDO�SURSHUWLHV��,W�ZRXOG�HQFRXUDJH�HYHQ�PRUH�JURZWK�LQ�WKH�QRUWK�ILHOGV�DQG�VRRQ�
ZH�ZRXOG�ORVH�WKDW�RSHQ�VSDFH��
,�WKLQN�WKDW�VRPH�WUDIILF�VROXWLRQV�DUH�QHHGHG�%87�HYHQ�LI�ZH�GLGQ
W�GR�DQ\WKLQJ�WR�DGGUHVV�WUDIILF��VOLGH����VKRZV�WKDW�LW�
ZRXOG�RQO\�WDNH���PLQXWHV�DQG����VHFRQGV�ORQJHU�WR�WUDYHO�+HEHU�PDLQ�VWUHHW�LQ�������)RU�PH���PLQXWHV�DQG����VHFRQGV�
LV�QRW�ZRUWK�UXLQLQJ�WKH�EHDXW\�DQG�UXUDO�IHHOLQJ�RI�WKLV�YDOOH\�
:KDWHYHU�ZH�GR�WR�VROYH�RXU�WUDIILF�FRQFHUQV�WRGD\�ZLOO�EH�ZLWK�XV�IRUHYHU��:H�QHHG�WR�PDNH�VXUH�WKDW�ZH�DUH�ZLOOLQJ�WR�
OLYH�ZLWK�WKH�FRQVHTXHQFHV�

0DULO\Q &ULWWHQGHQ :HEVLWH�(PDLO

���

6OLGHV����DQG����DUH�YHU\�LQIRUPDWLYH�DERXW�WKH�SUREOHP�DQG�D�SRWHQWLDO�VROXWLRQ��-HUHP\�%RZQ�LV�RQO\�IRFXVHG�RQ�
VRXWKERXQG�WUDIILF��,I�\RX�FRPSDUH�WUDYHO�WLPHV�EHWZHHQ�QRUWK�DQG�VRXWK�ERXQG��QRUWKERXQG�WUDYHO�WLPHV�ZRXOG�QRW�EH�D�
SUREOHP�HYHQ�LQ�������7KLV�WHOOV�PH�WKDW�WKH�PDLQ�LVVXH�KHUH�LV�QRW�WKH�WKURXJK�WUDIILF��EXW�ORFDO�WUDIILF�ZLWK�LWV�GHVWLQDWLRQ�
KHUH�LQ�+HEHU�&LW\��7KDW�LV�WKH�UHDO�SUREOHP��+HEHU�&LW\�QHHGV�WR�DGGUHVV�WKHLU�IORZ�SUREOHPV�EHIRUH�8'27�HYHU�QHHGV�
WR�VWHS�LQWR�WKH�SLFWXUH�
�
)RUFH�5HG�/HGJHV�WR�FRPSOHWH�WKHLU�E\SDVV�IURP�WKH�HDVW�VLGH�RQWR�KLJKZD\����QRUWK�RI��WK�1�
�
+DYH�WKH�+HEHU�&LW\�SODQQHU�DGGUHVV�ORFDO�WUDIILF�EHIRUH�GHYHORSHUV�DUH�DOORZHG�WR�PRYH�IRUZDUG��
�
6WRS�DQQH[LQJ�ZLWKRXW�D�SODQ�DV�WR�KRZ�\RX�DUH�JRLQJ�WR�DGGUHVV�WUDIILF�PRYLQJ�LQ�DQG�RXW�RI�WKH�YDOOH\�

%UHQW &ULWWHQGHQ :HEVLWH�(PDLO

���

,
P�UHDFKLQJ�RXW�WRGD\�WR�H[SUHVV�P\�RYHUZKHOPLQJ�VXSSRUW�WR�XOWL]H�WKH�H[LVWLQJ�+LJKZD\�����IRU�DQ\�E\SDVV�URXWH�DQG�
KLJKO\�RSSRVHG�WR�WKH�SUHIHUUHG�URXWH�WKDW�LV�RQH�VWUHHW�RYHU�IURP�P\�KRXVH�RQ������6�DQG�����(��%HLQJ�VR�FORVH�ZRXOG�
PDNH�WKH�IROORZLQJ�SUREOHPV�HYHQ�ELJJHU�LVVXHV�DW�P\�UHVLGHQFH�DQG�'(9/$8(�P\�SURSHUW\�YDOXH�
����6DIHW\�IRU�ZDONLQJ�P\�GRJ�RQ�VXFK�D�EXV\�VWUHHW
����9HU\�ORXG�WUDIILF�QRLVHV�DOO�GD\�DQG�QLJKW�
����3ROOXWLRQ��WUDVK��DQG�OLWWHU
����9HU\�ORXG�DLUSODQH�SDVVLQJV�LI�WKH�DLUSRUW�ZHUH�WR�H[SDQG�
�
�7KH�IROORZLQJ�LVVXHV�ZRXOG�JUHDWO\�DIIHFW�+HEHU�&LW\
V�FRPPXQLW\�DV�D�ZKROH�
����7HDULQJ�XS�IDUPV�DQG�ILHOGV�RI�RSHQ�VSDFH
����8VLQJ�FRQGHPQHG�VHZHU�ILHOGV��ZKLFK�,�EHOLHYH�WR�EH�LOOHJDO
����0RUH�WD[SD\HU�IXQGV�DOORWWHG�WR�UHEXLOG�DQ�DOUHDG\�H[LVWLQJ�KLJKZD\�
����'HVWUXFWLRQ�RI�KDELWDW�IRU�ZLOGOLIH�LQFOXGLQJ�WKH�6DQG�+LOO�&UDQH�
����1RW�OLVWHQLQJ�WR�WKH�SUHYLRXV�FRPPHQWV�DQG�RSSRVLQJ�VLGH�RI�$//�+HEHU�UHVLGHQFHV

6WDFH\ :RQJ :HEVLWH

���

,�SHUVRQDOO\�ZRXOG�OLNH�WR�VHH�PRUH�SXEOLF�WUDQVSRUWDWLRQ�DQG�OHVV�SULYDWH�YHKLFOHV�RQ�WKH�URDG��,�NQRZ�,�ZRXOG�ORYH�WR�ULGH�
SXEOLF�WUDQVSRUWDWLRQ�LI�WKHUH�ZHUH�PRUH�RSWLRQV�WR�GR�VR��,�UHDOO\�GRQ¶W�ZDQW�WR�VHH�D�E\SDVV��2XU�DLU�SROOXWLRQ�LV�EDG�
HQRXJK�LQ�WKH�YDOOH\�DOUHDG\��$�E\SDVV�DQG�PRUH�WUDIILF�LV�RQO\�JRLQJ�WR�PDNH�WKLQJV�ZRUVH��,�UHDOO\�WKLQN�D�E\SDVV�JRLQJ�
WKURXJK�WKH�1RUWK�ILHOGV�DQG�FORVH�WR�DOO�WKH�UHVLGHQWLDO�KRXVLQJ�LV�D�EDG�LGHD�

-RVK 5HLQKDUW :HEVLWH

���

,�DP�D�OLFHQVHG�SLORW��VLQJOH�HQJLQH�IL[HG�ZLQJ���DQG�DV�VXFK�KDYH�QR�LVVXH�ZLWK�RXU�DLUSRUW�DV�LW�VWDQGV�

,W�LV�UDWKHU�REYLRXV�WKDW�WKH�SODQQHG�UHPRYDO�RI�WKH�86�����SDUWLDO�RI�\RXU�SODQ�KDV�QRWKLQJ�WR�GR�DQ\WKLQJ�RWKHU�WKDQ�WKH�
H[SDQVLRQ�RI�WKH�DLUSRUW��:K\�HOVH�PRYH�LW"

:KR�EHQHILWV�IURP�LWV�UHPRYDO�DQG�WKH�H[SDQVLRQ�RI�WKH�DLUSRUW"�&HUWDLQO\�QRW�WKH�FLWL]HQV�RI�:DVDWFK�&RXQW\�

,�DJUHH�WKDW�LW�LV�LPSRUWDQW�WR�EXLOG�WKH�E\�SDVV��KRZHYHU��WKH�ROGHU�SODQ�WKDW�FRQQHFWV�'DQLHOV�DQG�86�����ZLWKRXW�WKH�
UHPRYDO�RI�D�SRUWLRQ�RI�WKH�KLJKZD\�VHHPV�D�ELW�ULGLFXORXV��,W�ZLOO�VORZ�WUDIILF�EHWZHHQ�+HEHU�DQG�8WDK�&RXQW\��HDW�
SURSHUW\�WKDW�LV�SUHVHQWO\�XVHG�IRU�DJULFXOWXUH��DQG�DGG�WR�WKH�FRVW��$OO�ZLWK�D�QHJDWLYH�LPSDFW�

)OR\G�,QPDQ
+HEHU�UHVLGHQW����\HDUV
:DVDWFK�&RXQW\�SURSHUW\�RZQHU�IRU�RYHU����\HDUV

)OR\G ,QPDQ (PDLO



���

,�DP�ZULWLQJ�WR�JLYH�FRPPHQW�RQ�WKH�SURSRVHG�E\SDVV�URXWH�ORFDWHG�LQ�+HEHU�&LW\��8WDK��,�OLYH�YHU\�FORVH�WR������6RXWK�
�,�OLYH�RQ������6RXWK���,I�WKH�SDUW�RI�WKH�E\SDVV�ZDV�WR�GR�D�UHDOLJQPHQW�RI�8�6�������LW�ZRXOG�HVVHQWLDOO\�SXW�WKH�KLJKZD\�
LQ�P\�EDFN\DUG��,�KDG�P\�KRPH�EXLOW�OHVV�WKDQ���\HDU�DJR�DQG�ZKHQ�,�DVNHG�WKH�EXLOGHU�DERXW�IXWXUH�SODQV�IRU�WKH�URDG�RI�
�����6RXWK��QRWKLQJ�ZDV�HYHU�GLVFORVHG�WR�PH�DERXW�D�SRWHQWLDO�E\SDVV�URDG�RU�KLJKZD\��2XU�QHLJKERUKRRG�KDV�D�SDUN�
ORFDWHG�MXVW�RQ�WKH�FRUQHU�RI������6RXWK�DQG�,QGXVWULDO�3DUNZD\�WKDW�ZRXOG�EH�FRPSOHWHO\�XQVDIH�IRU�FKLOGUHQ�LI�WKH�
KLJKZD\�ZDV�WR�EH�UHDOLJQHG�WR������6RXWK��,
P�PRVW�GHILQLWHO\�FRQFHUQHG�DERXW�KDYLQJ�D�KLJKZD\�VR�FORVH�WR�D�
UHVLGHQWLDO�DUHD��2QH�RI�WKH�PDLQ�UHDVRQV�WKDW�,�KDYH�EHHQ�WROG�IRU�WKH�SRWHQWLDO�UHDOLJQPHQW�LV�VR�WKH�DLUSRUW�UXQZD\�FDQ�
EH�ZLGHQHG��7KLV�VKRXOG�QRW�HYHQ�EH�DQ�LVVXH�DV�WKH�UHVLGHQWV�RI�+HEHU�&LW\�KDYH�PDGH�LW�SHUIHFWO\�FOHDU�WKDW�ZH�GRQ
W�
ZDQW�D�ELJJHU�DLUSRUW�LQ�DQ\�ZD\��VKDSH�RU�IRUP�
�
,�UHVSHFWIXOO\��DVN�WKDW�FRQVLGHUDWLRQ�EH�PDGH�WR�127�XVH������6RXWK�DV�D�ZD\�WR�UHDOLJQ�8�6��+LJKZD\������,�DVN�WKDW�
8'27��:DVDWFK�&RXQW\�DQG�+HEHU�&LW\�OHDGHUV�XWLOL]H�WKH�H[LVWLQJ�+LJKZD\�����IRU�DQ\�E\SDVV�URXWH�

%ULDQQH )LHOG :HEVLWH�(PDLO

���

$V�PDQ\�FRPPHQWHU�KDYH�QRWHG��WKLV�SURMHFW�LV�DLPHG�DW�PLWLJDWLQJ�D�YHU\�VKRUW�GHOD\�GXULQJ�FRPPXWHU�WUDIILF�KRXUV�DW�
WKH�FRVW�RI�WKH�RSHQ�IDUP�ODQG�DQG�FRQVHUYDWLRQ�ODQG�WKDW�PDNHV�+HEHU�DQ�LFRQLF�DQG�EHDXWLIXO�SODFH�WR�OLYH��7KLV�LV�QRW�D�
SRVLWLYH�FRVW��EHQHILW�UDWLR��,Q�PDQ\�RWKHU�DUHDV�RI�WKH�FRXQWU\�ZKHUH�WUDIILF�IORZ�H[FHHGV�WKH������HVWLPDWHV�E\�RYHU�DQ�
KRXU��WUDIILF�HQJLQHHUV�DUH�QDUURZLQJ�VWUHHWV�WR�UHGXFH�WUDYHO�E\�WKH�YROXPH�RI�YHKLFOHV�DQG�LQFUHDVH�IRRW�WUDIILF�LQ�VPDOO�
VKRSSLQJ�DUHDV�ZLWK�ZLGHU�VLGHZDONV�DQG�RII�VWUHHW�SDUNLQJ��
�)XUWKHU��PXFK�RI�WKH�DVVXPHG�QHHG�IRU�D�E\SDVV�URDG�LV�EDVHG�RQ�HVWLPDWHG�JURZWK�E\��������EXW�ZLOO�WKHUH�EH�WKH�
QDWXUDO�UHVRXUFHV��ZDWHU��WR�VXSSRUW�WKH�JURZWK�ZKHQ�WKHUH�DUH�ZDWHU�GHILFLWV�QRZ"

-HQQ\ &UDGGRFN :HEVLWH

���
7KH�1RUWK�)LHOGV�LQFOXGHV�������DFUHV�RI�$J�/DQG��WKH�1RUWK�)LHOG�5RDG�FRXOG�SURYLGH�WKH�QHHGHG�FRQQHFWRU�IURP�WKH�
ZHVW�VLGH�RI�+HEHU��IRU�WUDIILF�WUDYHOLQJ�QRUWK�DQG�VRXWK�WKURXJK�RXU�YDOOH\��,W�LV�D�FXUUHQW�DJULFXOWXUH�DFFHVV�URDG��EXW�
FRXOG�EH�IXUWKHU�GHYHORSHG��ZLWK�DQ�H[LVWLQJ�URDG�HDVHPHQW�

5DFKHO .DKOHU &RPPHQW�0DS

���

+HEHU�&LW\¶V�0DLQ�6WUHHW�LV�WKH�OLIH�EORRG�RI�RXU�FRPPXQLW\��6DGO\�RXU�SULPDU\�DUWHU\�LV�IDLOLQJ��DQG�ZLOO�FRQWLQXH�WR�
KHPRUUKDJH��ZLWK�WUDIILF�FRQJHVWLRQ��SDUWLFXODUO\�GXULQJ�WKH�VXPPHU�PRQWKV��DV�ZHHNHQG�WUDYHO�EDFNV�XS�RQ�0DLQ�6WUHHW�
IURP�7KXUVGD\�WR�6XQGD\��7UDIILF�LV�FKRNLQJ�RII�LQWHUVHFWLRQV�DQG�IRUFLQJ�UHVLGHQWV�WR�ILQG�DOWHUQDWLYH�URXWHV�WR�WUDYHO�
DURXQG�WKH�FRPPXQLW\�

5DFKHO .DKOHU &RPPHQW�0DS

���

7KHVH�DOWHUQDWLYH�URXWHV�SXVK�PRUH�WUDIILF�LQWR�UHVLGHQWLDO�VWUHHWV��ZLWK�KLJKHU�VSHHGV��LQFUHDVLQJ�WUDIILF�RQWR�QDUURZ�
VWUHHWV��ZLWK�SDUNHG�FDUV��DQG�IURQW�GRRUV�MXVW�D�IHZ�IHHW�DZD\�IURP�WKH�QHZ�UDFHWUDFN�WKDW�ZDV�RQFH�+HEHU¶V�VLGH�
VWUHHWV��:H�FDQ¶W�LJQRUH�WKH�VDIHW\�FRQFHUQV�DQG�SRLQWV�RI�IDLOXUH��:LWK�WKH�UDWH�RI�LQFUHDVH�LQ�RXU�SRSXODWLRQ��DQG�WKH�
FRQWLQXHG�SURMHFWHG�JURZWK��ZH�DUH�SXWWLQJ�RXU�FLWL]HQV�DQG�RXU�IXWXUH�DW�ULVN��:H�QHHG�DQ�DOWHUQDWLYH�WR�0DLQ�6WUHHW�WKDW�
GRHVQ
W�LPSDFW�RXU�UHVLGHQWLDO�VWUHHWV�DQG�FLWL]HQV��>&HQWHU�6WUHHW�������:HVW@

5DFKHO .DKOHU &RPPHQW�0DS

���
:H�QHHG�8'27�WR�KHOS�VDYH�RXU�GRZQWRZQ��:LWKRXW�DQ�DOWHUQDWLYH�URXWH��RQH�WKDW�SXOOV�WKH�SDVV�WKURXJK�WUDIILF�DURXQG�
WKH�FLW\�FRUH��ZH�ZLOO�VHH�EXVLQHVVHV��UHVWDXUDQWV�DQG�UHWDLO�PRYH�RII�0DLQ�6WUHHW�WR�VHHN�DUHDV�ZLWK�PRUH�DFFHVVLEOH�
SDUNLQJ��OHVV�QRLVH�DQG�OHVV�FRQJHVWHG��

5DFKHO .DKOHU &RPPHQW�0DS

���

:KDW�LV�WKH�IXWXUH�RI�+HEHU�&LW\�'RZQWRZQ��,)�DQ�DOWHUQDWLYH�URXWH�LV�FRQVWUXFWHG"�6HQVH�RI�FRPPXQLW\��LH��D�GRZQWRZQ�
ZRUWK�YLVLWLQJ�'RZQWRZQ�HFRQRPLF�UHGHYHORSPHQW��JURZWK�RI�EXVLQHVV�RSSRUWXQLWLHV�3DUNV��SOD]DV�DQG�SXEOLF�JDWKHULQJ�
SODFHV��D�PDJQHW�IRU�FLWL]HQ�WR�HQMR\�WKHLU�FLW\�ZLWK�ORFDO�SURJUDPPLQJ�$GGLWLRQ�RI�VWUHHW�GLQLQJ��RSHQ�UHWDLO�FRQFHSWV��
DQJOHG�SDUNLQJ�WR�DFFRPRGDWH�PRUH�FDUV�'RZQWRZQ�OLYDELOLW\��JURZWK�RI�PXOWL�OHYHOHG�OLYLQJ�VROXWLRQV�

5DFKHO .DKOHU &RPPHQW�0DS

���

3OHDVH�VHH�WKH�DWWDFKHG�FRPPHQW�OHWWHU�UHJDUGLQJ�WKH�SURSRVHG�+HEHU�9DOOH\�&RUULGRU�(,6�

7KDQN�\RX�

0DUN�+ROGHQ

0DUN +ROGHQ (PDLO

��� 5HURXWH�$//�WKH�WDQNHUV�DQG�VHPLV�DZD\�IURP�0DLQ�6WUHHW����'RHV�\RXU�VWXG\�LQFOXGH�QRLVH"�<RX�FDQ
W�HYHQ�KHDU�
\RXUVHOI�WKLQN�RQ�0DLQ�6WUHHW��,W�VKRXOG�EH�D�ORYHO\�VWUHHW�WR�ZDON�GRZQ�DQG�SHUXVH�VKRSV��� 6DPDQWKD 0ROO :HEVLWH

��� &OHDUO\�DOO�WKH�REMHFWLRQV�DUH�FRPLQJ�IURP�0LGZD\�UHVLGHQWV�ZKR�GRQ
W�FDUH�DERXW�+HEHU�0DLQ�6WUHHW��� 6DPDQWKD 0ROO :HEVLWH

���

3OHDVH�GRQ
W�SXW�WKH�E\SDVV�ULJKW�QH[W�WR�WKH�(OPEULGJH�DSDUWPHQWV��7KDW�ZRXOG�DGYHUVHO\�LPSDFW����IDPLOLHV�ZLWK�
LQFUHDVHG�QRLVH�DQG�SROOXWLRQ�
3OHDVH�UXQ�WKH�E\SDVV�ZHVW�VWDUWLQJ�IDUWKHU�QRUWK�
7KDQN�\RX�IRU�OHWWLQJ�XV�KDYH�VRPH�LQSXW�

/DXULH 5HHG :HEVLWH



���

+L�

DV�\RXU�RQOLQH�FRPPHQW�VHFWLRQ�LV�QRW�ZRUNLQJ��,�KDYH�WUDQVODWHG�WKH�WH[W�RI�P\�FRPPHQW�LQWR�WKLV�HPDLO��3OHDVH�OHW�PH�
NQRZ�LI�WKLV�LV�QRW�DQ�DFFHSWDEOH�IRUP�RI�FRPPXQLFDWLRQ�IRU�P\�FRPPHQW�WR�PDNH�LW�RQWR�WKH�UHFRUG�DQG�,�ZLOO�WU\�WKH�
RQOLQH�SRUWDO�DJDLQ�

:KLOH�,�DP�LQ�IDYRU�RI�D�ZHVW�VLGH�E\SDVV�LQ�JHQHUDO��,�GR�KDYH�D�QXPEHU�RI�VHULRXV�FRQFHUQV��,Q�EX\LQJ�RXU�KRPH�LQ�WKH�
&RWWDJHV�DW�9DOOH\�6WDWLRQ�6XEGLYLVLRQ���\HDUV�DJR��ZH�SHUIRUPHG�GXH�GLOLJHQFH�LQ�ORRNLQJ�DW�WKH�PDVWHU�SODQ��,Q�WKH�ODVW�
PDVWHU�SODQ�������VRXWK�ZDV�VODWHG�WR�EH�FRQWLQXHG�RQ�DV�D��0LQRU�$UWHULDO�5RXWH���:H�ZHUH�QRW�RSSRVHG�WR�WKLV�DV�LW�
ZRXOG�SURYLGH�DGGLWLRQDO�DFFHVV��+RZHYHU�GXULQJ�WKH�ODVW�FRUULGRU�VWXG\��GXH�WR�LQIOXHQFH�IURP�ORFDO�DUHD�JRYHUQPHQW�
PDQDJHPHQW��KZ\�����ZDV�PRYHG�WR������VRXWK�ZLWKRXW�ZDUQLQJ��,Q�UHVHDUFKLQJ�DQG�ZRUNLQJ�ZLWK�8'27�WR�H[SUHVV�
FRQFHUQV�DQG�GLVFRYHU�ZKDW�KDSSHQHG��,�ZDV�SUHVHQWHG�ZLWK�FRQIOLFWLQJ�VWRULHV��PLVOHDGLQJ�JUDSKLFV�DQG�GDWD��DQG�D�
UDQJH�RI�H[SODQDWLRQV�DQG�DVVXUDQFHV���,�KDYH�GRFXPHQWDWLRQ�DQG�SURRI�RI�DOO�RI�LW���,W�ZDV�DEXQGDQWO\�FOHDU�WKDW�WKH�
SURFHVV�OHDGLQJ�WR�WKLV�GHFLVLRQ�ZDV�QRW�WUDQVSDUHQW�DQG�WKDW�KDV�\HW�WR�EH�FRUUHFWHG��,�GR�UHDOL]H�WKDW�WKLV�LV�D�QHZ�
SURFHVV�DQG�D�QHZ�VWXG\��EXW�SOHDVH�XQGHUVWDQG�WKDW�JLYHQ�WKH�ODVW�H[SHULHQFH��,�DP�QHUYRXV�RI�WKLV�RQH�
0\�SULPDU\�FRQFHUQV�DUH�EDVHG�RQ�WKH�SUHYLRXV�FRUULGRU�VWXG\
V�UHDOLJQPHQW�RI�����WR������VRXWK�DQG�DUH�DV�IROORZV�
���5HORFDWLQJ�KZ\�����WR������VRXWK�ZLOO�FDXVH�SHUPDQHQW�GDPDJH�WR�DGMDFHQW�QHLJKERUKRRGV��7KH�KRPHV�LQ�WKHVH�
QHLJKERUKRRGV�ZHUH�SXUFKDVHG�LQ�JRRG�IDLWK��7KH�GDPDJHV�DUH�DV�IROORZV�
$��'HFUHDVH�LQ�DFFHVV��,I�+Z\�����LV�PRYHG�WR������VRXWK��DFFHVV�ZLOO�KDYH�WR�EH�OLPLWHG��7KLV�ZLOO�JUHDWO\�GHFUHDVH�
DFFHVV�WR�FRPPRQO\�XVHG�FRUULGRUV�IRU�WKH�QHLJKERUKRRGV�
%��/RVV�RI�SURSHUW\�YDOXH��+DYLQJ�D�PDMRU�KLJKZD\�LPPHGLDWHO\�DGMDFHQW�WR�WKH�QHLJKERUKRRGV�ZLOO�JUHDWO\�GHYDOXH�WKH�
KRPHV�
&��/RVV�RI�TXDOLW\�RI�OLIH��7KHVH�DUH�FXUUHQWO\�YHU\�OLYDEOH�QHLJKERUKRRGV�ZKLFK�E\�GHVLJQ�HQFRXUDJH�EHLQJ�RXWGRRUV�DQG�
ZDONLQJ�ELNLQJ��%HLQJ�VR�FORVH�WR�D�KLJKZD\�ZLOO�GHVWUR\�WKDW�
'��&RQVWDQW�1RLVH�3ROOXWLRQ��*LYHQ�WKH�SUR[LPLW\�WR�WKH�LQWHUVHFWLRQ�RI�+Z\�����YHKLFOHV�ZLOO�EH�FRQVWDQWO\�DFFHOHUDWLQJ�
DQG�GHFHOHUDWLQJ�ULJKW�QH[W�WR�KRPHV��$FRXVWLFDO�DEDWHPHQW�GRHV�QRW�ZRUN���,�DP�D�VRXQG�HQJLQHHU�ZLWK�D�EDFNJURXQG�LQ�
DFRXVWLFV��,�DP�KDSS\�WR�H[SODLQ�ZK\�WKLV�LV�WKH�FDVH��
(��,QFUHDVHG�DLU�SROOXWLRQ��3UR[LPLW\�WR�KLJKZD\V�\LHOGV�D�KXJH�LQFUHDVH�LQ�DLU�SROOXWLRQ��ZKLFK�LV�LPSRVVLEOH�WR�PLWLJDWH��
6HYHUDO�UHFHQW�HGXFDWLRQDO�VWXGLHV�VKRZ�D�GLUHFW�FRUUHODWLRQ�EHWZHHQ�WKH�SUR[LPLW\�RI�KRPHV�WR�D�KLJKZD\�WR�GHFUHDVHV�
LQ�WKH�FRJQLWLYH�DELOLW\�RI�FKLOGUHQ�DQG�LQFUHDVHV�LQ�OHDUQLQJ�GLVDELOLWLHV��7KLV�LV�LQ�DGGLWLRQ�WR�DOUHDG\�NQRZQ�LPSDFWV�RQ�
UHVSLUDWRU\�DQG�SXOPRQDU\�KHDWK�
)��/RVV�RI�VDIHW\��,PPHGLDWH�SUR[LPLW\�WR�D�KLJKZD\�ZLOO�LQFUHDVH�RXW�RI�QHLJKERUKRRG�WUDIILF�ZKLFK�ZLOO�UHVXOW�LQ�DQ�
LQFUHDVH�LQ�FULPH�
*��/RVV�RI�XVH�RI�WKH�SDUN��7KHUH�LV�D�QHLJKERUKRRG�SDUN�ORFDWHG�DW�WKH�LQWHUVHFWLRQ�RI������VRXWK�DQG�,QGXVWULDO�
3DUNZD\�ZKLFK�LV�XVHG�E\�IDPLOLHV�FRQVWDQWO\��3ODFLQJ�KZ\�����RQ������VRXWK�ZLOO�UHQGHU�WKH�SDUN�XQ�XVDEOH�IRU�DOO�RI�
WKH�SUHYLRXV�UHDVRQV�
+��5H�DOLJQPHQW�RI�����ZLOO�DOORZ�IRU�DQ�H[SDQVLRQ�RI�WKH�+HEHU�9DOOH\�$LU�3RUW�WR�DOORZ�IRU�ODUJHU�MHWV��7KLV�KDV�D�
QHJDWLYH�LPSDFW�RQ�WKH�HQWLUH�YDOOH\�

0RYLQJ�RQ�IURP�WKH�LPSDFW�RI�D�UH�DOLJQPHQW�RI������,�KDYH�VHYHUDO�RWKHU�FRQFHUQV�IURP�WKH�SUHYLRXV�FRUULGRU�VWXG\�
���7KH�XVH�RI�URXQG�DERXWV�LQVWHDG�RI�IO\RYHUV�LV�OHVV�HIILFLHQW�LQ�WHUPV�RI�VSDFH�DQG�PRUH�GDQJHURXV�LQ�WHUPV�RI�
LQWHUDFWLRQ�RI�ODUJH�WUXFNV�DQG�VPDOOHU�YHKLFOHV��HVSHFLDOO\�LQ�EDG�ZHDWKHU��/DUJHU�URXQG�DERXWV�ZLOO�QRW�VROYH�WKLV�
SUREOHP�
���:KLOH�D�ZHVWHUQ�E\SDVV�ZLOO�UHGXFH�WUDIILF�FRQJHVWLRQ��WKH�PD\RU
V�JRDO�RI�UHGLUHFWLQJ�KZ\�����WR�DOORZ�IRU�WLJKWHU�
UHVWULFWLRQV�RQ�PDLQ�VWUHHW�LQ�WKH�LQWHUHVW�RI�GRZQWRZQ�UHYLWDOL]DWLRQ�ZLOO�DFWXDOO\�NLOO�PDLQ�VWUHHW��7KLV�ZLOO�XOWLPDWHO\�UHVXOW�
LQ�D�GHFUHDVH�LQ�ORFDO�EXVLQHVVHV�DQG�DQ�LQFUHDVH�LQ�ER[�UHWDLOHUV�QHDU�WKH�E\SDVV�
���1RW�XWLOL]LQJ�H[LVWLQJ�URDGZD\V�ZLOO�UHVXOW�LQ�PLOOLRQV�RI�GROODUV�LQ�DGGLWLRQDO��XQQHHGHG�FRVW�
���7KH�VWDUW�DQG�VWRS�SRLQWV�RI�WKH�E\SDVV�DUH�WRR�FORVH��7R�EH�HIIHFWLYH�LQ�KDQGOLQJ�IXWXUH�JURZWK��WKH�E\SDVV�VKRXOG�
VWDUW�DW�WKH�PRXWK�RI�'DQLHOV�&DQ\RQV�DQG�FRQWLQXH�WR�5LYHU�5RDG��2WKHUZLVH�WKH�FRQJHVWLRQ�SRLQWV�ZLOO�VLPSO\�PRYH��
%XLOGLQJ�D�E\SDVV�ZLOO�VDFULILFH�D�KXJH�DPRXQW�RI�RSHQ�VSDFH�DQG�SRWHQWLDOO\�GDPDJH�ZHWODQGV��,W�ZRXOG�EH�D�VKDPH�WR�
FDXVH�WKDW�GDPDJH�ZLWKRXW�FUHDWLQJ�VRPHWKLQJ�ZLWK�ORQJ�WHUP�XWLOLW\�
���7KH�IXWXUH�WUDIILF�VWXGLHV�XVHG�WR�MXVWLI\�D�URXWH�DUH�EDVHG�RQ�WKLUG�RUGHU�SUHGLFWLRQV��2QO\�ILUVW�RUGHU�SUHGLFWLRQV�DUH�
XVHIXO��DW�WKH�VHFRQG�RUGHU�OHYHO�WKH�SUHGLFWLRQ�LV�DV�OLNHO\�WR�EH�ZURQJ�DV�LW�LV�WR�EH�FRUUHFW��%\�WKH�WKLUG�RUGHU��WKH�
SUHGLFWLRQV�DUH�FRPSOHWHO\�XVHOHVV��,QVWHDG�RI�UHDFWLQJ�ZLWK�QR�LGHD�ZKDW�LV�JRLQJ�WR�KDSSHQ��LW�LV�EHWWHU�WR�FRQWURO�WKH�
JURZWK�E\�GHYHORSLQJ�DQG�VWLFNLQJ�WR�D�PDVWHU�SODQ�
���7KDW�WKH�XOWLPDWH�UHVXOW�RI�WKLV�(,6�VWXG\�ZLOO�EH�JXLGHG�QRW�E\�ZKDW�LV�EHVW�IRU�WKH�FRPPXQLW\��EXW�E\�ZKDW�ZLOO�\LHOG�
IHGHUDO�IXQGV��7KH�ORFDO�DFFHSWDQFH�RI�IHGHUDO�IXQGV�LQ�H[FKDQJH�IRU�ORVV�RI�ORFDO�FRQWURO�LV�H[DFWO\�ZKDW�OHG�WR�WKH�
FXUUHQW�VLWXDWLRQ�DW�WKH�DLUSRUW��:H�IDFH�D�VLWXDWLRQ�ZLWK�WKH�DLUSRUW�ZKHUH�ZH�ZLOO�EH�IRUFHG�WR�GR�VRPHWKLQJ�QR�RQH�ZDQWV�
EHFDXVH�LQ�WKH�SDVW�PRQH\�ZDV�DFFHSWHG�ZLWKRXW�WKRXJKW�WR�LWV�IXWXUH�LPSOLFDWLRQV��,�DP�IHDUIXO�WKDW�WKH�VDPH�GHFLVLRQ�
ZLOO�EH�PDGH�KHUH�

7KDQN�\RX�

'DYLG�+DOORFN

'DYLG +DOORFN (PDLO

���
8'27�SURMHFW�SLQ�QXPEHU�������VKRXOG�H[WHQG�WKH�DGGLWLRQDO�ODQHV�WR�EH\RQG�0LOO�5RDG�LQVWHDG�RI�VWRSSLQJ�DW�&HQWHU�
&UHHN�5RDG��7KHUH�LV�D�QHZ�VXEGLYLVLRQ�FXUUHQWO\�EHLQJ�EXLOW�WKHUH�ZKLFK�ZLOO�RQO\�DGG�WR�WKH�EXV\�LQWHUVHFWLRQ��>8�6������
0LOO�5RDG@

4XLQQ� /RHUWVFKHU &RPPHQW�0DS

���
7KH�QHZ�WUDIILF�OLJKW�DW�$LUSRUW�5RDG�KDV�EHHQ�JUHDW��+RZHYHU��RQ�WKH�QRUWK�ERXQG�VLGH�RI�WUDIILF��D�IODVKLQJ�VLJQDO�WR�
LQGLFDWH�WKDW�WKH�OLJKW�LV�JRLQJ�WR�FKDQJH�ZDV�LQVWDOOHG��EXW�WKHUH�LV�QRW�D�IODVKLQJ�VLJQDO�IRU�WKH�VRXWK�ERXQG�WUDIILF��%RWK�
GLUHFWLRQV�QHHG�WR�NQRZ�ZKHQ�WKH�OLJKW�LV�JRLQJ�WR�FKDQJH��7KLV�QHHGV�WR�EH�LQVWDOOHG��>8�6������$LUSRUW�5RDG@

4XLQQ� /RHUWVFKHU &RPPHQW�0DS

���

7KLV�LV�DW�OHDVW�WKH�VHFRQG�WLPH�,�KDYH�FRPPHQWHG�UHJDUGLQJ�WKH�SURSRVHG�UHDOLJQPHQW�RI�8�6�������7KH�SURSRVDO�
PDNHV�QR�VHQVH��0RYLQJ�WKH�H[LVWLQJ�KLJKZD\�FORVHU�WR�KRPHV�ZLWK�WKH�DFFRPSDQ\LQJ�QRLVH��WUDIILF��SROOXWLRQ�DQG�VDIHW\�
LVVXHV�LV�DVLQLQH�

0\VHOI�DQG�P\�IDPLO\�DUH�RSSRVHG�WR�WKH�SURSRVHG�UHDOLJQPHQW�

$UPDQG +RZHOO (PDLO

���

7KLV�URXWH�QRZ�JRHV�FRPSOHWHO\�WKURXJK�P\�SURSHUW\��,V�WKLV�FRUUHFW"�,W�XVHG�WR�EH�HDVW�RI�P\�SURSHUW\��:K\�WKH�
FKDQJH���WR�DFFRPPRGDWH�GHYHORSHUV�WR�WKH�(DVW"�:LWK�WKLV�FRPSOHWH�WUDQVHFWLRQ�RI�P\�SURSHUW\�,�DVVXPH�WKDW�8'27�RU�
:DVDWFK�&RXQW\�ZLOO�SD\�PH�IRU�WKH�IXOO�YDOXH�RI�WKH�HQWLUH�SURSHUW\�VLQFH�LW�LV�ZRUWKOHVV�FXW�LQ�KDOI��7KLV�URDG��ZKLFK�LV�
ERWK�XQQHFHVVDU\�DQG�D�GLVDVWHU�IRU�WKH�YDOOH\��VKRXOG�EH�FDQFHOOHG��>����6RXWK���ZHVW�RI�6RXWK�)LHOG�5RDG@

'DYLG *HRUJH &RPPHQW�0DS



���

3OHDVH�EH�DZDUH�RI�D�SUREOHP�ZLWK�\RXU�ZHEVLWH�

,�WULHG�WR�OHDYH�D�FRPPHQW��EXW�HYHU\�WLPH�,�FOLFNHG�RQ�WKH�EXWWRQ��D�SRS�XS�FDPH�RQ�WKH�VFUHHQ�DQG�VDLG�WR��3URYLGH�
\RXU�QDPH�DQG�HPDLO�WR�FRPPHQW���,�ILOOHG�RXW�WKDW�VHFWLRQ�DQG�DJDLQ�ZURWH�P\�FRPPHQW��7KH�VDPH�SRS�XS�FDPH�XS�
WZLFH�DIWHU�ILOOLQJ�LQ�P\�QDPH��DGGUHVV��HPDLO�DQG�FRPPHQWV�

,I�\RX�DUHQ
W�JHWWLQJ�D�ORW�RI�UHVSRQVHV��PD\EH�SHRSOH�JHW�IUXVWUDWHG�WKDW�\RXU�ZHE�SDJH�LVQ
W�DOORZLQJ�SHRSOH�WR�UHSO\�
ZLWK�FRPPHQWV���HYHQ�DIWHU�HQWHULQJ�WKHLU�QDPH�DQG�HPDLO�DV�LQVWUXFWHG�

$IWHU�VSHQGLQJ�IDU�WRR�PXFK�WLPH�RQ�WKLV��,�GHFLGHG�WR�MXVW�OHDYH�P\�FRPPHQW�KHUH��,
P�KRSHIXO�\RXU�VWDII�FDQ�LQFOXGH�P\�
FRPPHQWV�RU�SRVW�WKHP�WR�WKH�SURSHU�SDJH���

+HEHU�LV�WKH�JDWHZD\�IRU�WUDIILF�KHDGLQJ�HDVW�RQ�&HQWHU�6WUHHW�WR�WKH�8LQWD�1DWLRQDO�)RUHVW��,W�LV�P\�XQGHUVWDQGLQJ�WKDW�
DQ�(DVWHUQ�%\SDVV�URDG�ZDV�WR�EH�FRQVWUXFWHG�E\�5HG�/HGJHV��ZKHUH�&HQWHU�6WUHHW�WXUQV�LQWR�/DNH�&UHHN��WR�FRQQHFW�
WR�+Z\����QRUWK�RI�GRZQWRZQ��:K\�KDV�WKLV�EHHQ�GHOD\HG"�1R�QHZ�GHYHORSPHQW�VKRXOG�EH�DSSURYHG�EHIRUH�WKH�SURSHU�
LQIUDVWUXFWXUH�LV�LQ�SODFH��7UDIILF�VKRXOG�EH�NHSW�DZD\�IURP�UHVLGHQWLDO�DUHDV�DV�PXFK�DV�SRVVLEOH��DOORZLQJ�IRU�LQFUHDVHG�
VSHHGV�����PSK�RQ�/DNH�&UHHN�YV�����PSK�RQ�&HQWHU�6WUHHW���6SHHG�OLPLWV�RQ�WKH�%\SDVV�URDG�VKRXOG�DOVR�EH�DW�OHDVW�
���PSK��RU�JUHDWHU��WR�HQFRXUDJH�WKDW�URXWH�WR�EH�WDNHQ�DZD\�IURP�UHVLGHQWLDO�KRPHV�

%HVW�UHJDUGV�

&LQG\�&RVVDLUW

&LQG\ &RVVDLUW (PDLO

���

,�IXOO\�XQGHUVWDQG�WKDW�JURZWK�LV�LPSRUWDQW�WR�WKH�HFRQRP\�RI�RXU�YDOOH\��$�IHZ�SRLQWV�WKDW�,�ZRXOG�OLNH�WR�PDNH�DERXW�
JURZWK��7KHUH�DUH�VHYHUDO�UHDVRQV�WKDW�GUDZ�SHRSOH�WR�WKLV�EHDXWLIXO�YDOOH\��7KHUH�LV�QRW�RQH�RI�WKRVH�UHDVRQV�WKDW�
LQFOXGH�ELJ�FLW\�DWPSRVSKHUH��7KH�ELJ�GUDZ�WR�WKLV�YDOOH\�LV�WKH�UXUDO�FXOWXUH�WKDW�H[LVWV�DQG�KDV�H[LVWHG�IRU�\HDUV��,�DP�D�
IXOO�QDWLYH�RI�WKH�YDOOH\�DQG�KDYH�ZDWFKHG�LW�JURZ��0\�FRQFHUQ�ZLWK�DQ\�FKDQJHV�LV�WKDW�ZH�GR�WKHP�ZLWKRXW�FRQFHUQ�IRU�
WKH�ZHOIDUH�RI�WKH�FXOWXUH�WKDW�KDV�PDGH�WKLV�YDOOH\�D�JUHDW�SODFH�WR�OLYH��3OHDVH�FRQVLGHU�WKH�LPSDFW�RQ�WKH�FXOWXUH��
0RYLQJ�WKH�KLJKZD\��H[SDQGLQJ�WKH�DLUSRUW��DQG�ZKHUH�WKH�E\SDVV�LV�SODFHG�FDQ�KDYH�D�ODUJH�LPSDFW�RQ�WKH�SHRSOH�WKDW�
OLYH�KHUH�EHFDXVH�RI�LWV�FXOWXUH��,I�PRVW�RI�WKLV�SURSRVDO�LV�IRU�WKH�DLUSRUW��WKLV�ZLOO�EH�GHWULPHQWDO�WR�WKH�UHFUHDWLRQDO�IO\LQJ�
LQ�WKH�YDOOH\��DORQJ�ZLWK�WKH�DGGHG�QRLVH�DQG�DLU�SROXWLRQ��,W�LV�QRW�ZRUWK�UXLQLQJ�WKLV�YDOOH\V�FXOWXUH�IRU�D�IHZ�PRUH�
SODQHV�

'DQQ\ (GZDUGV &RPPHQW�0DS

���

,�WKLQN�WKH�E\SDVV�PDNHV�VHQVH�LI�WKH�LQWHQW�LV�WR�FUHDWH�D�SHGHVWULDQ�IULHQGO\�GRZQWRZQ�DUHD��+RZHYHU��,�KDYHQ¶W�VHHQ�
PXFK�PHQWLRQ�DERXW�WKH�DLUSRUW�ZKLFK�LV�SDUW�RI�WKH�SODQQLQJ�,�EHOLHYH"�3OHDVH�GR�QRW�H[SDQG�WKH�DLUSRUW��,W�ZRXOG�EH�
DZIXO�IRU�HYHU\RQH�ZKR�OLYHV�KHUH��:H�PRYHG�KHUH�IURP�6XSHULRU�&RORUDGR�DQG�WKH\�KDG�D�VPDOO�DLUSRUW�WKDW�WKH\�
H[SDQGHG�DQG�LW�PDGH�HYHU\RQH�ZDQW�WR�PRYH��7KH�QRLVH�ZDV�DZIXO�DQG�WKHUH�ZHUH�WRQV�RI�VDIHW\�LVVXHV�

+HDWKHU 'H&RVWHU :HEVLWH

���

,�EHOLHYH�WKH�6RXWKILHOG�URDG�VKRXOG�EH�XVHG�DV�WKH�FXUUHQW�WUDIILF�HDVHPHQW�WKDW�ZDV�DOUHDG\�YRWHG�RQ�PDQ\�\HDUV�DJR��
$V�RI�QRZ�WKH�URDG�RQO\�QHHGV�WR�EH�ZLGHQHG��DQG�OHQJWKHQHG�1RUWKZDUG��7KLV�ZRXOG�HDVH�PXFK�RI�WKH�:HVW�ERXQG�DQG�
62XWK�:HVW�ERXQG�WUDIILF�ZLWKRXW�VR�PXFK�GLVUXSWLRQ�WR�IDUPODQGV��H[LVWLQJ�KRPHV�DQG�SURSHUWLHV��6RXWKILHOG�5G�DV�LV�
EXW�ZLGHQHG�GRHVQ¶W�FUHDWH�D�WLPH�GHILFLW�IRU�HPHUJHQF\�YHKLFOHV�WKDW�ZRXOG�EH�FUHDWHG�IURP�WKH�=LJ=DJ�RI�WKH�QHZO\�
SURSRVHG�URDG��$GGLQJ�DQRWKHU�WUDIILF�OLJKW�DW�6RXWKILHOG�5RDG�DQG�+:<����OLNH�WKH�OLJKW�DW������	�+:<����ZRXOG�PDNH�
WKH�WUDQVLWLRQ�WR�WKH�KLJKZD\�HDV\�HQRXJK��7UDIILF�OLJKWV�DUH�VXIILFLHQW�DW�WKH�LQWHUVHFWLRQV�RI�6RXWK�)LHOG�URDG�DQG�65����
DQG�VRXWK�)LHOG�URDG�DQG�&DVSHUYLOOH�URDG��'RLQJ�LW�WKLV�ZD\�LV�WKH�OHDVW�LQWUXVLYH�DQG�GRHVQ¶W�ZDVWH�VSDFH�HLWKHU��7KH�
LGHD�RI�WKH�/DUJHVW�URXQGDERXW�LQ�WKH�VWDWH�LV�D�ZDVWH��:H�GRQ¶W�QHHG�LW�RU�ZDQW�LW����<RX�ZRQ¶W�IRUFH�WUXFNV�RII�RI�0DLQ�
6WUHHW��VR�WKH�ODUJHVW�URXQGDERXW�LV�XQFDOOHG�IRU��0XFK�RI�WKH�(DVW�%RXQG�WUDIILF�FRXOG�EH�HDVHG�LQ�PXFK�WKH�VDPH�ZD\�

&KULVWLQH (GZDUGV :HEVLWH

���

,�DP�D�QDWLYH�WR�WKLV�YDOOH\�DQG�KDYH�OLYHG�DQG�ZRUNHG�LQ�WKLV�YDOOH\�DOO�P\�OLIH��,�XQGHUVWDQG�WKH�LPSRUWDQFH�RI�WKH�
HFRQRPLF�LPSDFW�RI�JURZWK�WR�WKH�YDOOH\��7KH�FRQFHUQV�WKDW�,�KDYH�DUH�WKLV��7KH�GUDZ�WKDW�EULQJV�SHRSOH�WR�WKLV�EHDXWLIXO�
YDOOH\�LV�WKH�UXUDO�FXOWXUH��,W�KDV�EHHQ�WKLV�ZD\�DQG�,�IRU�RQH�ZRXOG�OLNH�WR�SURWHFW�WKDW�FXOWXUH��*URZWK�LV�LPSRUWDQW��EXW�DW�
ZKDW�FRVW��0RYLQJ�KLJKZD\�����DQG�FKDQJLQJ�WKH�DLUSRUW�GRHV�QRW�DGG�QRU�EHQHILW�WKH�UXUDO�FXOWXUH�WKDW�GUDZV�SHRSOH�WR�
WKLV�YDOOH\��,Q�IDFW�LW�ZRXOG�RQO\�EHQHILW�D�YHU\�VPDOO�JURXS��DQG�WKH�DUJXPHQW�WKDW�WKH�DLUSRUW�EULQJV�HFRQRP\�WR�WKH�
YDOOH\�LV�QRW�FRUUHFW��7KH�E\SDVV�KDV�EHHQ�DFFHSWHG�IRU�\HDUV�WKDW�LW�ZRXOG�WUDYHO�DORQJ�6RXWK�)LHOG�URDG��:K\�LV�WKHUH�D�
QHHG�WR�FKDQJH�WKLV�WKHRU\"�:K\�DUH�FLW\�OHDGHUV�QRW�SODQQLQJ�DKHDG�DQG�SURWHFWLQJ�SDVVDJHV�IRU�WKH�E\SDVV�WR�
KDSSHQ"�,I�\RX�DUH�QRW�D�QDWLYH�WR�WKLV�YDOOH\��WKLQN�DERXW�ZKDW�GUHZ�\RX�KHUH��'R�QRW��'R�QRW��UXLQ�WKH�FXOWXUH�RI�WKLV�
EHDXWLIXO�YDOOH\��0\�+RPH�

'DQQ\ (GZDUGV :HEVLWH

���

,�DP�D�QDWLYH�WR�WKLV�YDOOH\��,�JUHZ�XS�KHUH��,�ZRUN�KHUH��,�GR�XQGHUVWDQG�WKH�HFRQRPLF�LPSDFW�RI�JURZWK�WR�WKLV�YDOOH\��
7KH�GUDZ�WKDW�EULQJV�SHRSOH�WR�WKLV�YDOOH\�LV�WKH�UXUDO�DWPRVSKHUH��7KRXJK�,�GR�IHHO�WKDW�D�E\SDVV�LV�QHHGHG��ZH�GR�QRW�
QHHG�WR�UXLQ�WKH�FXOWXUH�KHUH�E\�PRYLQJ�����DQG�H[SDQGLQJ�WKH�DLUSRUW��H[SDQGLQJ�WKH�DLUSRUW�UXLQV�WKH�UHFUHDWLRQDO�IO\LQJ�
KHUH�LQ�WKH�YDOOH\��LW�ZRXOG�DGG�WR�WKH�QRLVH�DQG�DLU�SROOXWLRQ��DQG�WKH�HFRQRPLF�RXWSXW�RI�WKH�DLUSRUW�GRHV�QRW�EHQHILW�WKH�
+HEHU�9DOOH\�EXVLQHVVHV�DV�PXFK�DV�PDQ\�ZRXOG�OLNH�WR�EHOLHYH��6RXWK�)LHOG�URDG�KDV�DOUHDG\�EHHQ�DFFHSWHG�DV�D�
E\SDVV�DQG�PDQ\�UHVLGHQWV�IHHO�WKDW�WKLV�LV�WKH�DFFHSWHG�URXWH��
�7KH�FKDQJH�WR�����DQG�WKH�DLUSRUW�ZRXOG�EH�GHWULPHQWDO�WR�WKH�UXUDO�FXOWXUH�RI�WKH�YDOOH\�DQG�LV�DJDLQVW�ZKDW�EULQJV�
SHRSOH�WR�WKLV�YDOOH\��'R�QRW��'R�QRW�UXLQ�WKLV�

'DQQ\ (GZDUGV :HEVLWH



���

7R�:KRP�LW�0D\�&RQFHUQ�

,�DP�ZULWLQJ�LQ�RSSRVLWLRQ�RI�WKH�8'27�DQG�+HEHU�&,W\�E\SDVV�FRUULGRU�SURSRVDO�WR�PRYH�+LJKZD\�����WR�D�QHZ������
6RXWK�LQ�+HEHU�WKURXJK�D�PDVVLYH�URXQG�D�ERXW�

,�KDYH�DWWHQGHG�DQG�OLVWHQHG�WR�WKH�PDQ\�SXEOLF�RSHQ�KRXVHV�DQG�PHHWLQJV�UHJDUGLQJ�WKH�E\SDVV��IRU�WKH�SDVW���\HDUV�
DQG�FRQWLQXH�WR�ILQG�WKH�LQIRUPDWLRQ�YHU\�FRQIXVLQJ�DQG�PLVOHDGLQJ��:KHQ�DVNLQJ�TXHVWLRQV�WR�8'27�PHPEHUV�HDFK�
RQH�KDG�D�GLIIHUHQW�DQVZHU�WR�WKH�VDPH�TXHVWLRQV��2QH�UHS�VDLG�\HV�ZH�DUH�PRYLQJ�LW�IRU�WKH�DLUSRUW��KRZHYHU�ODWHU�WKDW�
ZDV�DOO�WDNHQ�EDFN�WKDW�SHUVRQ�GLG�QRW�NQRZ�ZKDW�KH�ZDV�WDONLQJ�DERXW��,�DOVR�DVNHG�VRPH�TXHVWLRQV�WR�D�FLW\�HPSOR\HH��
ZKLFK�,�ODWHU�IRXQG�RXW�WR�EH�WKH�&LW\�0DQDJHU��ZKRP�GLGQ¶W�NQRZ�DQVZHUV�WR�VRPH�RI�WKH�VLPSOH�TXHVWLRQV�EHLQJ�DVNHG���
,�DOVR�QRWLFHG�DW�WKH�PHHWLQJ�ZKHQ�WKH�PRYLQJ�RI�����ZDV�ILUVW�LQWURGXFHG�WR�WKH�SXEOLF��WKH�FLW\�DQG�8'27�FKDQJHG�WKH�
QDUUDWLYH�RI�WKLV�EHLQJ�D�³E\SDVV´�WR�D�³SDUNZD\�´�,¶P�VXUH�WKLV�LV�WR�PDNH�LW�VRXQG�PRUH�DSSHDOLQJ�WR�WKH�FLWL]HQV�RI�
:DVDWFK�&RXQW\��+RZHYHU�OHW¶V�FDOO�LW�ZKDW�LW�LV��D�+,*+:$<�ULJKW�QH[W�WR����H[LVWLQJ�KRPHV��,�NQRZ�WKH�0D\RU�DQG�&,W\�
PDQDJHU�KDYH�D�KRSH�RI�WXUQLQJ�0DLQ�VWUHHW�LQWR�D�FKDUPLQJ�DUHD�WRXULVW�GHVWLQDWLRQ��OLNH�0LGZD\�DQG�3DUN�&,W\��7KH�
RQO\�SUREOHP�LV�WKDW�LV�QRW�ZKDW�+HEHU�LV��0DLQ�VWUHHW�ZDV�EXLOW�RQ�D�KLJKZD\�SODLQ�DQG�VLPSOH��7KLV�ZDV�HYLGHQW�DW�WKH�
RSHQ�KRXVH�ZKHUH�WKHUH�ZHUH�SOHQW\�RI�EHDXWLIXO�SLFWXUHV�RI�D�FKDUPLQJ�GRZQWRZQ�ZHUH��SUHVHQWHG�ZKLOH�WKH�E\SDVV�
ZDV�VKRZQ�ZLWK�GRWWHG�DQG�JUHHQ�OLQHV�DQG�QR�UHQGHULQJV�RI�ZKDW�LW�ZLOO�DFWXDOO\�ORRN�OLNH�

,�DP�D�PRWKHU�RI���\RXQJ�FKLOGUHQ�DQG�OLYH�QHDU�WKH�QHZ�SURSRVHG�³E\SDVV´�URXWH��,�DP�FRQFHUQHG�DERXW�PDQ\�DVSHFWV�
RI�WKLV�SURMHFW�WKH�ILUVW�EHLQJ�WKH�VDIHW\�RI�WKH�FKLOGUHQ��0\�FKLOGUHQ�ZDON�WR�VFKRRO�XS�RXU�VWUHHW�WR�WKH�FRUQHU�RI�,QGXVWULDO�
DQG������6RXWK��7KLV�LQWHUVHFWLRQ�ZRXOG�EH�OHVV�WKDQ����\DUGV�DZD\�IURP�D�URDG�WKDW�ZLOO�EH����PSK�ZLWK�ODUJH�GLHVHOV�
DQG�RLO�WDQNHUV�VSHHGLQJ�E\��2DNZRRG�KRPHV�VXEGLYLVLRQ�LV�DOVR�ORFDWHG�DFURVV�IURP�WKLV�LQWHUVHFWLRQ��7KH\�EXLOW�D�
FRPPXQLW\�SDUN�RQ�WKLV�FRUQHU�ZKHUH�PDQ\�FKLOGUHQ�ULGH�WKHLU�ELNHV�WR�DQG�IDPLOLHV�FRQJUHJDWH�GXULQJ�WKH�ZDUP�VSULQJ�
DQG�VXPPHU�PRQWKV��,�DP�QRW�VXUH�KRZ�8GRW�SODQV�WR�VHFXUH�WKLV�VHFWLRQ�RI�WKH�KLJKZD\�IURP�WKH�\RXQJ�FKLOGUHQ��VLQFH�
WKHUH�ZHUH�QR�PRFN�XSV�RI�ZKDW�WKH�³E\SDVV´�ZRXOG�ORRN�OLNH�ZKHQ�ILQLVKHG���7KH�QRLVH�IURP�WKLV�SURSRVHG�URXWH�ZRXOG�
DOVR�EH�JUHDW�DV�PDQ\�\RXQJ�IDPLOLHV�OLYH�LQ�WKHVH�KRPHV��$V�VRRQ�DV�WKH�GLHVHOV�ZRXOG�EH�JDLQLQJ�VSHHG�WR����PSK�
WKH\�ZRXOG�HVVHQWLDOO\�EH�VORZLQJ�ULJKW�EDFN�GRZQ�WR�HQWHU�LQWR�WKH�PDVVLYH�URXQGDERXW�SURSRVHG�WR�OLQN������VRXWK�WR�
WKH�SRUWLRQ�KHDGLQJ�1RUWK��$QRWKHU�FRQFHUQ�ZRXOG�EH�WKH�ODUJH�DPRXQWV�RI�WUDVK�WKDW�FRPH�ZLWK�UHURXWLQJ�WKH�KLJKZD\��,�
KDYH�GULYHQ�GRZQ�����DQG�VHHQ�WKH�WUDVK�WKDW�QHYHU�VHHPV�WR�GZLQGOH��:KDW�ZLOO�EH�GRQH�WR�SURWHFW�FKLOGUHQ��UHGXFH�WKH�
QRLVH�DQG�H[FHVVLYH�WUDVK�WKDW�FRPHV�DORQJ�ZLWK�D�UHURXWH�RI�+LJKZD\�����
7KH�VHFRQG�DUHD�RI�FRQFHUQ�LV�WKH�DPRXQW�RI�PRQH\�WKDW�WKLV�SURMHFW�ZLOO�FRVW��:KHQ�DVNHG�DW�WKH�RSHQ�KRXVH�DERXW�D�
EXGJHW�8'27�VDLG�WKH\�FRXOGQ¶W�JLYH�RQH�\HW��+RZHYHU��,�ZRXOG�JXHVV�LWV�EXGJHW�ZRXOG�HDVLO\�EH��[�WKH�DPRXQW�ZLWK�WKH�
PRYHPHQW�RI�DQ�DOUHDG\�HVWDEOLVKHG�DQG�UHFHQWO\��OHVV�WKDQ����\UV��ZLGHQLQJ�DQG�UHSDYLQJ�RI�86�����8'27�LV�DOVR�
SURSRVLQJ�EXLOGLQJ�WKH�ODUJHVW�URXQGDERXW�WR�PRYH�WUDIILF�RII������6�WR�D�QHZ�URDG�WKDW�SDUDOOHOV�6RXWKILHOG�5'��'XULQJ�
WKH�VXPPHU�WKLV�ZLOO�EH�IXOO�RI�WUXFNV�SXOOLQJ�ERDWV�DQG�59¶V��PRWRUKRPHV��KRUVH�WUDLOHUV��DQG�GLHVHOV��DORQJ�ZLWK�FDUV���,Q�
WKH�ZLQWHU�WKRVH�SUHYLRXVO\�VWDWHG�DORQJ�ZLWK�VQRZ�SORZV�ZLOO�QDYLJDWH�WKH�FRPSOH[LW\�RI�WKH�URXQG�D�ERXW��7KLV�DUHD�
DFFXPXODWHV�PDQ\�IHHW�RI�VQRZ�DQG�VRPHWLPHV�������LQFKHV�DW�D�WLPH��+RZ�ZLOO�WKH�VQRZ�SORZV�EH�DEOH�WR�NHHS�WKH�LFH�
DQG�VQRZ�FOHDUHG�LQ�WKLV�DUHD"�:KHQ�D�QRUPDO�LQWHUVHFWLRQ�ZRXOG�EH�DEOH�WR�PHHW�WKH�VDPH�QHHGV�ZLWKRXW�WKH�VKRZ�RI�
EHLQJ�WKH�ELJJHVW�HYHU�EXLOW�LQ�WKH�:HVW��2WKHU�FRQFHUQV�DUH�ZKDW�DUH�WKH�SODQV�IRU�UHWDLQLQJ�WKH�UDLOURDG�WUDFNV�DQG�
DFFHVV�WR�WKH�:DVDWFK�&RXQW\�(YHQWV�&HQWHU��6RXWKILHOG�SDUN�LV�DOVR�ZLWKLQ�\DUGV�RI�WKH�QHZ�³E\SDVV´�WKLV�SDUN�KROGV�DOO�
WKH�UHFUHDWLRQDO�DFWLYLWLHV�IRU�:DVDWFK�FRXQW\�LQFOXGLQJ�IDOO�DQG�VSULQJ�VRFFHU��VRIWEDOO��EDVHEDOO��DQG�7�EDOO��1RW�WR�
PHQWLRQ�LW�FURVVHV�WKH�PDLQ�URDG�WKDW�FRQQHFWV�0LGZD\�WR�+HEHU��,�ZRXOG�KDWH�WR�VHH�KXJH�RYHUSDVVHV�JR�XS�DQG�EORFN�
WKH�EHDXW\�RI�WKH�PRXQWDLQV�ZKLFK�LV�D�PDLQ�UHDVRQ�PRVW�FLWL]HQV�PRYHG�WR�WKLV�YDOOH\��

7KH�QH[W�DUHD�RI�FRQFHUQ�WKDW�FHUWDLQO\�JRHV�DORQJ�ZLWK�WKH�FRVW�LV�PRYLQJ�+LJKZD\������,I�WKLV�LV�GRQH�LW�JLYHV�WKH�
DLUSRUW�WKH�RSSRUWXQLW\�WR�JDLQ�PRUH�DFUHDJH�ZLWKRXW�PXFK�RI�D�KDVVOH��7KH�H[SDQGLQJ�RI�WKH�DLUSRUW�KDV�EHHQ�YRWHG�
GRZQ�E\�WKH�FLWL]HQV�RI�+HEHU�DQG�WKH\�KDYH�OHW�ORFDO�JRYHUQPHQW�RIILFLDOV�NQRZ�WKDW�WKH\�GR�QRW�ZDQW�WKLV��+RZHYHU��LW�
VHHPV�WKH�FLW\�GRHV�DQG�E\�PRYLQJ�DQ�HQWLUH�KLJKZD\�WKLV�FDQ�EH�GRQH��7KH�FLW\�PDQDJHU�0DWW�%RZHUV�VWDWHG�LQ�DQ�
LQWHUYLHZ�WKDW�KH�IXOO\�VXSSRUWV�HQKDQFLQJ�WKH�DLUSRUW��:H�DUH�FXUUHQWO\�LQYROYHG�LQ�WKH�SURFHVV�WR�XSGDWH�WKH�PDVWHU�SODQ�
RI�WKH�DLUSRUW��ZKLFK�ZLOO�WKHQ�WHOO�XV�LI�WKLV�QHHGV�WR�KDSSHQ��:LWK�FRYLG�YHU\�OLWWOH�KDV�EHHQ�VDLG�RU�SXEOLFO\�DQQRXQFHG�
DERXW�WKLV�SURMHFW�WKDW�VKRXOG�ZUDS�XS�VKRUWO\�OHDYLQJ�WKH�FLWL]HQV�FRQIXVHG�DERXW�WKH�QHZ�SODQ���

7KH�DUHD�ZKHUH������6RXWK�ZRXOG�EH�EXLOW�JRHV�WKURXJK�D�VHZHU�GLVWULFW�DQG�LV�KRPH�WR�PDQ\�GLIIHUHQW�ZLOGOLIH��,Q�WKH�
VSULQJ�DQG�WKH�IDOO�ZH�JHW�PDQ\�IORFNV�RI�JHHVH�PLJUDWLQJ�QRUWK�RU�VRXWK��:H�DOVR�HQMR\�WKH�ZKLWH�VDQG�FUDQH�GXULQJ�WKLV�
WLPH��7KH�ELUGV�VSHQG�D�ORW�RI�WLPH�IHHGLQJ�DQG�UHVWLQJ�LQ�WKHVH�ILHOGV��+RZ�VDG�LW�ZRXOG�EH�IRU�WKHP�WR�ILQG�DQRWKHU�SODFH�
WR�HQMR\�EHFDXVH�RI�D�ORXG�DQG�GLUW\�E\SDVV�UXQQLQJ�WKURXJK�WKH�PLGGOH�RI�WKH�ILHOGV��7KHUH�DUH�DOVR�PDQ\�GHHU�WKDW�IHG�
LQ�WKHVH�ILHOGV�WKURXJKRXW�WKH�\HDU�DQG�,¶YH�KHDUG�D�PRRVH�RQ�RFFDVLRQ�EXW�QHYHU�ZLWQHVVHG�WKLV��

,�NQRZ�WKHUH�DUH�QR�HDV\�VROXWLRQV�WR�WKH�WUDIILF�LVVXHV�WKDW�IDFH�WKH�YDOOH\��KRZHYHU��,�ZRXOG�OLNH�WR�NQRZ�ZK\�RWKHU�
RSWLRQV�EHVLGHV�MXVW�D�E\SDVV�KDYH�QRW�EHHQ�H[SORUHG��,�ZRXOG�WKLQN�WKDW�LPSURYLQJ�WKH�WLPLQJ�RI�PDQ\�RI�WKH�OLJKWV�RQ�
PDLQ�VWUHHW�DV�ZHOO�DV�DGGLQJ�JUHHQ�DUURZ�WXUQ�OLJKWV�DW�VRPH�RI�WKH�EXVLHU�LQWHUVHFWLRQV�OLNH�����6�DQG�����1�KHDGLQJ�WR�
0LGZD\��6RPH�KDYH�VXJJHVWHG�XSGDWLQJ�����(�DQG�����:�WR�RQH�ZD\�VWUHHWV�WR�SXOO�VRPH�RI�WKH�ORFDO�WUDIILF�RII�RI�PDLQ�
VWUHHW��%\�GRLQJ�WKHVH�VLPSOH�WKLQJV�WUDIILF�FDQ�EHFRPH�EHWWHU�QRZ�LQVWHDG�RI�LQ�WKH�����\HDUV�LW�FRXOG�WDNH�WR�EXLOG�WKH�
E\SDVV��,I�WKH�FLW\�GRHVQ¶W�KDYH�WKH�IXQGV�WR�PDNH�VRPH�RI�WKHVH�VLPSOH�FKDQJHV�ZKHUH�ZLOO�WKH�PRQH\�FRPH�WR�EXLOG�D�
SHDFHIXO�GRZQWRZQ�FHQWHU��

3OHDVH�FRQVLGHU�PRYLQJ�WKH�URXWH�EDFN�WR�����DQG�RXW�RI�WKH�EDFN\DUGV�RI�IDPLOLHV�WKDW�KDYH�FKRVHQ�WR�FDOO�WKLV�YDOOH\�
KRPH�

7KDQNV�

%URRN�)O\JDUH

%URRN )O\JDUH (PDLO

��� 7KLV�LV�QRW�ULJKW�DUH�\RX�JRQQD�SD\�IRU�P\�KRXVH�YDOXH�ZKHQ�LW�GURSV 7LIIDQ\ 6DQWDQLHOOR (PDLO

���
WKH�EHVW�SODFH�IRU�DFFHVV�IRU�WKH�E\SDVV�LV�WKH�VRXWKILHOG�UG�DUHD�WR�WKH�SURSHUW\�WKH�FRXQW\�KDV�SXUFKDVH��7KH�
6RXWKZHVW�UHVLGHQWV�RI�+HEHU�&LW\�VKRXOGQ
W�KDYH�WR�EH�WKH�YLFWLPV�RI�GHOD\LQJ�WKH�E\SDVV�XQWLO�QRZ��$Q\�URXWH�VKRXOG�EH�
DV�IDU�DZD\�IURP�H[LVWLQJ�KRPHV�DV�SRVVLEOH�

%UDG\ )O\JDUH &RPPHQW�0DS

��� WKH�VSHHG�OLPLWV�DQG�VLJQ�SODFHPHQW�RQ�0DLQ�6W�PDNH�OLWWOH�VHQVH��,W�ZRXOG�EH�VDIH�WR�UHGXFH�VSHHGV�WR���PSK�IRU�WKH�
OHQJWK�RI�0DLQ�6W�WKURXJK�WKH�FLW\� %UDG\ )O\JDUH &RPPHQW�0DS

��� +LJK�6FKRRO�VWXGHQWV�UXQ�DFURVV�0DLQ�6W�KHUH��8'27�VKRXOG�FRQVLGHU�D�SHGHVWULDQ�FURVVLQJ��>0DLQ�6WUHHW���a����6RXWK@ %UDG\ )O\JDUH &RPPHQW�0DS

���
2SHQ�6SDFH�LV�YDOXHG�VR�PXFK�WKDW�:DVDWFK�&RXQW\�YRWHUV�SDVVHG�D�����PLOOLRQ�ERQG�WR�SXUFKDVH�GHYHORSPHQW�ULJKWV�
WR�HQVXUH�WKH�SURWHFWLRQ�RI�RSHQ�VSDFH�WKURXJKRXW�WKH�FRXQW\��,W�PDNHV�OLWWOH�VHQVH�WR�XQQHFHVVDULO\�WHDU�XS�WKH�
6RXWKILHOGV�ZKHQ�H[LVWLQJ�HDVHPHQWV�DQG�URDGZD\V�FDQ�EH�XVHG�IRU�WKH�VDPH�UHVXOW�

%UDG\ )O\JDUH &RPPHQW�0DS

���
7KHUH�DUH�MXVW�DV�PDQ\�VDIHW\�FRQFHUQV�E\�UHURXWLQJ�WUXFN�WUDIILF�RII�RI�0DLQ�6W�QH[W�WR�H[LVWLQJ�IDPLO\�KRPHV��3OHDVH�
DVVHVV�WKH�KHDOWK�DQG�VDIHW\�LPSDFWV�WKH�E\SDVV�URDG�ZRXOG�KDYH�RQ�WKH�UHVLGHQWV�LQ�WKH�6RXWK�:HVW�FRUQHU�RI�+HEHU�
&LW\�

%UDG\ )O\JDUH &RPPHQW�0DS



���

+DV�8'27�DVNHG�+HEHU�&LW\�ZKDW�WKH\�KDYH�GRQH�WR�KHOS�ZLWK�WKH�0DLQ�6WUHHW�WUDIILF�FRQJHVWLRQ"
$�IHZ�PRQWKV�DJR�WKH�SURSRVHG�HDVWHUQ�E\SDVV�IURP�&HQWHU�6W�DQG�5HG�/HGJHV�WR�+LJKZD\�����WR�EH�EXLOW�E\�5HG�
/HGJHV��+HEHU�&LW\�DQG�1HZ�/RQGRQ�'HYHORSPHQW��ZDV�SRVWSRQHG�IRU�D��WK�WLPH���,V�+HEHU�&LW\�UHDOO\�FRPPLWWHG�WR�WKH�
WUDQVSRUWDWLRQ�DQG�EXVLQHVVHV�RQ�0DLQ�6W"

+RZ�GR�ZH�NQRZ�ZKDW�WKH�DQWLFLSDWHG�QHHGV�ZLOO�EH�LQ����\HDUV�LI�WKH�ORFDO�PXQLFLSDOLW\�UHIXVHV�WR�GR�WKHLU�SDUW�DQG�KROG�
RWKHU�HQWLWLHV��5HG�/HGJHV��WR�WKHLU�LQIUDVWUXFWXUH�FRPPLWPHQWV"

5HG�/HGJHV����������SUHVHQWDWLRQ�WR�+HEHU�&LW\�&RXQFLO�WR�SRVWSRQH�WKHLU�FRPPLWPHQW�DWWDFKHG�

%UDG\ )O\JDUH (PDLO

���

+DV�8'27�DVNHG�+HEHU�&LW\�ZKDW�WKH\�KDYH�GRQH�WR�KHOS�ZLWK�WKH�0DLQ�6WUHHW�WUDIILF�FRQJHVWLRQ"$�IHZ�PRQWKV�DJR�WKH�
SURSRVHG�HDVWHUQ�E\SDVV�IURP�&HQWHU�6W�DQG�5HG�/HGJHV�WR�+LJKZD\�����WR�EH�EXLOW�E\�5HG�/HGJHV��+HEHU�&LW\�DQG�
1HZ�/RQGRQ�'HYHORSPHQW��ZDV�SRVWSRQHG�IRU�D��WK�WLPH��,V�+HEHU�&LW\�UHDOO\�FRPPLWWHG�WR�WKH�WUDQVSRUWDWLRQ�DQG�
EXVLQHVVHV�RQ�0DLQ�6W"�+RZ�GR�ZH�NQRZ�ZKDW�WKH�DQWLFLSDWHG�QHHGV�ZLOO�EH�LQ����\HDUV�LI�WKH�ORFDO�PXQLFLSDOLW\�UHIXVHV�
WR�GR�WKHLU�SDUW�DQG�KROG�RWKHU�HQWLWLHV��5HG�/HGJHV��WR�WKHLU�LQIUDVWUXFWXUH�FRPPLWPHQWV"

%UDG\ )O\JDUH &RPPHQW�0DS

���

7KH�KHDW�PDSV�VKRZLQJ�WUDQVLW�VSHHGV�SRLQW�WR�DQ�REYLRXV�ERWWOHQHFN�IURP����V�����Q��(YHU\WKLQJ�HOVH�IORZV�ZHOO��
%HIRUH�WUDVKLQJ�WKH�1RUWK�DQG�6RXWK�)LHOGV��VWDUW�ZLWK�WKH�HDV\�VWXII��/HIW�WXUQ�DUURZV�DW����6��7KLV�LV�VXFK�DQ�REYLRXV�
VROXWLRQ��DQG�LJQRUHG�IRU�VR�ORQJ��LW�PDNHV�PH�ZRQGHU�LI�WKLV�KDV�EHHQ�OHIW�XQDGGUHVVHG�IRU�VR�ORQJ�WR�QXGJH�FLWL]HQV�
WRZDUGV�D�E\SDVV��7KHQ�DOLJQ�HDVW�ZHVW�URXWH�E\�FRQQHFWLQJ�����LQWR�&HQWHU�VWUHHW�ZHVW�RI�+HEHU��7KDW�ZLOO�NHHS�VRPH�
HDVW�ZHVW�WUDIILF�RII�RI�PDLQ��7KLV�E\�LWVHOI�ZLOO�VWUHDPOLQH�WKH�IORZ�RQ�PDLQ�VWUHHW��,�ZLOO�SXW�RWKHU�VXJJHVWLRQV�DQG�
IHHGEDFN�LQ�VHSDUDWH�FRPPHQWV�

6FRWW /HZLV :HEVLWH

���

3HU�\RXU�FKDUW��RLO�WDQNHUV�DUH�RQO\����RI�YHKLFOHV�#���������WUXFNV�GD\��7KDW
V�RQH�WUXFN�HYHU\���PLQXWHV����
KRXUV�GD\��LI�WKHUH
V�HYHQ�GLVWULEXWLRQ��$QG��GRXEOH�WDQNHUV�DUH�RYHU�����IHHW�ORQJ��7KDW
V�ORQJHU�WKDQ���SLFNXS�WUXFNV��
$QG��WZLFH�DV�WDOO��7KH\
UH�QRLVLHU��VPHOOLHU��DQG�WDNH�ORQJHU�WR�VWRS��DQG�ORQJHU�WR�VWDUW��OHDGLQJ�WR�WKH�UXEEHU�EDQG�HIIHFW��
7KHUH�ZDV�D�FRPPHQW�WKDW�ZH�FDQ
W�OHY\�D�WROO�RQ�WUXFNV�RQ�PDLQ�VWUHHW�EHFDXVH�LW�LV�D�IHGHUDO�KLJKZD\��&DQ�ZH�GR�WKH�
RSSRVLWH�DQG�XVH�VWDWH�IXQGV�WKDW�ZRXOG�KDYH�JRQH�WR�D�E\SDVV�WR�LQFHQWLYL]H�WKH�RLO�SURGXFHUV�WR�FRQFHQWUDWH�WKHLU�
WKURXJK�WULSV�ZKHQ�PDLQ�VWUHHW�LV�HPSW\��IURP��SP�WR��DP"�6KLIW�DOO�WKH�WDQNHU�WUXFNV�WR�RYHUQLJKW��VWUHDPOLQH�WKH�WUDIILF�
OLJKWV�WR�VWD\�PRVWO\�JUHHQ�IRU�WKURXJK�WUDIILF��DQG�\RX�KDYH�DQ�HIILFLHQW�KLJKZD\�DW�QLJKW��DQG�D�YLEUDQW�FRPPXQLW\�
ODUJHO\�IUHH�RI�WUXFNV�GXULQJ�WKH�GD\��:LWKRXW�EXLOGLQJ�D�E\SDVV�

6FRWW /HZLV :HEVLWH

���

7KH������WUDIILF�SURMHFWLRQV�LQ�\RXU�VOLGHV�GR�QRW�DFFRXQW�IRU�LQFUHDVHG�URDG�FDUU\LQJ�FDSDFLW\�RI�VHOI�GULYLQJ�FDUV��$QG��LW�
GRHVQ
W�DFFRXQW�IRU�UHGXFHG�WDQNHU�WUXFNV�IDFLOLWDWHG�E\�UHGXFHG�GHSHQGDQFH�RQ�IRVVLOH�IXHOV��&DOLIRUQLD�MXVW�PDQGDWHG�D�
�����VXQVHW�RQ�LQWHUQDO�FRPEXVWLRQ�YHKLFOH�VDOHV��/LNH�&$5%�HPLVVLRQ�VWDQGDUGV�EHIRUH�LW��WKLV�OHJLVODWLRQ�ZLOO�
DFFHOHUDWH�(9�DGRSWLRQ�QDWLRQZLGH�DV�DXWR�PDQXIDFWXUHUV�DGDSW�WR�OHJLVODWLRQ��6HOI�GULYLQJ�FRXOG�GRXEOH�WKH�FDUU\LQJ�
FDSDFLW\�RI�H[LVWLQJ�URDGV�ZKLOH�GHFUHDVLQJ�WUDQVLW�WLPHV�E\�HOLPLQDWLQJ�ERWWOHQHFNV�GXH�WR�UXEEHU�EDQGLQJ��DFFLGHQWV��
DQG�VPDUW�URXWLQJ�

6FRWW /HZLV :HEVLWH

���

$�E\SDVV�ZLOO�OHDG�WR�FRPPHUFLDO�GHYHORSPHQW�WKURXJKRXW�WKH�QRUWK�DQG�VRXWK�ILHOGV��([LVWLQJ�PDLQ�VWUHHW�EXVLQHVVHV�
FDWHULQJ�WR�WUDYHOHUV�ZLOO�OLNHO\�VKXW�GRZQ�DQG�PRYH�WR�IUHHZD\�RIIUDPS�ORFDWLRQV��FDXVLQJ�IXUWKHU�HURVLRQ�RI�WKH�ILHOGV��
DQG�OHDYH�PDLQ�VWUHHW�ZLWK�GHDG�UHDO�HVWDWH��$�E\SDVV�ZRXOG�OLNHO\�HQFRXUDJH�FRPPHUFLDO�VSUDZO��DQG�JXW�PDLQ�VWUHHW�DW�
WKH�VDPH�WLPH��MXVW�VKLIWLQJ�WKH�SUREOHP��DQG�GHFLPDWLQJ�YLUJLQ�ODQG�

6FRWW /HZLV :HEVLWH

���

,I�LW�LV�GHWHUPLQHG�WKDW�D�EHOWZD\�PXVW�EH�UXQ��5RXWLQJ�WUDIILF�WR�WKH�HDVW�ZRXOG�EH�GXDO�SXUSRVH��URXWHV�WKURXJK�WUDIILF�
QRUWK�VRXWK�LQ�D�PRUH�GLUHFW�SDWK��DQG�FROOHFWV�FRPPXWH�WUDIILF�LQ�(DVW�+HEHU��NHHSLQJ�LW�RII�VXUIDFH�VWUHHWV�DQG�PDLQ�
VWUHHW��5RXWLQJ�WR�WKH�ZHVW�UHTXLUHV�DOO�RI�WKH�+HEHU�WUDIILF�WR�WUDYHUVH�HDVW�ZHVW�DFURVV�+HEHU�PDLQ�VWUHHW�WR�UHDFK�WKH�
E\SDVV��,I�D�E\SDVV�LV�GHWHUPLQHG�WR�EH�QHFHVVDU\��LW�VKRXOG�EH�RQ�WKH�VDPH�VLGH�RI�PDLQ�DV�WKH�EXON�RI�WKH�SRSXODWLRQ�

6FRWW /HZLV :HEVLWH

���

$�E\SDVV�ZLOO�DOPRVW�FHUWDLQO\�OHDG�WR�FRPPHUFLDO�GHYHORSPHQW�WKURXJKRXW�WKH�QRUWK�DQG�VRXWK�ILHOGV��([LVWLQJ�PDLQ�
VWUHHW�EXVLQHVVHV�FDWHULQJ�WR�WUDYHOHUV�ZLOO�OLNHO\�VKXW�GRZQ�DQG�PRYH�WR�IUHHZD\�RIIUDPS�ORFDWLRQV��FDXVLQJ�IXUWKHU�
HURVLRQ�RI�WKH�ILHOGV��DQG�OHDYH�PDLQ�VWUHHW�ZLWK�YDFDQW�UHDO�HVWDWH��$�E\SDVV�ZRXOG�OLNHO\�HQFRXUDJH�FRPPHUFLDO�VSUDZO��
DQG�JXW�PDLQ�VWUHHW�DW�WKH�VDPH�WLPH��7KLV�MXVW�VKLIWV�WKH�SUREOHP��DQG�GHFLPDWHV�YLUJLQ�ODQG��,I�D�E\SDVV�LV�
UHFRPPHQGHG��LW�VKRXOG�EH�LPPXWDEO\�FRQQHFWHG�WR�RSHQ�VSDFH�SUHVHUYDWLRQ�ZLWKRXW�FRPPHUFLDO�H[LWV��VXFK�DV�WKH�
6ZDQHU�3UHVHUYH�LQ�3DUN�&LW\�

6FRWW /HZLV :HEVLWH



���

7KDQN�\RX�IRU�WKLV�RSSRUWXQLW\�WR�UHVSRQG�

0\�QDPH�LV�:HQG\�&DVH\��0\�KRPH�DQG�ZDWHU�ZHOO�DUH����IHHW�DZD\�IURP�WKH�HGJH�RI�P\�SURSHUW\��ZKHUH�WKH�SURSRVHG�
E\SDVV�ZLOO�UXQ��7KH�E\SDVV�ZLOO�UXQ�DORQJVLGH�P\�SURSHUW\�OLQH�IRU�DW�OHDVW�������IHHW��,�GR�QRW�ZDQW�KLJKZD\�IURQWDJH��
7KLV�LV�P\�WRS�FRQFHUQ�EHFDXVH�LW�ZLOO�UXLQ�P\�KRPH��GLVWXUE�P\�ZHOO�DQG�GHVWUR\�P\�SURSHUW\�YDOXH��UXLQ�WKH�RSHQ�VSDFH�
DQG�EH�XQVDIH��

,�DOVR�TXHVWLRQ�WKH�EDVLV�IRU�WKLV�ZKROH�VWXG\��EHFDXVH�,�KDYH�OHDUQHG�WKDW�8'27�KDV�PRQH\�WKH\�QHHG�WR�XVH��VR�WKHUH�
DUH�VHYHUDO�ELJ�SURMHFWV�SURSRVHG�WR�VSHQG�WKLV��,�ZRXOG�EH�YHU\�XSVHW�LI�\RX�DUH�LQFRUUHFW�LQ�WUDIILF�QXPEHUV�WU\LQJ�WR�
MXVWLI\�VSHQGLQJ�WKLV�PRQH\�RQ�D�E\�SDVV�KHUH��(VSHFLDOO\�LI�\RX�DUH�XVLQJ�QXPEHUV�FROOHFWHG�IURP�SHDN�VHDVRQ�YDFDWLRQ�
WUDIILF�WKDW�LV�MXVW�SDVVLQJ�WKURXJK�DQG�FRQWULEXWLQJ�QRWKLQJ�WR�WKH�FRPPXQLW\��5HFUHDWLRQDO�WUDIILF�DORQH�VKRXOG�QRW�MXVWLI\�
GHVWUR\LQJ�PRUH�RSHQ�VSDFH�LQ�WKLV�YDOOH\��/DUJH�WUXFN�WUDIILF�ZLOO�GLPLQLVK�DV�RLO�SLSHOLQHV�DUH�SODFHG��$Q\�DLUSRUW�
H[SDQVLRQ�VKRXOG�QRW�SOD\�DQ\�SDUW�LQ�WKLV��HYHQ�LI�WKH\�QHHG�WR�ZLGHQ�WKHLU�UXQZD\V��2WKHU�OHVV�LQYDVLYH�URXWHV�FRXOG�EH�
LPSURYHG��ZLGHQHG��WUDIILF�GLUHFWLRQ�PRGLILHG�HWF��WR�KDQGOH�ORFDO�WUDIILF��7KHUHIRUH��SURWHFWLQJ�ORFDO�EXVLQHVV�WKDW�QHHG�
LQFRPH�IURP�WKDW�WUDIILF�

2SHQ�VSDFH�LV�RI�JUHDW�LPSRUWDQFH�KHUH��7KH�SURSRVHG�E\SDVV�WKURXJK�WKH�VRXWK�ILHOGV�DV�ZHOO�DV�WKH�QRUWK�ILHOGV�ZLOO�
HUDVH�DOO�RI�WKDW�RSHQ�VSDFH��'HVWUR\LQJ�WKH�H[LVWLQJ�IDUPV�DQG�KRPH�DQG�ODQG�RZQHUV�QHDU�LW��+HEHU�&LW\�DQG�&RXQW\�
OHDGHUV�KDYH�OHW�XQFRQWUROOHG�JURZWK�KDSSHQ�ZLWKRXW�WKH�LQIUDVWUXFWXUH�WR�KDQGOH�LW��7KH�UHVLGHQWV�KHUH�VKRXOG�QRW�EH�
SXQLVKHG�IRU�SRRU�OHDGHUVKLS��7KHUH�DUH�PLJUDWRU\�ELUGV�WKDW�LQKDELW�WKH�QRUWK�DQG�WKH�VRXWK�ILHOGV��WKH�ZHWODQGV��RI�WKH�
+HEHU�9DOOH\�WKDW�WKLV�E\SDVV�ZLOO�LPSDFW�LI�QRW�FRPSOHWHO\�REOLWHUDWH�

%XLOGLQJ�D�KXJH�URXQG�D�ERXW�LV�QRW�RQO\�FRPSOHWHO\�XQVDIH��LW�ZLOO�EH�D�KXJH�H\H�VRUH�WR�WKLV�EHDXWLIXO�YDOOH\��<RX�ZLOO�
ILQG�WKDW�ORFDO�WUDIILF�ZLOO�QRW�XVH�WKLV�ULGLFXORXV�URXQG�D�ERXW�DQG�E\SDVV��EHFDXVH�LW�ZLOO�EH�XQVDIH�DQG�QRW�XVHU�IULHQGO\��
WKXV�SXWWLQJ�PRUH�VWUDLQ��GDPDJH�DQG�XQVDIH�WUDIILF�DQG�GULYHUV�LQ�ORFDO��TXLHW�QHLJKERU�KRRGV�HVSHFLDOO\�DW�WKH�VRXWK�HQG�
RI�WKH�YDOOH\�QHDU�WKH�WRZQ�RI�&KDUOHVWRQ��7KH�UHVLGHQWV�QHDU�DQG�LQ�&KDUOHVWRQ�ZLOO�QRW�ZDQW�WKLV�H[FHVV�WUDIILF�IRU�WKHLU�
FKLOGUHQ�DQG�IDPLOLHV��7KH�E\SDVV�ZLOO�QRW�EH�EHQHILFLDO�IRU�ORFDOV��LW�ZLOO�MXVW�SXVK�WUDIILF�WR�RWKHU�VWUHHWV�DQG�
QHLJKERUKRRGV�

,�FDQQRW�VHH�WKH�MXVWLILFDWLRQ�LQ�GHVWUR\LQJ�SHUIHFWO\�JRRG�H[LVWLQJ�KLJKZD\V�DQG�URDGV��KRPHV�DQG�SURSHUW\�WR�VSHQG�
PLOOLRQV�WR�WHDU�WKHP�XS�DQG�EXLOG�VRPHWKLQJ�ZH�GRQ
W�ZDQW��8VLQJ�DQG�LPSURYLQJ�DOUHDG\�H[LVWLQJ�URDGV���KLJKZD\V��
E\ZD\V��LV�WKH�EHVW�RSWLRQ�IRU�WKH�UHVLGHQWV�DQG�EXVLQHVVHV�KHUH��/HDYH�KLJKZD\�����ZKHUH�LW�LV�DQG�XVH�LW��7KHUH�DUH�
SOHQW\�RI�URDGV�DQG�E\ZD\V�WKDW�QHHG�LPSURYLQJ��6SHQG�\RXU�PRQH\�WKHUH�

,�ZRXOG�OLNH�WR�NQRZ�ZKHQ�VRPHRQH�LV�JRLQJ�WR�FRPH�WR�P\�KRPH��VHH�ZKDW�WKH�LPSDFW�ZLOO�EH�RQ�P\�KRPH�DQG�
SURSHUW\"�:KHQ�ZLOO�VRPHRQH�FRQWDFW�PH�WR�OLVWHQ���WR�DFWXDOO\�LQYHVWLJDWH�WR�RIIHU�SRVVLEOH�VROXWLRQV��DQVZHU�TXHVWLRQV��
PLWLJDWH�DV�WR�ZKDW�WKLV�E\SDVV�ZLOO�GR"
,�DP�JURZLQJ�WLUHG�RI�EHLQJ�D�VWDWLVWLF��D�QXPEHU�RU�D�SHUFHQWDJH���RU�D�FDVXDOW\��RU���WKH�VRPHRQH�WKDW�KDV�WR�WDNH�WKH�KLW�
DQG�EH�VDFULILFHG����,�DP�D�WD[�SD\HU�DQG�,�GHVHUYH�WKH�UHVSHFW���

7KH�0D\RU�RI�+HEHU�&LW\�KDV�JUHDW�LGHDV�RI�PDNLQJ�GRZQWRZQ�+HEHU�D�ZDONDEOH�PDLQ�VWUHHW��:H�DUH�QRW�3DUN�&LW\��QRU�
GR�ZH�ZDQW�WR�EH��:H�DUH�QRW�D�GHVWLQDWLRQ�FRPPXQLW\��3HRSOH�WUDYHO�WKURXJK�WKLV�YDOOH\�WR�JHW�WR�RWKHU�GHVWLQDWLRQV��:H�
VKRXOG�QRW�KDYH�WR�VDFULILFH�RXU�YDOOH\�IRU�WKHP�

:HQG\ &DVH\ (PDLO

���

$FFRUGLQJ�WR�VOLGH���������RI�WKH�WUDIILF�RQ�WKH�PDLQ�VWUHHW�LV�GXH�WR�SULYDWH�YHKLFOHV��7KLV�PHDQV�LI�ZH�ZDQW�WR�UHGXFH�
WKH�DPRXQW�RI�WUDIILF�RQ�+HEHU
V�0DLQ�6WUHHW��ZH�QHHG�WR�DOOHYLDWH�WKH�WUDIILF�RI�WKH�WRZQ�LWVHOI��LQVWHDG�RI�GLYHUWLQJ�WUDIILF�
DURXQG�+HEHU�&LW\�
�
7KHUHIRUH�WKH�VROXWLRQ�LVQ
W�EXLOGLQJ�D�E\SDVV�URDG��,QVWHDG��ZH�QHHG�WR�ORRN�DW�VSUHDGLQJ�RXW�WKH�GHYHORSPHQW�RI�WKH�
WRZQ��)RU�H[DPSOH��D�VROXWLRQ�ZRXOG�EH�WR�VSDFH�VKRSSLQJ��UHVWDXUDQWV��DQG�FRPPXQLW\�EXLOGLQJV�WKURXJKRXW�+HEHU�
&LW\²LQVWHDG�RI�FRQGHQVLQJ�DOO�RI�WKH�FRPPHUFLDO�SXEOLF�VSDFH�RQWR�RQH�VWUHHW�
�
$QRWKHU�ZD\�WR�GHFUHDVH�WKH�WUDIILF�LV�WR�DWWUDFW�FDUHHU�MREV�WR�RXU�WRZQ²WKLV�ZD\�RXU�FRPPXQLW\�PHPEHUV�ZLOO�VSHQG�
OHVV�WLPH�LQ�WKHLU�SULYDWH�YHKLFOHV�DQG�WKH\�ZLOO�VSHQG�OHVV�WLPH�RQ�0DLQ�6WUHHW�
��
3�6��,�NQRZ�WKDW�PRGHOLQJ�RXU�RZQ�0DLQ�6WUHHW�DIWHU�3URYR
V�KDV�EHHQ�LQ�GLVFXVVLRQ��+DYLQJ�OLYHG�DQG�ZRUNHG�LQ�3URYR��
WU\LQJ�WR�GULYH�XS�DQG�GRZQ�WKH�PDLQ�VWUHHW�LV�D�MRNH��$OO�WKH����GHJUHH�DQJOH�SDUNLQJ�DQG�FURVVZDONV�PDNH�WKH�URDG�IORZ�
ZRUVH�WKDQ�DQ�HYHQW�FHQWHU�SDUNLQJ�ORW�DIWHU�D�FRQFHUW�

+HDWKHU :HEVLWH

���

7R�WKRVH�FRQFHUQHG�

:H�DUH�ZULWLQJ�WR�H[SUHVV�RXU�HQYLURQPHQWDO�FRQFHUQV�LQYROYLQJ�WKH�³%´�URXWH�RSWLRQ�LQ�WKH�ZHVW�VHJPHQW�RI�WKH�
SURSRVHG�+HEHU�9DOOH\�&RUULGRU�E\SDVV�URDG��:H�DUH�UHTXHVWLQJ�WKDW�WKHVH�FRQFHUQV�EH�DGGUHVVHG�LQ�WKH�+HEHU�9DOOH\�
&RUULGRU�(QYLURQPHQWDO�,PSDFW�6WDWHPHQW��(,6��

���2XU�KRPH�SURSHUW\�DQG�WKH�KRPH�SURSHUW\�RI�VHYHUDO�QHLJKERUV�ZRXOG�EH�YHU\�QHDU�RU�DEXWWLQJ�WKH�SURSRVHG�³%´�URXWH�
RSWLRQ��7KLV�ZRXOG�EH�PXFK�QRLVLHU�IRU�XV�DQG�ZRXOG�DGYHUVHO\�LPSDFW�RXU�DLU�TXDOLW\��SULYDF\��DQG�JHQHUDO�ZHOO�EHLQJ�
WKDQ�ZRXOG�WKH�³$´�URXWH�RSWLRQ�

���:H�URXWLQHO\�VHH��DQG�KHDU���VDQGKLOO�FUDQHV��&DQDGD�JHHVH��GHHU��GXFNV��PRXUQLQJ�GRYHV��RWKHU�VPDOO�DQLPDOV�DQG�
ELUGV��DQG�HYHQ�WKH�RFFDVLRQDO�PRRVH�RU�IR[�RQ�RU�QHDU�RXU�SURSHUW\��0DQ\�RI�WKHVH�DQLPDOV�ELUGV�KDYH�PLJUDWRU\�URXWHV�
DQG�XVH�³HGJH´�KDELWDW�IRU�QHVWLQJ�DQG�FRYHU�VXFK�DV�H[LVWV�RQ�WKH�ZHVW�VLGH�RI�WKH�+HEHU�9DOOH\�6SHFLDO�6HUYLFH�'LVWULFW�
�+966'��IDUP�DGMDFHQW�WR�RU�QHDU�RXU�DQG�RXU�QHLJKERUV¶�SURSHUW\��7KRVH�PLJUDWRU\�URXWHV�DQG�WKDW�HGJH�FRYHU�ZRXOG�
EH�DOWHUHG�RU�GHVWUR\HG�LI�URXWH�%�ZHUH�WKH�FKRVHQ�RSWLRQ�UDWKHU�WKDQ�URXWH�$�

���,I�URXWH�%�ZHUH�WR�LQFOXGH�WKH�PDVVLYH��SURSRVHG�URXQGDERXW��WKH�³%�´�RSWLRQ���VLJQLILFDQW�RSHQ�VSDFH�ZRXOG�EH�ORVW��
7KLV�JUHDW�FRVW�WR�+HEHU�9DOOH\��VR�WKDW��HVVHQWLDOO\��WKH�SDVV�WKURXJK�59�GULYHU�RU�WUXFNHU��ZKR�KDV�QR�LQWHUHVW�RU�
LQYHVWPHQW�LQ�+HEHU�9DOOH\��FRXOG�VDYH�D�PLQXWH�RU�WZR�RQ�KLV�KHU�ZD\�WR�VRPHZKHUH�HOVH�

:H�XQGHUVWDQG�WKDW�URXWH�RSWLRQ�$�KDV�HQYLURQPHQWDO�LPSDFWV�WRR��+RZHYHU��WKH�URXWH�LV�DOUHDG\�WKHUH��<HV��LW�ZRXOG�
QHHG�WR�EH�ZLGHQHG��DQG�WKDW�ZRXOG�DIIHFW�WKH�+966'�IDUP��EXW�SHRSOH�DQG�ZLOGOLIH�DUH�DOUHDG\�XVHG�WR�LW��DQG�LW�VHHPV�
WR�XV�WR�KDYH�IHZHU�LPSDFWV�WKDQ�RSWLRQ�%��HVSHFLDOO\�IRU�XV�DQG�RXU�QHLJKERUV��ZKR�DUH�SDUW�RI�³WKH�HQYLURQPHQW´��

7KDQN�\RX�IRU�\RXU�FRQVLGHUDWLRQ�

5LFKDUG�DQG�
/LQGD 7XUQHU (PDLO�0DLOHG



���

7R�:KRP�,W�0D\�&RQFHUQ�

,�UHDOL]H�D�E\SDVV�LI�QRW�IHDVLEOH�QRZ��ZLOO�EH�QHHGHG�LQ�WKH�IXWXUH��,�OLYHG�RQ�0DLQ�6WUHHW�LQ�+HEHU�IRU�VHYHQWHHQ�\HDUV�
�����������'XULQJ�WKDW�WLPH�LW�ZDV�HYLGHQW�WUDIILF�ZDV�D�FRQFHUQ�WKHQ��,�DP�VXUH�LW�LV�HYHQ�PRUH�RI�D�FRQFHUQ�QRZ��0\�
FRQFHUQV�DUH�DV�IROORZV�

6SHQGLQJ�PRUH�PRQH\�WR�UHURXWH�����WR�EHQHILW�WKH�IHZ�DQG�KXUW�WKH�PDQ\�
'HVWUR\LQJ�WKH�EHDXW\�RI�WKH�YDOOH\�ZLWK�DQRWKHU�URDG�WKURXJK�WKH�YDOOH\�
$�FRQFHUQ�WKDW�,�GRQ¶W�WKLQN�WKDW�DQ\RQH�KDV�YRLFHG�RU�PD\EH�WKRXJKW��'RHV�WKH�QHZ�URDG�PDNH�LW�IDVWHU�IRU�7UXFNV�
FRPLQJ�IURP�WKH�(DVW�WUDYHOLQJ�6RXWK�WKDQ�WKHLU�FXUUHQW�URXWH�GRZQ�,����WR�,�����7KLV�ZLOO�LQFUHDVH�WUXFN�WUDYHO�WKURXJK�
3URYR�&DQ\RQ�ZKLFK�LV�DOUHDG\�XVHG�KHDYLO\�DQG�RQH�RI�WKH�PRVW�GHDGO\�URDGV�LQ�WKH�VWDWH�HVSHFLDOO\�LQ�WKH�ZLQWHU��
,QFUHDVLQJ�WUXFN�WUDYHO�EHFDXVH�WKH\�FDQ�VDYH�WLPH�ZLOO�LQFUHDVH�DXWR�WUDYHO������1RUWK�ZDV�ZLGHQHG�WR�WDNH�WUDIILF�RII�RI�
8QLYHUVLW\�$YHQXH��7KLV�KDVQ¶W�KDG�WKH�GHVLUHG�HIIHFW�EHFDXVH�LW�LV�VWLOO�IDVWHU�WR�JR�8QLYHUVLW\�$YH�WR�,����7+$1�2UHP�
����1RUWK

,�GRQ¶W�ZDQW�RQH�SUREOHP�DOOHYLDWHG�RQO\�WR�PDNH�D�ELJJHU�SUREOHP�VRPHZKHUH�HOVH��0DQ\�SHRSOH�WUDYHO�����WKURXJK�
3URYR�&DQ\RQ�HYHU\�GD\�IRU�ZRUN�DQG�UHFUHDWLRQ��WKDW�LW�KDV�D�KDUG�WLPH�DOUHDG\�KDQGOLQJ�WKH�WUDIILF�IORZ��+RSHIXOO\�\RX�
ORRN�LQWR�ZKHWKHU�WKH�E\SDVV�RQO\�ZLOO�PRYH�WUDIILF�FRQJHVWLRQ�IURP�RQH�DUHD�WR�DQRWKHU��7KDQN�\RX�IRU�DOORZLQJ�
FRPPHQWV�

0RQW :DGH (PDLO

���

,�IHHO�WKH�+HEHU�&LW\�GRHV�127�QHHG�D�E\SDVV�URDG�RI�DQ\�NLQG��7KH�FXUUHQW�WUDIILF�ODZV�DQG�SROLFLHV�VKRXOG�EH�HQIRUFHG�
DQG�+HEHU�&LW\�PDLQ�VWUHHW�VKRXOG�UHPDLQ�WKH�VDPH�ZD\�LW�LV�QRZ�ZLWK�WKH�H[FHSWLRQ�RI�WKH�EDUULHUV�LQVWDOOHG�DW�VRPH�RI�
WKH�LQWHUVHFWLRQV�WKDW�SUHYHQW�ORQJ�ORDGV�IURP�PDNLQJ�D�WXUQ�ZLWKRXW�GUDJJLQJ�WUDLOHUV�RYHU�WKH�FXUE��7KLV�ZDV�D�EDG�DQG�
H[SHQVLYH�PLVWDNH��,�DP�VRUU\�WKDW�WUDIILF�LV�KHDY\�EXW�ZH�VKRXOG�QRW�VSHQG�PLOOLRQV�RI�GROODUV�WR�VSUHDG�RXW�WKH�PLVHU\�RI�
WUDIILF�SUREOHPV��7KLV�SURSRVHG�UHDOLJQPHQW�ZRXOG�EH�PXFK�WRR�FORVH�WR�UHVLGHQWLDO�DUHDV�FUHDWLQJ�D�YHU\�XQVDIH�
VLWXDWLRQ�DQG�FDXVH�HYHQ�PRUH�SUREOHPV�WKDQ�ZKDW�ZH�FXUUHQWO\�KDYH�

+HEHU�PDLQ�VWUHHW�LV�WKH�HVWDEOLVKHG�URXWH�IRU�WKH�WUDIILF�DORQJ�ZLWK�XV�����/HDYH�WKHP�DV�WKH\�DUH��,�GR�XQGHUVWDQG�WKH�
DUJXPHQW�RI�EXVLQHVVHV�ORFDWHG�RQ�PDLQ�VWUHHW�DQG�WKH�FRQIOLFW�WKDW�WKH�WUDIILF�KDV�FDXVHG�IRU�WKHP�EXW�,�DOVR�XQGHUVWDQG�
WKH�GDQJHUV�RI��VSUHDGLQJ�WKLV�PLVHU\��WR�RWKHU�ORFDWLRQV�DQG�RWKHU�SHRSOH��:K\�PRYH�WKH�WUDIILF�RII�WKH�DOUHDG\�
HVWDEOLVKHG�URXWH"�3HRSOH�KDYH�DOUHDG\�EHHQ�XVLQJ�DOWHUQDWH�URXWHV�OLNH��VW�DQG��UG�HDVW�DQG��VW�DQG��UG�ZHVW�DQG�
WKHVH�VDPH�UHVLGHQWV�VWLOO�VKRS�DW�WKH�PDLQ�VWUHHW�EXVLQHVVHV��:KDW�FRXOG�KHOS�WKH�WUDIILF�FRQJHVWLRQ�RQ�PDLQ�VWUHHW�LV�
V\QF�WKH�VWRS�OLJKWV�VR�WKDW�LQWHUVHFWLRQV�DUH�QRW�EORFNHG��$OVR��HQIRUFHPHQW�RI�FXUUHQW�ODZV�DQG�UHJXODWLRQV�ZRXOG�EH�D�
PXFK�EHWWHU�VROXWLRQ�
$OVR��,�GRQ
W�OLNH�WKH�LGHD�RI�WKH�WD[SD\HUV�SD\LQJ�IRU�DQ\�DLUSRUW�H[SHQVHV�ZKHQ�WKH�YDVW�PDMRULW\�RI�WKHP�GRQ
W�EHQHILW�
IURP�WKH�DLUSRUW�LQ�DQ\�ZD\��6HOO�LW��JHW�ULG�RI�LW��RU�FORVH�LW�GRZQ�FRPSOHWHO\��/HW�WKH�SHRSOH�WKDW�XVH�LW�SD\�WKH�HQWLUH�FRVW�
RI�UXQQLQJ�DQG�PDLQWDLQLQJ�LW��,�KDYH�OLYHG�LQ�+HEHU�&LW\�P\�HQWLUH�OLIH�DQG�KDYH�VHHQ�$//�RI�WKH�FKDQJHV��0\�H[SHULHQFH�
KDV�EHHQ��QRW�DOO�FKDQJHV�DUH�IRU�WKH�EHWWHU�DQG�VRPH�FKDQJHV�DUH�YHU\�FRVWO\�DQG�IRROKDUG\�
3OHDVH�GRQ
W�FUHDWH�DQ�DOUHDG\�EDG�VLWXDWLRQ�LQWR�D�OLYLQJ�QLJKWPDUH�RI�D�FDWDVWURSKH�

6KDQH�:HEE

6KDQH :HEE (PDLO

���

,�DP�DGGLQJ�WKLV�LQWR�WKH�SXEOLF�FRPPHQWV�DV�ZHOO��,�UHDG�WKLV�VWDWHPHQW�DW�D�&LW\�&RXQFLO�0HHWLQJ�LQ������ORRNLQJ�IRU�
VRPH�DQVZHUV��QR�RI�WKHVH�ZHUH�HYHU�DGGUHVVHG�DQG�QRWKLQJ�KDV�FKDQJHG�LQ�DFFRUGDQFH�ZLWK�WKHVH�VXJJHVWLRQV�WDNHQ�
GLUHFWO\�IURP�WKH�+HEHU�&LW\�0DVWHU�3ODQ��+RZHYHU��ODVW�\HDU�+HEHU�VSHQW�DORW�RI�PRQH\�RQ�WKHLU�(QYLVLRQ�+HEHU�SODQ�WR�
XSGDWH�WKH�&LW\¶V�PDVWHU�SODQ�HYHQ�WKRXJK�WKH�WUDIILF�SUREOHPV�WKDW�ZH�KDYH�DQG�FRQWLQXH�WR�JURZ�KDYHQ¶W�EHHQ�WDNHQ�
FDUH�RI�IURP������

2QH�RI�WKH�VDPH�UHVSRQVHV�,�KDYH�JRWWHQ�IURP�D�IHZ�ORFDO�RIILFLDOV�LV�WKDW�WKH\�GRQ¶W�IHHO�EDG�IRU�WKH�SHRSOH�RII������
VRXWK��EHFDXVH�WKH�URDG�KDV�EHHQ�RQ�WKH�PDS�IRU����\HDUV��6R�,�ORRNHG�XS�WKH������PDVWHU�SODQ�RI�+HEHU��ZKLFK�VWDWHV�
WKH�ILUVW�JRDO�LV�WR�$//(9,$7(�75$)),&�&21*(67,21�21�0$,1�675((7��7KH�ILUVW�LGHD�LV�WR�GLVSHUVH�WUDIILF�DORQJ�WKH�
����HDVW�DQG�ZHVW������ZHVW�	�����HDVW��,�DP�D�VLGH�VWUHHW�GULYHU�DQG�RIWHQ�XVH�����ZHVW�WR�GULYH�DFURVV�WRZQ�WR�JDV�XS�
DW�0DYHULFN�RU�IUHTXHQW�WKH�QHZ�FDU�ZDVK��0DQ\�WLPHV�,�DP�WKH�RQO\�FDU�RQ�WKDW�VWUHHW��7KH�SODQ�IURP�+HEHU�&LW\�ZDV�
DOVR�WR�ZLGHQ�WKH�DVSKDOW�DQG�HOLPLQDWH�WKH�GLSV��7KHVH�URDGV�DUH�ODEHOHG�PLQRU�FROOHFWRUV�DQG�ZRXOG�EH�XVHG�LQ�
UHVLGHQWLDO�VHWWLQJV�ZKHQ�ZDUUDQWHG�E\�WUDIILF�YROXPHV��7KHVH�URDGV�DUH�GHVLJQHG�ZLWK���ZLGH�WUDYHO�ODQHV�WR�DOORZ�
SDUDOOHO�SDUNLQJ��,I�PRUH�FLWL]HQV�XVHG�WKRVH�VWUHHWV�LW�ZRXOG�KHOS�WR�UHGXFH�WKH�WUDIILF�RQ�PDLQ�VWUHHW�
7KLV�VDPH�REMHFWLYH�DOVR�OLVWV�ILQLVKLQJ�����HDVW�IURP�����VRXWK�WR������VRXWK�DQG�����ZHVW�IURP�����1RUWK�WR�����
6RXWK��+RZHYHU�WKLV�QHYHU�KDSSHQHG�EHFDXVH�WKH�FLW\�EXLOW�EDVHEDOO�ILHOGV�WKURXJK�WKH�PLGGOH�RI�WKLV�SURSRVHG�URXWH�
ZKLFK�DFFRUGLQJ�WR�WKH�PDS�ZRXOG�KDYH�EHHQ�D�PDLQ�FROOHFWRU��ZKLFK�E\�WKH�JHQHUDO�SODQV�GHILQLWLRQ�SURYLGHV�D�OHVV�
KLJKO\�GHYHORSHG�OHYHO�RI�VHUYLFH�DW�D�ORZHU�VSHHG�IRU�VKRUWHU�GLVWDQFHV�E\�FROOHFWLQJ�WUDIILF�IURP�ORFDO�URDGV�DQG�
FRQQHFWLQJ�WKHP�ZLWK�DUWHULDOV��7KHVH�URDGV�DUH�GHVLJQHG�ZLWK���WUDIILF�ODQHV��FHQWHU�WXUQ�ODQH�DQG�D�ELF\FOH�ODQH��WKDW�
ZRXOG�KDYH�KHOSHG�SHRSOH�RQ�WKH�HDVW�VLGH�WUDYHO�DFURVV�WRZQ�ZLWKRXW�KDYLQJ�WR�EH�GLUHFWHG�RQ�WR�0DLQ�6WUHHW�DQG�WKXV�
DOOHYLDWH�VRPH�RI�WKDW�WUDIILF�
7KH��WK�JRDO�OLVWHG�E\�+HEHU�&,W\�ZDV�WR�VWXG\�WKH�HIIHFWV�RI�RQH�ZD\�VWUHHWV�LQ�WKH�GRZQWRZQ�FRUULGRU�ZKLFK�ZRXOG�
LQFOXGH�VRPH�RI�WKH�DERYH�PHQWLRQHG�VWUHHWV��,�DP�FXULRXV�ZKDW�WKH�RXWFRPH�RI�WKLV�VWXG\�ZDV�RU�LI�LW�ZDV�HYHU�
FRQGXFWHG�E\�+HEHU�&LW\��,�KDYH�OLYHG�LQ�3XOOPDQ��:$�DQG�0RVFRZ��,'�ERWK�WRZQV�WKDW�LPSOHPHQWHG�RQH�ZD\V�LQ�WKHLU�
GRZQWRZQ�FRUHV��DQG�ZKLOH�LW�WRRN�D�IHZ�GD\V�WR�ILJXUH�RXW�WKH�WUDIILF�SDWWHUQV��,�JUHZ�WR�ORYH�WKH�LGHD��,W�ZDV�PXFK�HDVLHU�
WR�QDYLJDWH�WUDIILF�DQG�DGGHG�SDUNLQJ�VR�WKDW�ZDONLQJ�LQ�WKDW�DUHD�ZLWK�P\���\RXQJ�FKLOGUHQ�ZDV�HDVLHU�WR�PDQDJH�
,�NQRZ�WKDW�VRPH�RI�WKHVH�LGHDV�KDYH�EHHQ�WRVVHG�DURXQG�DV�VXJJHVWLRQV�WR�KHOS�ZLWK�WKH�WUDIILF�ULJKW�QRZ�LQVWHDG�RI�
ZDLWLQJ�DQRWKHU����\HDUV�IRU�WKH�³E\SDVV´�WR�VROYH�DOO�WKH�LVVXHV��EXW�DUH�WKH\�VHULRXVO\�EHLQJ�FRQVLGHUHG�IURP�+HEHU�
&LW\"
7KH�ODVW�VXJJHVWLRQ�IURP�+HEHU�&,W\�WR�KHOS�PDLQ�VWUHHW�LV�WKH�E\SDVV�RQ�WKH�ZHVW�VLGH�RI�WRZQ��LQ�WKH������DPHQGPHQW�
+HEHU�&LW\�VWDWHV�ZKHQ�GHVLJQLQJ�DQG�EXLOGLQJ�QHZ�URDGV�VHYHUDO�IDFWRUV�VKRXOG�EH�FRQVLGHUHG�����8WLOL]H�H[LVWLQJ�ULJKW�
RI�ZD\V�ZKHQ�SRVVLEOH�����8VH�FRQGHPQDWLRQ�DV�D�ODVW�UHVRUW�����0LQLPL]H�HIIHFWV�RQ�H[LVWLQJ�KRPHV�DQG�VWUXFWXUHV�DQG�
���0LQLPL]H�HQYLURQPHQWDO�LPSDFWV��:LWK�WKH�UHURXWLQJ�RI�86�+,*+:$<�����DQG�WKH�DGGLWLRQ�RI�WKH�ODUJHVW�URXQGDERXW�
LQ�WKH�ZHVW�WKHVH�VXJJHVWLRQV�VHHP�WR�EH�GLVUHJDUGHG�E\�+HEHU�&LW\��VLQFH�DOO�RI�WKHVH�JRDOV�DUH�EHLQJ�WRVVHG�DVLGH��
7KH�QHZ�³E\SDVV´�ZRXOG�EH�EXLOGLQJ�HQWLUHO\�QHZ�URDGV�LQVWHDG�RI�XVLQJ�DQ�H[LVWLQJ�+:<�����DQG�6RXWKILHOG�UG��WHDULQJ�
XS���PLOHV�RI�KLJKZD\�JUDGH�URDG�ZKLFK�LV�QRW�ILVFDOO\�UHVSRQVLEOH��7KH�URXWH�JRHV�ULJKW�WKURXJK���IDPLO\�KRPHV�DQG����
IHHW�EHKLQG�H[LVWLQJ�KRPHV�ORFDWHG�LQ�+HEHU�&,W\�DQG�WKH�QRLVH�IURP�WKLV�KLJKZD\�ZLOO�DIIHFW�KXQGUHGV�PRUH��,Q�DGGLWLRQ�
WKH�URXWH�GHVWUR\V�PDQ\�DFUHV�RI�VHZHU�ILHOGV�WKDW�DUH�KRPH�WR�JHHVH��VDQG�FUDQHV�DQG�GHHU��%XW�IRU�VRPH�UHDVRQ�WKH�
DUJXPHQW�WKDW�WKLV�URDG�KDV�EHHQ�KHUH�DOO�DORQJ�SOD\V�VXFK�DQ�LPSRUWDQW�UROH�LQ�MXVWLI\LQJ�WKLV�URXWH�
,�DP�H[FLWHG�WR�OLVWHQ�DQG�KHDU�IURP�DOO�WKH�ORFDO�HQWLWLHV�LQYROYHG�LQ�WKLV�SURFHVV�DW�WKH�RSHQ�FRPPXQLW\�PHHWLQJ�WKDW�FLW\�
PDQDJHU��0DWW�%URZHU�LV�KROGLQJ�WRPRUURZ���6SULQJ�������+RZHYHU��ZKHQ�,�UHFHLYHG�D�IO\HU�RQ�P\�GRRU�EHFDXVH�,�OLYH�LQ�
WKH�DIIHFWHG�DUHD�WKH�ILUVW�WKLQJ�,�QRWLFHG�ZDV�WKH�PDS�LV�QRW�WKH�FXUUHQWO\�SURSRVHG�URXWH��EXW�WKH�RQH�LQWURGXFHG�SULRU�WR�
WKH�)HEUXDU\������RSHQ�KRXVH��$V�D�FRQFHUQHG�FLWL]HQ��WKLV�IHOW�OLNH�D�VODS�LQ�WKH�IDFH��KRZ�FDQ�+HEHU�&LW\�VD\�WKH\�
ORRNLQJ�RXW�IRU�WKH�EHVW�LQWHUHVW�DQG�ZDQW�WR�KHDU�RXU�FRQFHUQV�ZKHQ�WKH�QRWLFH�,�UHFHLYHG�GRHVQ¶W�HYHQ�KDYH�WKH�
SURSRVHG�URXWH�WKDW�P\VHOI�DQG�VR�PDQ\�RWKHUV�DUH�FRQFHUQHG�DERXW��,�ORRN�IRUZDUG�WR�WKLV�EHLQJ�DGGUHVVHG�DV�ZHOO�DV�
PDQ\�RI�WKH�RWKHU�FRQFHUQV�WKDW�KDYH�EHHQ�EURXJKW�XS�LQ�PHHWLQJV�DQG�HPDLOV�E\�FLWL]HQV�LPSDFWHG�E\�WKLV�URXWH�
%URRN�)O\JDUH
+HEHU�&LW\�&RQFHUQHG�&LWL]HQ

%URRN )O\JDUH (PDLO



���

7R�ZKRP�LW�P\�FRQFHUQ�

0\�TXHVWLRQ�LV���&DQ�ORFDO�WUDIILF�EH�DEOH�WR�GULYH�IURP�0DLQ�6WUHHW���!�ZHVW�WR�6RXWKILHOG�5RDG�RQ�ZKDW�ORRNV�WR�EH�D�
URDG�FXW�WKURXJK�DERXW����RU���WK�VRXWK�IURP�VRXWKILHOG�URDG�WR�0DLQ�6UWHHW�

�WKUHH�TXHVWLRQV��

���,V�WKH�GUDZLQJ�RQ�WKH�IOLHU�ZH�UHFHLYHG��VHW�LQ�FHPHQW�IURP������VRXWK�WRZDUG�WKH�VRXWK�RU�QRW"

���:KHQ�LV�LW�SURSRVHG�WKDW�WKH�HQYLURQPHQWDO�VWXG\�ZLOO�FRPSOHWHG�DQG�ZKHQ�ZLOO�WKH�E\SDVV�EHJLQ�

���:LOO�WKH�E\SDVV�KDYH�D�ZDOO�RQ�WKH�HDVW�VLGH��!�WR�EORFN�WKH�QRLVH�IURP�DOO�WKH�UHVLGHQWLDO�KRXVHV�WR�WKH�(DVW"

6XVDQ %XHKOHU (PDLO

��� .HHSLQJ�WKH�IXWXUH�JURZWK�RI�WKH�FRXQW\�LQ�PLQG��WKH�E\SDVV�VKRXOG�H[WHQG�DV�IDU�QRUWK�DV�SRVVLEOH�SRWHQWLDOO\�XVLQJ�WKH�
H[LVWLQJ�����:HVW�DUHD�IRU�D�VFHQLF�E\SDVV�URXWH��> %UDG\ )O\JDUH &RPPHQW�0DS

���
:H�RSSRVH�WKH�E\SDVV�FRQVLGHUDWLRQ�WKDW�ZRXOG�FXW�YHU\�QHDU�WKH�0XLUILHOG�QHLJKERUKRRG��:H�ZDQW�RXU�NLGV�WR�SOD\�DQG�
GRJV�WR�UXQ�ZLWKRXW�FRQVWDQW�URDG�QRLVH�DQG�FRQJHVWLRQ��:H�GR�QRW�EHOLHYH�WUDIILF�RQ�0DLQ�6WUHHW�LV�E\�HQRXJK�WR�
ZDUUDQW�UXLQLQJ�ZHWODQGV�DQG�GHVWUR\LQJ�SUHFLRXV�DQG�GLVDSSHDULQJ�RSHQ�VSDFH

.DWLH &RPPHQW�0DS

���

+HOOR�7HDP�

,
YH�WULHG�WR�VXEPLW�P\�FRPPHQW�RQ�WKH�(,6�6WXG\�FRPPHQW�SDJH��EXW�LW�NHHSV�DVNLQJ�IRU�P\�QDPH�DQG�HPDLO��HYHQ�
WKRXJK�,�FRPSOHWHG�WKRVH�ILHOGV�RI�HQWU\�

,
P�HPDLOLQJ�\RX�P\�SXEOLF�FRPPHQWV�DQG�KRSH�\RX�ZLOO�DGG�LW�WR�WKH�SXEOLF�FRPPHQWV��7KDQN�\RX�

+HEHU�&LW\¶V�0DLQ�6WUHHW�LV�WKH�OLIH�EORRG�RI�RXU�FRPPXQLW\��6DGO\�RXU�SULPDU\�DUWHU\�LV�IDLOLQJ��DQG�ZLOO�FRQWLQXH�WR�
KHPRUUKDJH��ZLWK�WUDIILF�FRQJHVWLRQ��SDUWLFXODUO\�GXULQJ�WKH�VXPPHU�PRQWKV��DV�ZHHNHQG�WUDYHO�EDFNV�XS�RQ�0DLQ�6WUHHW��
7UDIILF�LV�FKRNLQJ�RII�LQWHUVHFWLRQV�DQG�IRUFLQJ�UHVLGHQWV�WR�ILQG�DOWHUQDWLYH�URXWHV�WR�WUDYHO�DURXQG�WKH�FRPPXQLW\�

7KHVH�DOWHUQDWLYH�URXWHV�SXVK�PRUH�WUDIILF�LQWR�UHVLGHQWLDO�VWUHHWV��ZLWK�KLJKHU�VSHHGV��LQFUHDVLQJ�WUDIILF�RQWR�QDUURZ�
VWUHHWV��ZLWK�SDUNHG�FDUV��DQG�IURQW�GRRUV�MXVW�D�IHZ�IHHW�DZD\��:H�FDQ¶W�LJQRUH�WKH�VDIHW\�FRQFHUQV�DQG�SRLQWV�RI�IDLOXUH��
:LWK�WKH�UDWH�RI�LQFUHDVH�LQ�RXU�SRSXODWLRQ��DQG�WKH�FRQWLQXHG�SURMHFWHG�JURZWK��ZH�DUH�SXWWLQJ�RXU�FLWL]HQV�DQG�RXU�
IXWXUH�DW�ULVN���:H�QHHG�DQ�DOWHUQDWLYH�WR�0DLQ�6WUHHW��:H�QHHG�WKH�+HEHU�9DOOH\�3DUNZD\�

:H�QHHG�8'27�WR�KHOS�VDYH�RXU�GRZQWRZQ��:LWKRXW�DQ�DOWHUQDWLYH�URXWH��RQH�WKDW�SXOOV�WKH�SDVV�WKURXJK�WUDIILF�DURXQG�
WKH�FLW\�FRUH��ZH�ZLOO�VHH�EXVLQHVVHV��UHVWDXUDQWV�DQG�UHWDLO�PRYH�RII�0DLQ�6WUHHW�WR�VHHN�DUHDV�ZLWK�PRUH�DFFHVVLEOH�
SDUNLQJ��OHVV�QRLVH�DQG�OHVV�FRQJHVWHG�WUDIILF�

:KDW�LV�WKH�IXWXUH�RI�+HEHU�&LW\�'RZQWRZQ��,)�DQ�DOWHUQDWLYH�URXWH�LV�FRQVWUXFWHG"
6HQVH�RI�FRPPXQLW\��LH��D�GRZQWRZQ�ZRUWK�YLVLWLQJ
'RZQWRZQ�HFRQRPLF�UHGHYHORSPHQW��JURZWK�RI�EXVLQHVV�RSSRUWXQLWLHV
3DUNV��SOD]DV�DQG�SXEOLF�JDWKHULQJ�SODFHV��D�PDJQHW�IRU�FLWL]HQ�WR�HQMR\�WKHLU�FLW\�ZLWK�ORFDO�SURJUDPPLQJ
$GGLWLRQ�RI�VWUHHW�GLQLQJ��RSHQ�UHWDLO�FRQFHSWV��DQJOHG�SDUNLQJ�WR�DFFRPRGDWH�PRUH�FDUV
'RZQWRZQ�OLYDELOLW\��JURZWK�RI�PXOWL�OHYHOHG�OLYLQJ�VROXWLRQV

1RUWK�)LHOGV�3UHVHUYDWLRQ��,�OLNH�VR�PDQ\�RI�RXU�FLWL]HQV�ZDQW�WR�SUHVHUYH�WKH�1RUWK�)LHOGV��,W�UHSUHVHQWV�RYHU�������
DFUHV�RI�RXU�KLVWRULFDO�URRWV��ZKHQ�WKH�YDOOH\�ZDV�GRWWHG�ZLWK�IDUPV�DQG�UDQFKLQJ��:H�FDQ�SUHVHUYH�WKH�1RUWK�)LHOGV��DQG�
LQFOXGH�WKH�+HEHU�9DOOH\�3DUNZD\��7KLV�E\SDVV�KDV�WKH�SRWHQWLDO�RI�FUHDWLQJ�D�EHDXWLIXO�WUDQVSRUWDWLRQ�FRUULGRU��ZLWK�D�
SDYHG�WUDLO�V\VWHP��QDWXUDO�EHUP�RU�WUHHV�OLQLQJ�WKH�URGZD\�WKDW�ZRXOG�DOORZ�IRU�DOWHUQDWLYH�WUDQVSRUWDWLRQ�DQG�WRXULVP�
RSSRUWXQLWLHV�LQ�RXU�YDOOH\�

,�ZRXOG�HQFRXUDJH�\RX�WR�FRQVLGHU�UXQQLQJ�WKH�SRWHQWLDO�E\SDVV�DORQJ�WKH�H[LVWLQJ�1RUWK�)LHOG�5RDG�RQ�����:��7KLV�
DJULFXOWXUH�FRUULGRU�ZRXOG�DOORZ�IRU�SDVV�WKURXJK�WUDIILF�WR�UHURXWH�DURXQG�WKH�FLW\��IURP�KLJKZD\������SDUDOOHO�WR�6RXWK�
)LHOG�5RDG��ZKHUH�LW�ZLOO�LQWHUVHFW�ZLWK�KLJKZD\������0LGZD\�/DQH���DQG�ZUDS�DURXQG�WKH�SURSRVHG�QHZ�KLJK�VFKRRO�
SURSHUW\��DQG�FRQQHFW�ZLWK�WKH�����:�URDG��ZKLFK�EHFRPHV�����:HVW��$Q�LQWHUVHFWLRQ�DW������1�ZRXOG�DOORZ�WUDIILF�WR�
URXWH�EDFN�WR�+HEHU�&LW\��RU�DOORZ�WUDIILF�WR�FRQWLQXH�1RUWK�6RXWK�DORQJ�����:�WR������1��3RWWHUV�/DQH��DQG�FRQQHFW�
RQWR�WKH�H[LVWLQJ�KLJKZD\����DW�WKH�SURSRVHG�LQWHUVHFWLRQ�DW������������ZKDW�ZLOO�VRPHGD\�EHFRPH�DQ�HQWUDQFH�WR�
IXWXUH�FRPPHUFLDO��UHVLGHQWLDO�DQG�WKH�XQLYHUVLW\�FDPSXV�

,�DSSUHFLDWH�WKH�HIIRUWV�8'27�LV�WDNLQJ�WR�JDWKHU�SXEOLF�FRPPHQW�DQG�KRSH�ZH�ZLOO�KDYH�DGGLWLRQDO�RSSRUWXQLWLHV�WR�
SDUWLFLSDWH�LQ�WKH�SURFHVV�
5HJDUGV�
5DFKHO�.DKOHU���+HEHU�&LW\�&RXQFLO�UHSUHVHQWDWLYH

5DFKHO .DKOHU (PDLO

���

+L�

,�MXVW�ZDQWHG�WR�KRS�RQ�DQG�VKDUH�P\�RSLQLRQ�RQ�WKH�FRUULGRU��,�IHHO�WKDW�LW�VKRXOG�UXQ�DORQJ�WKH�UHPDLQLQJ�6RXWKILHOG�URDG�
DQG�QRW�UXQ�DORQJ�VLGH�KRPHV��HVSHFLDOO\�IDUPODQG�WKDW�FRXOG�SRWHQWLDOO\�ORVH�SURSHUW\�YDOXH�EHFDXVH�RI�WKH�E\SDVV��,I�LW�
VWD\V�RQ�H[LVWLQJ�URDG��WKH�EDUULHUV�DUH�DOUHDG\�LQ�SODFH�DQG�ZH�GRQ¶W�KDYH�WR�UHDUUDQJH�VHZHU�ILHOGV��7KHUH�LV�QR�UHDVRQ�
WR�PRYH�WKH�URDG�DV�ZH�GHILQLWHO\�GR�QRW�ZDQW�WR�H[SDQG�WKH�DLUSRUW��%\�DOO�PHDQV��H[SDQG�6RXWKILHOG�URDG��EXW�WKHUH�LV�
QR�UHDVRQ�WR�PRYH�LW�DQG�GHVWUR\�DGMDFHQW�KRPH�RZQHUV�SURSHUW\�YDOXH��,W¶OO�VDYH�D�ORW�RI�KHDGDFKH�EHFDXVH�DJDLQ��
EDUULHUV�DUH�DOUHDG\�LQ�SODFH�DQG�ZH�GRQ¶W�KDYH�WR�ZRUU\�DERXW�KDUPLQJ�WKH�PLJUDWLRQ�ELUGV�VXFK�DV�WKH�JHHVH�DQG�WKH�
VDQG�KLOO�FUDQHV�

7KDQNV�
.HOL�6ZDLQVWRQ
'DQLHOV�&DQ\RQ�(OHPHQWDU\
37$�3UHVLGHQW

.HOL 6ZDLQVWRQ

��� $�E\SDVV�DURXQG�+HEHU�WKURXJK�WKH�1RUWK�)LHOGV�LV�D�PXVW�IRU�VDIHW\�DQG�IORZ��,W�ZLOO�UHYLWDOL]H�GRZQWRZQ�+HEHU��:H�
QHHG�WKLV�IRU�WKH�KHDOWK�RI�RXU�9DOOH\ (ULF *LQJUDV :HEVLWH

���

8'27��:DVDWFK�&RXQW\�DQG�+HEHU�&LW\�OHDGHUV�

3OHDVH�XVH�WKH�H[LVWLQJ�+LJKZD\�����IRU�DQ\�E\SDVV�URXWH���2YHU�����IDPLOLHV��LQFOXGLQJ�P\�RZQ��ZLOO�EH�LPSDFWHG�E\�
QRLVH��VDIHW\�FRQFHUQV��SROOXWLRQ�DQG�UHGXFWLRQ�LQ�SURSHUW\�YDOXHV����:H�FDQ�DOUHDG\�KHDU�WKH�KLJKZD\�DQG�LW�LV�ORXG�
HQRXJK���7HDULQJ�XS�+LJKZD\�����DQG�UHEXLOGLQJ�LW�MXVW�����PLOH�DZD\�LV�D�VKRFNLQJ�ZDVWH�RI�WD[SD\HU�PRQH\���3OHDVH�
XVH�WKH�H[LVWLQJ�+LJKZD\�����IRU�DQ\�E\SDVV�URXWH�WR�SURWHFW�WKH�LQWHUHVWV�WKH�SHRSOH�PRVW�GLUHFWO\�LPSDFWHG�

7KDQNV��6DUDK�:DUG

6DUDK :DUG (PDLO



���

$V�D�KRPHRZQHU�LQ�+HEHU��KHUH�DUH�P\�TXHVWLRQV�DQG�FRPPHQWV�
�7KH�IDUP��UDQFK�ODQGV�WKDW�DUH�OHIW�LQ�WKH�YDOOH\�DUH�ZKDW�JLYHV�YDOXH�WR�WKH�QRWLRQ�WKDW�+HEHU�LV�D�VPDOO�WRZQ��FLW\��
&KDQJHV�RU�HQFURDFKPHQW�RQ�WKLV�DUHD�ZLOO�FKDQJH�WKH�QDWXUH�RI�+HEHU�LQWR�VXEXUEDQ�VSUDZO�DQG�IRONV�ZKR�SRLQW�RXW�
WKDW�GHYHORSPHQW�ZLOO�KDSSHQ�DUH�DFFXUDWH��:KLOH�LW�LV�RSHQ�ODQG��WKH�DUHD�DOVR�VXSSRUWV�D�YDULHW\�RI�ZLOGOLIH�DQG�D�UDQJH�
ODQG�HFRV\VWHP��LW�LV�RXU�UHVSRQVLELOLW\�DV�JRRG�FLWL]HQV�WR�SUHVHUYH�LW�
�0DLQ�6WUHHW��
�,�KDYH�\HW�WR�VHH�DQ\�UHDO�WUDIILF�MDPV�LQ�+HEHU��HYHQ�GXULQJ�FRPPXWHU�KRXUV��7KH�SURMHFWLRQV�IRU������DUH�PLQLPDO��LI�
+HEHU�LV�DEOH�WR�FRQWLQXH�WR�DOORZ�GHYHORSPHQW�DW�WKH�SURMHFWHG�UDWH���VHH�SRLQW����
�0DQ\�FRPPXQLWLHV�DFURVV�WKH�FRXQWU\�DUH�UH�ZRUNLQJ�WKHLU�VWUHHW�GHVLJQV�WR�PDNH�WKH�DUHDV�PRUH�ZDONDEOH�\HW�PDLQWDLQ�
WUDIILF�IORZ��2IWHQ�WKLV�LQYROYHV�FUHDWLQJ�VPDOO�VKRSSLQJ�DUHDV�RI�VPDOOHU�VWRUHV�WKDW�KDYH�SDUNLQJ�DQG�DFFHVV�RII�WKH�PDLQ�
VWUHHW��FUHDWLQJ�ZDONDEOH�DUHDV���\RX�JHW�RXW�RI�\RXU�FDU�DQG�VWD\�WKHUH�WR�HQMR\�VKRSV�DQG�HDWLQJ�HVWDEOLVKPHQWV��2IWHQ�
EHKLQG�WKH�PDLQ�VWUHHW�VWUXFWXUHV�DUH�SDUNLQJ�ORWV���FDQ�WKLV�VLGH�EHFRPH�WKH�PDLQ�HQWUDQFH�WR�SODFHV�RI�EXVLQHVV�
FUHDWLQJ�WKLV�NLQG�RI�VKRSSLQJ�WR�HQWLFH�FXVWRPHUV"�&DQ�WKH�FRPPXQLW\�HQJDJH�LQ�UHWKLQNLQJ�KRZ�PDLQ�VWUHHW�VKRSSLQJ�
DUHDV�DUH�VWUXFWXUHG"�
�0DQ\�VWRUHV�IRU�ZLQGRZ�VKRSSLQJ�HWF���KDYH�QRW�EHHQ�VXVWDLQDEOH�LQ�+HEHU�GXH�WR�FRPSHWLWLRQ�E\�:DOPDUW�DQG�RWKHU�
PDOO�VWRUHV�DW�RQH�HQG�RI�WRZQ��,Q�PDQ\�VPDOO�FLWLHV�DQG�WRZQV��WKRVH�GHYHORSPHQWV�DUH�WKH�³GHDWK�NQHOO´�IRU�VPDOO�VWRUHV�
RQ�D�PDLQ�VWUHHW��+DV�WKH�FRPPXQLW\�FRQVLGHUHG�KRZ�WKHVH�EXVLQHVVHV�KDYH�LPSDFWHG�WKH�FRQGLWLRQ�RI�WKH�PDLQ�VWUHHW�
VKRSSLQJ�DUHD"
�,W�LV�GLIILFXOW�WR�VHH�WKH�QHHG�IRU�D�E\SDVV�ZKHQ�LW�LV�FRQWLQJHQW�RQ�IXUWKHU�GHYHORSPHQW���IRU�ZKLFK�VWXGLHV�KDYH�VKRZQ�
WKDW�WKH�SUHFLSLWDWLRQ�LQ�WKH�UHJLRQ�LQ�WKH�QH[W����\HDUV�ZLOO�EH�UHGXFHG�E\�����WR�������+RZ�FDQ�+HEHU�SHUPLW�PRUH�
GHYHORSPHQW�ZLWKRXW�WKH�ZDWHU�WR�VXSSRUW�WKLV�JURZWK��'RHV�WKH�FLW\�KDYH�D�FRPSUHKHQVLYH�SODQ�IRU�GHYHORSPHQW�WKDW�
LQFOXGHV�WKLV�FRQVWUDLQW"

-HQQLIHU &UDGGRFN :HEVLWH

���

'HDU�+HEHU�9DOOH\�&RUULGRU��(,6��

,�VHUYHG�RQ�WKH�(QYLVLRQ������FRPPLWWHH�IRU����PRQWKV���:H�VSHQW�FRXQWOHVV�KRXUV�WDONLQJ��JDWKHULQJ�LQIRUPDWLRQ��
VXUYH\V��SXEOLF�PHHWLQJV�HWF�DQG�GHWHUPLQHG�ZLWKRXW�DQ\�GRXEW�WKDW�D�E\SDVV�FRUULGRU�DURXQG�PDLQVWUHHW�LV�QHFHVVDU\�WR�
WDNH�SUHVVXUH�RII�RI�PDLQVWUHHW�DQG�WR�FUHDWH�D�PRUH�SHGHVWULDQ�IULHQGO\�HQYLURQPHQW���,�KDYH�EHHQ�ZRUNLQJ�ZLWK�D�
QXPEHU�RI�+HEHU�&LW\�FRXQFLO�PHPEHUV�DQG�HOHFWHG�RIILFLDOV�DORQJ�ZLWK�RWKHUV�WR�FUHDWH�WKLV�YLVLRQ�RI�ZKHUH�ZH�WKLQN�ZH�
FRXOG�EHVW�SODFH�WKLV�FRUULGRU���:H�DUH�VHHLQJ�WKLV�FRUULGRU�QRW�DV�D�QHJDWLYH�WKLQJ�EXW�DV�DQ�DVVHW�WR�WKH�FRPPXQLW\�E\�
FUHDWLQJ�D�³SDUNZD\´�WKDW�UXQV�IURP�����WR�KZ\����E\�WKH�898�FDPSXV���7KLV�SDUNZD\�ZRXOG�KDYH�DV�VKRZQ�WZR�ELNH�
SDWKV�WKDW�ZRXOG�OLQN�WKH�WZR�ODNHV�DQG�WKH�UDLO�WUDLO�WR�WKH�ZHVW�VLGH�RI�'HHU�&UHHN���$V�ZLWK�RWKHU�SDUNZD\V�LQ�EHDXWLIXO�
SULVWLQH�DUHV�VXFK�DV�WKH�<HOORZVWRQH�EDVLQ�RU�WKH�JUHDW�VPRN\�PRXQWDLQV��WKLV�ZRXOG�FUHDWH�WKH�RSSRUWXQLW\�WR�DOORZ�D�
YDULHW\�RI�SDWURQV�WR�HQMR\�WKLV�EHDXWLIXO�VFHQHU\�DQG�HQYLURQPHQW���,�KDYH�OLYHG�LQ�WKLV�YDOOH\�P\�ZKROH�OLIH���,�KDYH�KHOG�
WKH�QRUWK�ILHOGV�DV�D�VSHFLDO�SODFH�EXW�UHDOL]HG�WKDW�LI�VRPHWKLQJ�LV�QRW�GRQH�TXLFNO\�ZH�ZLOO�ORRVH�WKH�HQWLUH�IHHOLQJ�RI�WKLV�
VSHFLDO�FRPPXQLW\�E\�WUXFN�WUDIILF�DQG�FRQJHVWLRQ���/HWV�ZRUN�WRJHWKHU�WR�FUHDWH�D�QHZ�YLVLRQ�IRU�WKH�QRUWK�ILHOGV��RQH�
WKDW�HYHU\RQH�FDQ�XVH�DQG�HQMR\�DQG�WKDW�ZLOO�WUDQVIHU�YHKLFOHV�VDIHO\�DQG�HIILFLHQWO\�WKURXJK�RXU�OLWWOH�YDOOH\���3OHDVH�IHHO�
IUHH�WR�UHDFK�RXW�DQG�FRQWDFW�PH�

%HVW�UHJDUGV�

/DQH /\WKJRH (PDLO

���

:KLOH�,�DP�XQFRQYLQFHG�WKDW�WKH�E\SDVV��URXWHG�DV�VXJJHVWHG��ZLOO�PDNH�D�PDWHULDO�GLIIHUHQFH�WR�0DLQ�6W��ODWHVW�GDWD�,¶YH�
VHHQ�LQGLFDWHV�WKH�YDVW�PDMRULW\�RI�YHKLFOH�WULSV�DUH�³ORFDO´��QRW�³WKURXJK´���,�UHPDLQ�RSHQ�WR�OHDUQLQJ�VSHFLILFDOO\�KRZ�D�
³ZHVWHUQ�E\SDVV´�ZLOO�UHGXFH�WUDIILF���E\�KRZ�PXFK�DQG�DW�ZKDW�KRXUV��$V�DQ�DOWHUQDWLYH��VKRXOG�DOVR�ORRN�DW�DQ�³HDVWHUQ�
E\SDVV´��ZRXOG�SRWHQWLDOO\�PLWLJDWH�86����WKURXJK�WUDIILF�PRUH�HIIHFWLYHO\�WKDQ�VHQGLQJ�WKDW�WUDIILF�IXUWKHU�ZHVW���
�
$OO�WKDW�VDLG��LI�ZH�GR�HQG�XS�PRYLQJ�WRZDUG�D�E\SDVV��WKH�URXWLQJ�VKRXOG�PLQLPL]H�LPSDFWV�RQ�RSHQ�VSDFH�DQG�IDUP�
ODQGV��7KH�E\SDVV�VKRXOG�EH�D�³WKURXJK�RQO\´�URXWH��ZLWK�PLQLPDO�LQWHUVHFWLRQV��UHGXFLQJ�JURZWK�VWLPXOXV�DQG�
QHLJKERUKRRG�WUDIILF�VSLOORYHU�HIIHFWV���0XVW�EH�VDIHO\�FURVV�DEOH�E\�SHGHVWULDQV�DQG�ELNHV��WXQQHOV"���6SHHG�OLPLWV�PXVW�
EH�ORZ����PSK��DQG�(1)25&('��3DYHPHQW�VXUIDFH�PXVW�EH�TXLHW��WKHUH�DUH�TXLHW�DVSKDOW�FRPSRXQGV�DYDLODEOH��DQG�
SHUYLRXV��WR�DOORZ�UDLQ�ZDWHU�WR�IORZ�WKURXJK�LQWR�ZDWHU�WDEOH���$JDLQ��WKRXJK��,�UHPDLQ�XQFRQYLQFHG�WKDW�WKH�VROXWLRQ�ZLOO�
IL[�WKH�SHUFHLYHG�SUREOHP��DQG�QHHG�WR�VHH�WKH�GDWD�

'RXJ (QJIHU :HEVLWH

��� &RPPRQ�IHHGLQJ�VSRWV�IRU�6DQGKLOO�&UDQHV�DQG�&DQDGLDQ�*HHVH�>+966'�VHZHU�ILHOGV@ .ULVWHQ %XUWRQ &RPPHQW�0DS

���

,�KDYH�EHHQ�D�UHVLGHQW�LQ�+HEHU�IRU����\HDUV�

3OHDVH�GRQ¶W�GHVWUR\�RXU�HQYLURQPHQW�DQG�VSHQG�RXU�WD[�PRQH\�RQ�GHVWUR\LQJ�WKH�QDWXUDO�UHVRXUFHV�WKDW�KDYHQ�EHHQ�
JLYHQ�WR�XV����6DYH�WKH�VDQG�FUDQHV��&DQDGLDQ�JHHVH��GHHU��1DWXUH�GHSHQGV�RQ�XV�DQG�LQ�UHWXUQ�QDWXUH�JLYHV�XV�WKH�WUXH�
PHDQLQJ�RI�EHDXW\�DQG�OLIH��,I�<28�&$5(�6+$5(�WKH�EHDXW\�ZLWK�ZKDW�WKLV�VWDWH�DQG�WRZQ�UHSUHVHQWV�

6LQFHUHO\
%HWW\�0HDGRZV

%HWW\ 0HDGRZV (PDLO

���

,�ZRXOG�OLNH�WR�DGGUHVV�LVVXHV�ZLWK�WKH�SURSRVHG�E\SDVV���,�WKLQN�DQ\�E\SDVV�VKRXOG�XVH�WKH�H[LVWLQJ�+Z\�������,W�ZRXOG�
EH�D�ZDVWH�RI�WD[SD\HU
V�PRQH\�WR�WHDU�XS�+Z\�����DQG�UHEXLOG�LW�MXVW�����PLOH�DZD\�
,W�ZRXOG�DOVR�GHVWUR\�WKH�KDELWDW�RI�WKH�SURWHFWHG�6DQG�+LOO�&UDQH�DQG�RWKHU�H[LVWLQJ�ZLOGOLIH���:H�DV�:DVDWFK�&RXQW\�
FLWL]HQV�YRWHG�WR�SUHVHUYH�RSHQ�VSDFH�ZKLFK�PDNHV�+HEHU�9DOOH\�EHDXWLIXO�\HW�WKLV�E\SDVV�ZRXOG�WHDU�XS�IDUPV�DQG�
ILHOGV�LI�LW�LV�EXLOW��,W�ZRXOG�DOVR�EH�DQ�LOOHJDO�XVH�RI�SUHYLRXVO\�FRQGHPQHG�ODQG��6HZHU�)LHOGV��RULJLQDOO\�SDLG�IRU�E\�
)HGHUDO�*RYHUQPHQW�IXQGV�
,W�ZRXOG�KDYH�D�KXJH�LPSDFW�RQ�VDIHW\��QRLVH��SROOXWLRQ�DQG�SURSHUW\�YDOXHV�IRU�RYHU�����IDPLOLHV�DQG�KRPHV�LQ�WKH�6RXWK�
:HVW�FRUQHU�DQG�:HVW�%RUGHU�RI�+HEHU�
:H�DV�D�FRPPXQLW\�KDYH�OHW�RXU�YRLFHV�EH�KHDUG�DW�YDULRXV�FRXQW\�PHHWLQJV�DQG�JLYHQ�DOWHUQDWLYHV��+DYH�RXU�SDVW�
SXEOLF�FRPPHQWV�EHHQ�KHDUG�DQG�DFWHG�XSRQ�""

,�UHVSHFWIXOO\�DVN�WKDW�\RX�FRQVLGHU�DOO�WKHVH�WKLQJV�ZKHQ�\RX�GHFLGH�ZKHUH�WKH�E\SDVV�ZLOO�EH�EXLOW�

7KDQN�\RX�IRU�\RXU�FRQVLGHUDWLRQ�

.DUHQ 3HDY\ (PDLO

��� :K\�QRW�OLPLW�WKH�KRXUV�DQG�VSHHG�WKDW�WUXFNV�FDQ�WUDYHO�RQ�WKH�H[LVWLQJ�URDG��,�KDYH�VHHQ�WKLV�HIIHFWLYHO\�LQ�RWKHU�SODFHV��
:RUWK�D�VKRW"�EHIRUH�KDYLQJ�VXFK�D�KXJH�LPSDFW�RQ�RXU�VFHQLF�YDOOH\ 6 0DWWKHZV :HEVLWH

��� /HIW�WXUQV�RQWR�QRUWKERXQG�+Z\����DUH�D�VDIHW\�FRQFHUQ�DQG�VHYHUDO�DFFLGHQWV�KDYH�RFFXUUHG�DW�WKLV�LQWHUVHFWLRQ�>0DLQ�
6WUHHW��������6RXWK@ (ULF %XQNHU &RPPHQW�0DS

��� 7KH�KZ\�FRUULGRU�DJUHHPHQW�LV�VFKHGXOHG�WR�DOORZ�IRU�D�VLJQDOL]HG�LQWHUVHFWLRQ�DW�WKLV�SRLQW�PLOH�SRVW�PDUNHU����>8�6�����
��03���@ (ULF %XQNHU &RPPHQW�0DS

��� 7KH�KZ\�����FRUULGRU�DJUHHPHQW�DOORZV�IRU�D�VLJQDOL]HG�LQWHUVHFWLRQ�DW�WKLV�SRLQW�>8�6�������/LWWOH�6ZHGHQ�5RDG@ (ULF %XQNHU &RPPHQW�0DS

���

,I�WKHUH�LV�WR�EH�D�E\SDVV�URDG��,�ZRXOG�YRWH�IRU�RSWLRQ�$�RQ�WKH�ZHVW�VLGH�RI�WKH�YDOOH\��2SWLRQ�%�JRHV�ULJKW�WKURXJK�ILHOGV�
WKDW�DUH�FRPPRQ�VWRSSLQJ�JURXQGV�IRU�&DQDGLDQ�*HHVH�DQG�6DQGKLOO�&UDQH�SRSXODWLRQV��8VLQJ�H[LVWLQJ�URDGV�ZRXOG�
GLVUXSW�WKH�ZLOGOLIH�WKH�OHDVW�LQ�WKLV�DUHD��:H�DUH�DOVR�FRQFHUQHG�ZLWK�DGGHG�QRLVH�DQG�WKH�UHVDOH�YDOXH�RI�RXU�KRPH�
GLPLQLVKLQJ�LI�RSWLRQ�$�LV�XVHG�

.ULV� %XUWRQ :HEVLWH

��� $�E\�SDVV�WR�PH�PHDQV�QRW�KDYLQJ�WR�VWRS�LQ�+HEHU��EXW�MXVW�SDVV�WKRXJK���$OO�WKH�SODQV�,�KDYH�VHHQ�UHTXLUH�WUDIILF�WR�
VWRS�RQ�ERWK�HQGV�RI�WRZQ� 'RQ -DFREVRQ (PDLO



���

7KHUH�DUH�D�IHZ�UHDVRQV�WKDW�,�DP�QRW�LQ�IDYRU�RI�D�E\SDVV�URDG�IRU�86����&RVW�RI�D�KLJKZD\�E\�SDVV�WKDW�DFFRPSOLVKHV�
YHU\�OLWWOH��7KH�QHJDWLYH�HIIHFWV�RI�D����IRRW�ZLGH�KLJKZD\�RQ�H[LVWLQJ�QHLJKERUKRRGV��RSHQ�VSDFH�DQG�ZHWODQGV��7KH�
FXUUHQW�URXWH�ZLWK�XSGDWHV�ZLOO�DFFRPPRGDWH�WKH�H[LVWLQJ�DQG�IXWXUH�WUDIILF�

6WXG\LQJ�WKH�SURSRVHG�0DLQ�6WUHHW��86���GUDZLQJV��,�GLVFRYHUHG�WKDW�0DLQ�6WUHHW�FRXOG�DFFRPPRGDWH�VL[�ODQHV�RI�
WUDYHO��OHIW�KDQG�WXUQ�ODQHV�DQG�SDUDOOHO�SDUNLQJ�RQ�0DLQ�6WUHHW��0DNLQJ�86�����ODQHV�IURP�5LYHU�5RDG�WR�'DQLHOV�
&DQ\RQ�ZRXOG�HOLPLQDWH�FKRNH�SRLQWV��DOORZ�WUDIILF�WR�PRYH�WKRXJK�WKH�0DLQ�6WUHHW�FRUULGRU�PRUH�HIILFLHQWO\�DQG�VDIHO\��
$GGLQJ�PRUH�WUDIILF�VLJQDOV�ZLWK�OHIW�KDQG�WXUQ�ODQHV�LQ�DOO�GLUHFWLRQ��SHGHVWULDQ�FURVVLQJ�DW�WKRVH�OLJKWV�ZLOO�PRYH�WKURXJK�
WUDIILF�VDIHO\�DV�ZHOO�DV�FURVV�WUDIILF��7KH�FKRNH�SRLQWV�DW�����DQG����QHHG�WR�EH�HOLPLQDWHG�DQG�JRLQJ�WR�VL[�ODQHV�ZRXOG�
UHVROYH�PXFK�RI�WKH�WUDIILF�FRQJHVWLRQ�WKRXJKW�WKH�WUDQVSRUWDWLRQ�FRUULGRU�LQ�+HEHU�9DOOH\��

,�EHOLHYHG�D�VHFRQGDU\�VXUIDFH�URDG�FRQVLVWLQJ�RI�WZR�WUDYHO�ODQHV��D�FHQWHU�PHGLDQ��ELNH�ODQHV��ZLWK�D�FXUE�DQG�JXWWHU�
FRXOG�EH�FRQVWUXFWHG�RQ�WKH�E\�SDVV�URDG�URXWH���7KLV�URDG�ZRXOG�EHJLQ�DW�86�����WKHQ�JR�ZHVW��WKHQ�VRXWK�GRZQ�6RXWK�
)LHOG�5RDG���7KLV�URDG�ZRXOG�QRW�EH�D�E\SDVV�URDG��EXW�ZRXOG�EH�D�ORFDOO\�LPSURYHG�VXUIDFH�VWUHHW��,W�ZRXOG�EH�XVHG�
SULPDULO\�E\�ORFDO�UHVLGHQWV�DQG�F\FOLVWV��

8'27�DOVR�QHHG�WR�DGGUHVV�WKH�KHDG�RQ�DFFLGHQW�SURQH�DUHDV�IURP�5LYHU�5RDG�WR�����1RUWK�E\�SXWWLQJ�LQ�SODFH�D�
GLYLGHU���'LVWUDFWHG�GULYHUV��GULYHUV�ZLWK�KHDOWK�UHODWHG�LPSDLUPHQWV��'8,¶V�WLUH�IDLOXUH�RU�ORVV�RI�WUDFWLRQ�GXH�WR�VQRZ��LFH��
KHDY\�UDLQ�KDYH�DQG�ZLOO�FRQWLQXH�WR�EH�D�IDFWRU�DORQJ�WKLV�VWUHWFK�RI�WKH�KLJKZD\�ZLWKRXW�D�EDUULHU�RU�GLYLGHU��7KHUH�LV�
DOVR�D�QHHG�IRU�8'27�WR�LQVWDOO�PRUH�WUDIILF�OLJKWV�DW�LQWHUVHFWLRQV�DORQJ�WKH�IXOO�OHQJWK�RI�WKH�WUDQVSRUWDWLRQ�FRUULGRU��
&ROODJH�5RDG��&R\RWH�/DQH��VHYHUDO�LQ�+HEHU�&LW\�SURSHU��DQG�DW�D�FRXSOH�ORFDWLRQV�VRXWK�RI�����

7KHUH�LV�D�QHHG�IRU�RQH�LI�QRW�WZR�PRUH�DVFHQGLQJ�ODQHV�RQ�86���1RUWK�WR�WKH�6XPPLW�&RXQW\�/LQH��7KLV�ZRXOG�NHHS�WKH�
VORZHU�WUXFN�WUDIILF�DQG�UHFUHDWLRQ�YHKLFOHV�WRZLQJ�WUDLOHUV�LQ�WZR�DVFHQGLQJ�ODQHV�PDNLQJ�WKLV�DUHD�RI�86���6DIHU�DQG�
PRYH�WUDIILF�PRUH�HIILFLHQWO\��

7KH�WUDQVSRUWDWLRQ�SUREOHPV�RQ�����PXVW�DOVR�EH�DGGUHVVHG�LQ�RUGHU�WR�LPSURYHG�DQG�SURYLGH�DQ�DOWHUQDWH�
WUDQVSRUWDWLRQ�FRUULGRU�WKRXJK�WKH�+HEHU�9DOOH\������DURXQG�'HHU�&UHHN�PXVW�ZLGHQHG�WR�IRXU�ODQHV��:LGHQLQJ�WR�IRXU�
ODQHV�ZLOO�HOLPLQDWH�FKRNH�SRLQWV�DQG�EOLQG�FRUQHUV��,W�ZLOO�LQFUHDVH�WKH�DPRXQW�RI�WUDIILF�WKDW�FDQ�SDVV�VDIHO\�DURXQG�'HHU�
&UHHN��$�FHQWHU�GLYLGHU��PXFK�OLNH�WKH�UHVW�RI�����PXVW�EH�SXW�LQ�SODFH�WR�SUHYHQW�WKH�LQFUHDVLQJ�QXPEHU�RI�KHDG�RQ�
DFFLGHQWV�

1LFN /RSH] (PDLO

���

,�LPSORUH�\RX�WR�FRQVLGHU�WKH�KRUULEO\�GHOHWHULRXV�HIIHFW�VLWLQJ�D�E\SDVV�QHDU�WKH�0XLUILHOG�QHLJKERUKRRGV�ZRXOG�KDYH��
6XFK�D�GHFLVLRQ�ZRXOG�UHVXOW�LQ�WHUULEOH�FRQVHTXHQFHV�WR�WKH�TXDOLW\�RI�OLIH�WKDW�ZH�KROG�VR�GHDU�LQ�RXU�UHVLGHQWLDO�DUHDV��
DQG�SDUWLFXODUO\�WKRVH�RI�XV�RQ�WKH�ZHVWHUQ�HGJHV��,QVWHDG�RI�D�WUXO\�EXFROLF�VHWWLQJ��ZH�ZRXOG�WKHQ�EH�OHIW�WR�HQGXUH�WKH�
QRQ�VWRS�UXPEOH�RI�WUXFN�WUDIILF�ZLWK�DOO�RI�LWV�LQKHUHQW�QRLVH�DQG�OLJKW�SROOXWLRQ��6XFK�VLWLQJ�ZRXOG�DOVR�XWWHUO\�GHVWUR\�
ZKDW�KDV�HIIHFWLYHO\�EHFRPH�D�YHU\�ZHOO�IXQFWLRQLQJ�PXOWL�XVH�FDWWOH�DQG�UHFUHDWLRQDO�FRUULGRU�RQ�����:HVW�WKDW�LV�XVHG�
URXWLQHO\�E\�KXQGUHGV�RI�+HEHU�&LW\�UHVLGHQWV��3OHDVH�WDNH�WKHVH�FRQFHUQV�WR�KHDUW�DQG�VDYH�RXU�FKHULVKHG�
HQYLURQPHQW�

&KDUOHV 5DWFOLIIH :HEVLWH

���
0DLQ�6WUHHW�KDV�EHFRPH�VXFK�D�VDIHW\�KD]DUG��,W�LV�DOVR�GLIILFXOW�WR�VXSSRUW�ORFDO�EXVLQHVV�ZKHQ�\RX�+DYH�VXFK�D�GLIILFXOW�
WLPH�JHWWLQJ�RQ�WR�WKH�URDG�RU�DFURVV�PDLQ��,W�LV�ORQJ�SDVW�WLPH�IRU�VRPH�W\SH�RI�E\SDVV�WKDW�ZLOO�WDNH�VRPH�RI�WKH�WUDIILF�
RII�RI�0DLQ�6WUHHW�

'H$QQD /OR\G :HEVLWH

���

7KHUH�DUH�D�IHZ�UHDVRQV�WKDW�,�DP�QRW�LQ�IDYRU�RI�D�E\SDVV�URDG�IRU�86����&RVW�RI�D�KLJKZD\�E\�SDVV�WKDW�DFFRPSOLVKHV�
YHU\�OLWWOH��7KH�QHJDWLYH�HIIHFWV�RI�D����IRRW�ZLGH�KLJKZD\�RQ�H[LVWLQJ�QHLJKERUKRRGV��RSHQ�VSDFH�DQG�ZHWODQGV��7KH�
FXUUHQW�URXWH�ZLWK�XSGDWHV�ZLOO�DFFRPPRGDWH�WKH�H[LVWLQJ�DQG�IXWXUH�WUDIILF�
�
6WXG\LQJ�WKH�SURSRVHG�0DLQ�6WUHHW��86���GUDZLQJV��,�GLVFRYHUHG�WKDW�0DLQ�6WUHHW�FRXOG�DFFRPPRGDWH�VL[�ODQHV�RI�
WUDYHO��OHIW�KDQG�WXUQ�ODQHV�DQG�SDUDOOHO�SDUNLQJ�RQ�0DLQ�6WUHHW��0DNLQJ�86�����ODQHV�IURP�5LYHU�5RDG�WR�'DQLHOV�
&DQ\RQ�ZRXOG�HOLPLQDWH�FKRNH�SRLQWV��DOORZ�WUDIILF�WR�PRYH�WKRXJK�WKH�0DLQ�6WUHHW�FRUULGRU�PRUH�HIILFLHQWO\�DQG�VDIHO\��
$GGLQJ�PRUH�WUDIILF�VLJQDOV�ZLWK�OHIW�KDQG�WXUQ�ODQHV�LQ�DOO�GLUHFWLRQ��SHGHVWULDQ�FURVVLQJ�DW�WKRVH�OLJKWV�ZLOO�PRYH�WKURXJK�
WUDIILF�VDIHO\�DV�ZHOO�DV�FURVV�WUDIILF��7KH�FKRNH�SRLQWV�DW�����DQG����QHHG�WR�EH�HOLPLQDWHG�DQG�JRLQJ�WR�VL[�ODQHV�ZRXOG�
UHVROYH�PXFK�RI�WKH�WUDIILF�FRQJHVWLRQ�WKRXJKW�WKH�WUDQVSRUWDWLRQ�FRUULGRU�LQ�+HEHU�9DOOH\��
�
,�EHOLHYHG�D�VHFRQGDU\�VXUIDFH�URDG�FRQVLVWLQJ�RI�WZR�WUDYHO�ODQHV��D�FHQWHU�PHGLDQ��ELNH�ODQHV��ZLWK�D�FXUE�DQG�JXWWHU�
FRXOG�EH�FRQVWUXFWHG�RQ�WKH�E\�SDVV�URDG�URXWH��7KLV�URDG�ZRXOG�EHJLQ�DW�86�����WKHQ�JR�ZHVW��WKHQ�VRXWK�GRZQ�6RXWK�
)LHOG�5RDG��7KLV�URDG�ZRXOG�QRW�EH�D�E\SDVV�URDG��EXW�ZRXOG�EH�D�ORFDOO\�LPSURYHG�VXUIDFH�VWUHHW��,W�ZRXOG�EH�XVHG�
SULPDULO\�E\�ORFDO�UHVLGHQWV�DQG�F\FOLVWV��
�
8'27�DOVR�QHHG�WR�DGGUHVV�WKH�KHDG�RQ�DFFLGHQW�SURQH�DUHDV�IURP�5LYHU�5RDG�WR�����1RUWK�E\�SXWWLQJ�LQ�SODFH�D�
GLYLGHU��'LVWUDFWHG�GULYHUV��GULYHUV�ZLWK�KHDOWK�UHODWHG�LPSDLUPHQWV��'8,¶V�WLUH�IDLOXUH�RU�ORVV�RI�WUDFWLRQ�GXH�WR�VQRZ��LFH��
KHDY\�UDLQ�KDYH�DQG�ZLOO�FRQWLQXH�WR�EH�D�IDFWRU�DORQJ�WKLV�VWUHWFK�RI�WKH�KLJKZD\�ZLWKRXW�D�EDUULHU�RU�GLYLGHU��7KHUH�LV�
DOVR�D�QHHG�IRU�8'27�WR�LQVWDOO�PRUH�WUDIILF�OLJKWV�DW�LQWHUVHFWLRQV�DORQJ�WKH�IXOO�OHQJWK�RI�WKH�WUDQVSRUWDWLRQ�FRUULGRU��
&ROODJH�5RDG��&R\RWH�/DQH��VHYHUDO�LQ�+HEHU�&LW\�SURSHU��DQG�DW�D�FRXSOH�ORFDWLRQV�VRXWK�RI�����
�
7KHUH�LV�D�QHHG�IRU�RQH�LI�QRW�WZR�PRUH�DVFHQGLQJ�ODQHV�RQ�86���1RUWK�WR�WKH�6XPPLW�&RXQW\�/LQH��7KLV�ZRXOG�NHHS�WKH�
VORZHU�WUXFN�WUDIILF�DQG�UHFUHDWLRQ�YHKLFOHV�WRZLQJ�WUDLOHUV�LQ�WZR�DVFHQGLQJ�ODQHV�PDNLQJ�WKLV�DUHD�RI�86���6DIHU�DQG�
PRYH�WUDIILF�PRUH�HIILFLHQWO\��
�
7KH�WUDQVSRUWDWLRQ�SUREOHPV�RQ�����PXVW�DOVR�EH�DGGUHVVHG�LQ�RUGHU�WR�LPSURYHG�DQG�SURYLGH�DQ�DOWHUQDWH�
WUDQVSRUWDWLRQ�FRUULGRU�WKRXJK�WKH�+HEHU�9DOOH\������DURXQG�'HHU�&UHHN�PXVW�ZLGHQHG�WR�IRXU�ODQHV��:LGHQLQJ�WR�IRXU�
ODQHV�ZLOO�HOLPLQDWH�FKRNH�SRLQWV�DQG�EOLQG�FRUQHUV��,W�ZLOO�LQFUHDVH�WKH�DPRXQW�RI�WUDIILF�WKDW�FDQ�SDVV�VDIHO\�DURXQG�'HHU�
&UHHN��$�FHQWHU�GLYLGHU��PXFK�OLNH�WKH�UHVW�RI�����PXVW�EH�SXW�LQ�SODFH�WR�SUHYHQW�WKH�LQFUHDVLQJ�QXPEHU�RI�KHDG�RQ�
DFFLGHQWV�

1LFN /RSH] :HEVLWH

��� 5HURXWLQJ�8�6������ZRXOG�QRW�KHOS�PDWWHUV�WKDW�PXFK��,Q�IDFW�LW�VHHPV�OLNH�LW
V�MXVW�D�ZD\�WR��VSUHDG�RXW��WKH�PLVHU\��
3OHDVH�OHDYH�WKH�URDG�ZKHUH�LW�LV�LQVWHDG�RI�SXWWLQJ�PRUH�SHRSOH�LQ�WKH�SDWK�RI�WKLV�GDQJHURXV�E\SDVV� 6KDQH :HEE &RPPHQW�0DS

���

<HV��WKH�WUXFNV�RQ�0DLQ�6WUHHW�DUH�DQ�DQQR\DQFH��$�ORZHU�VSHHG�OLPLW��VLPLODU�WR�RWKHU�VPDOO�WRZQ�WKURXJKIDUHV��ZRXOGQ¶W�
EH�D�EDG�WKLQJ��%XW�UHURXWLQJ�WKH�WUDIILF�WKURXJK�LFRQLF�IDUPODQG��GLVSODFLQJ�KRPHRZQHUV��DQG�DIIHFWLQJ�ZLOGOLIH�KDELWDWV��
VKRXOG�QRW�EH�D�VROXWLRQ��0DLQ�6WUHHW�WUXO\�LV�QRW�XVHG�DV�D�ZDONDEOH�GRZQWRZQ��VR�ORZHULQJ�VSHHG�OLPLWV�ZRXOG�LPSURYH�
VDIHW\�LVVXHV�DV�WKH\�VWDQG��7KH�URDG�WUDIILF�GULYHV�EXVLQHVV�WR�WKH�FRPSDQLHV�OLQLQJ�URDG��,I�D�E\SDVV�PXVW�EH�FUHDWHG��LW�
ZRXOG�PDNH�PRUH�VHQVH�WR�ILQG�D�HDVWHUQ�URXWH�VLQFH�WKH�PDMRULW\�IRU�WUXFN�WUDIILF�LV�UXQQLQJ�IURP����RQ�WKH�HDVW�DQG�QRW�
����RQ�WKH�ZHVW��$Q�DLUSRUW�H[SDQVLRQ�DEVROXWHO\�VKRXOG�127�IDFWRU�LQWR�WKH�WUDIILF�GHFLVLRQV��WKH�SRSXODWLRQ�GRHV�QRW�
VXSSRUW�LW�

$�3 &RPPHQW�0DS

��� ,I�D�E\SDVV�LV�WR�EH�FRQVWUXFWHG��DQ�HDVWHUQ�URXWH�PDNHV�PRUH�VHQVH�WKDQ�D�ZHVWHUQ�RQH�EHFDXVH�WKDW�LV�ZKHUH�WKH�
PDMRULW\�RI�ODUJH�WUXFN�WUDIILF�LV�FRPLQJ�IURP������IURP�9HUQDO��FRQWLQXLQJ�QRUWK�RQ����WR�WKH�,����-XQFWLRQ� $3 &RPPHQW�0DS



���

7R�:KRP�,W�0D\�&RQFHUQ�

$V�D�UHVLGHQW�RI�+HEHU�9DOOH\��,�DP�ZULWLQJ�WR�DGG�P\�FRPPHQWV��FRQFHUQV�DQG�VXSSRUW�WR�RWKHUV�ZKR�PD\�KDYH�DOUHDG\�
VHQW�HPDLOV�FRQFHUQLQJ�WKH�E\SDVV�DQG�DLUSRUW�H[SDQVLRQ��,�VWDQG�ZLWK�RWKHUV�LQ�WKLV�FRPPXQLW\�ZKR�DUH�VWURQJO\�
HQFRXUDJLQJ�:DVDWFK�&RXQW\�DQG�+HEHU�&LW\�WR�XWLOL]H�H[LVWLQJ�+LJKZD\�����IRU�DQ\�E\SDVV�URXWH�

3/($6(�&216,'(5�7+,6�$6�,)�<28�/,9('�,1�7+(�$5($�WKDW�ZLOO�EH�PRVW�LPSDFWHG�E\�WKLV�FKDQJH�

7KLQJV�WR�FRQWLQXH�WR�FRQVLGHU�DUH�

��7KH�LPSDFWV�RQ�VDIHW\��QRLVH��SROOXWLRQ�DQG�SRVVLEOH�UHGXFWLRQ�LQ�SURSHUW\�YDOXH�IRU�RYHU�����IDPLOLHV�DQG�KRPHV�LQ�WKH�
VRXWK�ZHVW�FRUQHU�DQG�ZHVW�ERUGHU�RI�+HEHU�&LW\�

��7KH�FXUUHQW�+HEHU�&LW\�DLUSRUW�PDVWHU�SODQ�SURFHVV�ZLWK�VDIHW\�XSJUDGHV�DQG�WKH�SRWHQWLDO�PRYLQJ�RI�KLJKZD\�����IRU�
UXQZD\�ZLGHQLQJ�

��:DVDWFK�&RXQW\�SULRULWL]LQJ�RSHQ�VSDFH�SUHVHUYDWLRQ�ZLWK�D�����PLOOLRQ�ERQG��\HW�SRVVLEO\�WHDULQJ�XS�IDUPV�DQG�ILHOGV�
IRU�WKH�RSHQ�VSDFH�IRU�D�QHZ�KLJKZD\�URXWH�

��,OOHJDO�XVH�RI�SUHYLRXVO\�FRQGHPQHG�ODQG��WKH�VHZHU�ILHOGV��RULJLQDOO\�SDLG�IRU�E\�WKH�IHGHUDO�JRYHUQPHQW�

��8VLQJ�WD[SD\HU�8'27�IXQGV�WR�WHDU�XS�KLJKZD\�����DQG�UHEXLOG�RQO\�����PLOH�DZD\�

���'HVWUXFWLRQ�RI�KDELWDW�IRU�WKH�SURWHFWHG�6DQG+LOO�&UDQH�DQG�KRPH�WR�RWKHU�H[LVWLQJ�ZLOGOLIH��,�ZDV�RQ�D�ZDON�LQ�WKDW�DUHD�
WRGD\�DQG�ORYHG�VHHLQJ�WKH�FUDQHV�RXW�LQ�WKH�ILHOGV�

���,�ZRUU\�WKDW�WKDW�SDUW�RI�WRZQ�ZLOO�QR�ORQJHU�EH�DFFHVVLEOH�WR�ELNHUV��UXQQHUV��ZDONHUV�DQG�RWKHUV�ZKR�HQMR\�WKH�EHDXW\�
DQG�RSHQ�ODQGV�RQ�D�GDLO\�EDVLV�

���,�ZDV�DW�WKH�SXEOLF�PHHWLQJ�RYHU�D�\HDU�DJR�ZKHUH�WKHUH�ZDV�QRWKLQJ�EXW�RSSRVLWLRQ�WR�WKH�DLUSRUW�H[SDQVLRQ�DQG�WKH�
E\SDVV�JRLQJ�EHKLQG�WKH�KRPHV�DURXQG������6�DQG�,�KRSH�WKDW�WKH�SDVW�SXEOLF�FRPPHQWV�KDYH�EHHQ�KHDUG��FRQWLQXH�WR�
EH�KHDUG�DQG�FRQWLQXH�WR�EH�67521*/<�FRQVLGHUHG�

7KLV�LV�D�ELJ�FKDQJH�ZLWK�D�SRWHQWLDOO\�ELJJHU�LPSDFW�IRU�WKH�IDPLOLHV�ZKR�OLYH�LQ�DQG�DURXQG�WKDW�DUHD�DQG�IRU�WKRVH�ZKR�
DUH�FXUUHQWO\�GHYHORSLQJ�VXEGLYLVLRQV�LQ�WKH�DUHD�DOVR�

7KDQN�\RX�IRU�\RXU�WLPH�DQG�FRQVLGHUDWLRQV

6LQFHUHO\�

$OL�7HUU\

$OL 7HUU\ (PDLO

���

7R�:KRP�LW�0D\�&RQFHUQ���

0\�QDPH�LV�$UPDQGR�5RMDV��DQG�,�DP�D�SURSHUW\�RZQHU�DW�+HEHU�&LW\��,�DP�ZULWLQJ�WR�YRLFH�P\�FRQFHUQ�DQG�GLVFRQWHQW�
RI�PRYLQJ�WKH�KLJKZD\�����WR�ZLGHQ�WKH�UXQZD\�IRU�WKH�+HEHU�&LW\�$LUSRUW��7KLV�ZLOO�EULQJ�QRLVH��DQG�SROOXWLRQ�WR�RXU�TXLHW�
VDIH�FRPPXQLW\�DQG�QHLJKERUKRRG��$OVR��D�GHFUHDVH�LQ�RXU�SURSHUW\�YDOXH��7KLV�ZLOO�LQFUHDVH�WKH�DPRXQW�RI�WUDIILF�DQG�
WKHUHIRUH�GHFUHDVHV�VDIHW\��DIIHFWLQJ�P\�FKLOGUHQ�ZKR�SOD\�LQ�WKLV�QHLJKERUKRRG��1RW�WR�PHQWLRQ�WKH�QHZ�DFFHVVLELOLW\�WR�
GHYLRXV�SHRSOH��DQG�SRWHQWLDO�IRU�DQ�LQFUHDVH�LQ�FULPH���,�DP������DJDLQVW�WKLV��$Q�XUJH�\RX�WR�UHFRQVLGHU�ZKHUH�\RX�SXW�
WKLV��7KDQN�\RX�IRU�\RXU�WLPH��6LQFHUHO\

$UPDQGR�5RMDV

$UPDQGR 5RMDV (PDLO

���

:H�DUH�ZULWLQJ�WR�H[SUHVV�FRQFHUQ�UHJDUGLQJ�WKH�SURSRVHG�E\SDVV�SODQ��VSHFLILFDOO\�DURXQG�WKH�UHURXWLQJ�RI�+LJKZD\�����
FORVHU�WR�UHVLGHQWLDO�KRXVLQJ���7KLV�ZLOO�FUHDWH�DQ�HOHYDWHG�ULVN�WR�FKLOGUHQ�ZKR�OLYH�DQG�SOD\�LQ�WKH�VXUURXQGLQJ�
QHLJKERUKRRGV��GUDPDWLFDOO\�LQFUHDVH�QRLVH�OHYHOV��DQG�SODFH�KLJKZD\�DLU�SROOXWDQWV�FORVHU�WR�UHVLGHQWV�ZKLOH�LQ�DQG�
DURXQG�WKHLU�KRPHV���:H�XQGHUVWDQG�WKH�QHHG�WR�UHGXFH�WKURXJK�WUDIILF�RQ�RXU�PDLQ�VWUHHW��EXW�W\LQJ�WKLV�WR�DQ�H[SDQVLRQ�
RI�WKH�DLUSRUW�VHHPV�WR�IRFXV�RQ�EHQHILWLQJ�RWKHUV�IURP�RXWVLGH�WKH�DUHD�LQVWHDG�RI�HQVXULQJ�WKDW�ORFDOV�PDLQWDLQ�WKH�
TXDOLW\�RI�OLIH�ZH�H[SHFW�LQ�WKH�YDOOH\���,Q�DGGLWLRQ�WR�UHGXFLQJ�WKH�TXDOLW\�RI�OLIH��WKLV�SURMHFW�LV�DOPRVW�FHUWDLQ�WR�
GUDPDWLFDOO\�ORZHU�WKH�YDOXHV�RI�WKH�DGMDFHQW�KRPHV��RXUV�LQFOXGHG����:LOO�ZH�UHFHLYH�RIIHUV�DW�FXUUHQW�PDUNHW�YDOXH�IRU�
RXU�KRPHV�RU�ZLOO�ZH�EH�VWXFN�SD\LQJ�KLJK�PRUWJDJHV�IRU�KRPHV�ZKRVH�YDOXHV�IDOO�VLJQLILFDQWO\�ORZHU"

7KDQN�\RX�IRU�\RXU�WLPH�DQG�ZH�HQFRXUDJH�WKH�XWLOL]DWLRQ�RI�WKH�H[LVWLQJ�+LJKZD\�����DV�SDUW�RI�WKH�E\SDVV�URXWH�
SURMHFW�

6LQFHUHO\�

6KD\�DQG�0RQLFD�/HZLV

6KD\�DQG�
0RQLFD /HZLV (PDLO

���

0DNLQJ�D�ULJKW�KDQG�WXUQ�RQWR�0DLQ�6WUHHW�FDQ�EH�GLIILFXOW�EHWZHHQ��SP�DQG��SP��7KHUH�DUH�VR�PDQ\�SHRSOH�WU\LQJ�WR�
DYRLG�WUDIILF�RQ�0DLQ�6W��WKDW�LW�KDV�PDGH�RWKHU�VWUHHWV�XQVDIH��:H�QHHG�D�E\SDVV�DQG�ZLGHU�VWUHHWV�WKURXJKRXW�WRZQ�WR�
DFFRPRGDWH�WKH�JURZWK�LQ�WKH�DUHD��:H�DOVR�QHHG�WR�HQFRXUDJH�(9V�DV�DOO�RI�WKH�WUDIILF�LV�KDYLQJ�D�QHJDWLYH�LPSDFW�RQ�
DLU�TXDOLW\��(YHQ�LI�WKH�E\SDVV�JRHV�GRZQ��VW�6RXWK�RU�RU��VW�:HVW��ZH�ZLOO�EH�EHWWHU�RII��7KHUH�FRXOG�DOVR�EH�PRUH�
SDUNLQJ�IRU�0DLQ�6WUHHW�RQ��VW�:��DQG��VW�(��IRU�VDIHW\�UHDVRQV�

(PLO\ &RPPHQW�0DS

���

7R�:KRP�LW�0D\�&RQFHUQ�

,�DP�HPDLOLQJ�DJDLQ�DW�WKLV�WLPH�WR�DVN�\RX�WR�SOHDVH�FRQVLGHU�XVLQJ�WKH�H[LVWLQJ�KLJKZD\�������,W�LV�VXFK�VKRUW�GLVWDQFH�
DZD\�IURP�WKH�SURMHFWHG�QHZ�KLJKZD\�WKDW�ZRXOG�UXQ�SDUDOOHO�WR������LW�LV�KDUG�WR�XQGHUVWDQG�ZK\�D�QHZ�KLJKZD\�ZRXOG�
QHHG�WR�EH�EXLOW�DW�WKH�FRVW�RI�WKH�FLWL]HQV�RI�+HEHU�9DOOH\�ZKR�OLYH�LQ�WKLV�DUHD��:K\�GRHV�WKHUH�QHHG�WR�EH�WZR�URDGV�D�
EORFN�DSDUW"�,I�LW�LV�GXH�WR�WKH�DLUSRUW�,�ZRXOG�KRSH�WKH�+HEHU�FLWL]HQV�ZRXOG�EH�FRQVLGHUHG�EHIRUH�WKRVH�IO\LQJ�LQ�DQG�RXW�
RI�RXU�YDOOH\��3OHDVH�GR�DOO�\RX�FDQ�WR�SUHVHUYH�RXU�ODQG��OLIHVW\OH�DQG�KRPHV�DQG�FRQVLGHU�XVLQJ�+LJKZD\�����DV�SDUW�RI�
WKH�E\SDVV�
7KDQN�<RX�
/LQVH\�/RYHODQG

/LQVH\ /RYHODQG (PDLO

���

%LJ�WUXFNV�DQG�IDVW�WUDIILF�RQ�PDLQ�VWUHHW�DUH�KD]DUG��'LVFRXUDJHV�VKRSSLQJ�SDUNLQJ�LQ�0DLQ�&HQWHU�VWUHHW�GRZQWRZQ�
DUHD��$OVR�ZLWK�DOO�WKH�GHYHORSPHQW�SODQQHG�LW�LV�LPSRUWDQW�WR�KDYH�VXIILFLHQW�URDGV�DQG�WUDIILF�PDQDJHPHQW�WR�KDQGOH�LW�
DOO�ZKLOH�PDLQWDLQLQJ�WKH�IDUP�ODQGV�ILHOGV�WKDW�JLYH�DUHD�FKDUDFWHU��$EVROXWHO\�GR�127�UHPRYH�WKH�WUDIILF�OLJKW�DW�&HQWHU�
VWUHHW��,W�LV�YLWDO�WR�VDIHW\�DQG�WXUQLQJ�XS�&HQWHU�VWUHHW�IRU�DOO�RI�XV�ZKR�OLYH�XS�WKDW�ZD\���

/LVD 0HLVQHU :HEVLWH



���

2SSRVLWLRQ�WR�0RYLQJ�+Z\����

,�KDYH�EHHQ�D�UHVLGHQW�RI�:DVDWFK�&RXQW\�P\�HQWLUH�OLIH��,Q�WKH�ODVW����\HDUV�WKHUH�KDYH�EHHQ�PDQ\�FKDQJHV�WR�RXU�RQFH�
VPDOO�WRZQ��,�ZDV�ERUQ�DQG�UDLVHG�LQ�WKH�WRZQ�RI�'DQLHO���PLOH�6RXWKZHVW�RI�WKH�+HEHU�$LUSRUW��:H�OLYHG�DERXW�ò�PLOH�
IURP�+Z\�������0\�SDUHQWV�VWLOO�OLYH�WKHUH�WRGD\���7KH\�RULJLQDOO\�SXUFKDVHG�D����DFUH�SDUFHO���,W�KDV�VORZO\�EHHQ�
FKRSSHG�DQG�UHGXFHG�WR�DOORZ�IRU�VHYHUDO�H[SDQVLRQV�RI�WKH�$LUSRUW��7KH\�FXUUHQWO\�RZQ����DFUHV�DQG�KDYH�RQH�RI�WKH�
RULJLQDO�KDQJHUV�DW�WKH�$LUSRUW�RQ�KDQJHU�URZ�

:KHQ�P\�ZLIH�DQG�,�PDUULHG�ZH�ZDQWHG�WKDW�VDPH�H[SHULHQFH�RI�JURZLQJ�XS�LQ�D�VPDOO�WRZQ�DQG�RZQLQJ�D�VPDOO�SLHFH�RI�
SURSHUW\���:H�VHWWOHG�RQ�D�KRPH�LQ�WKH�$OSLQH�0HDGRZV�VXEGLYLVLRQ�EXLOW�E\�,YRU\�+RPHV��$ERXW�WKH�VDPH�GLVWDQFH�IURP�
+Z\�����EXW�RQ�WKH�1RUWK�VLGH�LQVWHDG�RI�WKH�6RXWK�VLGH�ZKHUH�,�JUHZ�XS���:KHQ�ZH�SXUFKDVHG�WKH�KRXVH��ZH�ZHUH�
NHHQO\�DZDUH�RI�+Z\�����DQG�LW¶V�ORFDWLRQ���,W�LV�IDU�HQRXJK�DZD\�WKDW�ZH�GRQ¶W�KHDU�WKH�WUDIILF�DQG�ZH�DUH�QRW�ZRUULHG�
DERXW�RXU�FKLOGUHQ�DQG�WKHLU�VDIHW\���7KH�SURSRVHG�E\SDVV�URDG�ZRXOG�PRYH�+Z\�����D�ò�PLOH��ULJKW�EHKLQG�RXU�KRPH���
<RX�ZRXOG�QHYHU�WKLQN�WKDW�D�FRPPXQLW\�WKDW�\RX�KDYH�UDLVHG�\RXU�IDPLO\�LQ�ZRXOG�MXVW�SLFN�XS�WKH�+LJKZD\�DQG�PRYH�LW�
���)HHW�IURP�\RXU�EDFN�GRRU���1RW�LQ�D�PLOOLRQ�\HDUV�

,�XQGHUVWDQG�WKHUH�KDV�EHHQ�JURZWK�LQ�WKH�YDOOH\�DQG�WKHUH�LV�D�QHHG�IRU�D�E\SDVV�URDG���$V�WKH�UXUDO�EDFNURDGV�DOO�JHW�
GHYHORSHG�DQG�ILOOHG�LQ��WKH�SODQQLQJ�FRXQFLO�KDG�EHWWHU�JHW�EXV\�SODQQLQJ�IRU�JURZWK�DQG�DOWHUQDWH�URXWHV���7KH\�KDYH�
QRW�GRQH�D�JUHDW�MRE�LQ�SODQQLQJ�IRU�WKH�W\SH�RI�JURZWK�ZH�DUH�H[SHULHQFLQJ���1RZ�WKDW�ZH�DUH�EHKLQG�DQG�WU\LQJ�NHHS�XS�
ZLWK�WKH�JURZWK��WKLV�LV�D�TXLFN�VLPSOH�VROXWLRQ�WKDW�HIIHFWV�WKH�IHZHVW�IDPLOLHV���,W¶V�QRW�WKDW�VLPSOH���,I�\RX�WKLQN�LW¶V�RND\�
WR�GLVUXSW�SHRSOH¶V�OLYHV�LQ�D�FRPPXQLW\�WKDW�\RX�UHSUHVHQW��\RX�QHHG�WR�WKLQN�DJDLQ��,W¶V�QRW�DQ�RSWLRQ�WR�SXW�WKH�+LJKZD\�
VR�FORVH�WR�DQ\RQH¶V�KRPH���,I�WKH\�ZDQWHG�WR�OLYH�RQ�WKH�KLJKZD\�WKHQ�WKH\�ZRXOG�KDYH�EXLOW�WKHLU�KRPHV��WKHUH�DQG�+Z\�
����ZRXOG�EH�OLQHG�ZLWK�KRPHV�DQG�QHLJKERUKRRGV���1R�RQH�ZDQWV�WKH�KLJKZD\�LQ�WKHLU�EDFN\DUG����,�ZRXOG�KDYH�\RX�
FRQVLGHU�KDYLQJ�WKH�E\SDVV�URDG�UXQ����IHHW�IURP�\RXU�EDFN�SRUFK���,¶P�QRW�WDONLQJ�DERXW�\RXU�SURSHUW\�OLQH���,¶P�WDONLQJ�
DERXW�\RXU�EDFN�GRRU���,�IHDU�IRU�WKH�VDIHW\�RI�RXU�FKLOGUHQ���,W¶V�WRR�PXFK�WUDIILF�WR�PRYH�LW�VR�FORVH�WR�KRPHV���$QG�:K\"��
:KDW�ZLOO�LW�DFFRPSOLVK"

7KH�HQWLUH�UHDVRQ�WKDW�+Z\�����QHHGV�WR�PRYH�LV�VR�WKH�$LUSRUW�FDQ�H[SDQG�RQFH�DJDLQ���7KHUH�LV�QR�RQH�LQ�:DVDWFK�
&RXQW\�DQG�+HEHU�&LW\�WKDW�ZDQWV�WKH�$LUSRUW�WR�H[SDQG���(YHU\RQH�WKDW�ZDQWV�WKH�DLUSRUW�H[SDQVLRQ�DUH�6XPPLW�&RXQW\�
UHVLGHQWV���:H�QHHG�WR�GR�HYHU\WKLQJ�LQ�RXU�SRZHU�WR�VWRS�WKH�DLUSRUW�IURP�H[SDQGLQJ���0RYLQJ�+Z\�����WR�P\�EDFN\DUG�
RQO\�RSHQV�WKH�GRRU�IRU�WKLV�H[SDQVLRQ�WR�KDSSHQ�

,�IHHO�VWURQJO\�WKDW�+Z\�����VKRXOG�UHPDLQ�ZKHUH�LW�LV��,I�WKHUH�LV�D�E\SDVV�URDG�QHHGHG��WKHQ�SXW�LW�WKURXJK�WKH�VRXWK�
ILHOGV�EHIRUH�DOO�WKH�RSHQ�VSDFH�LV�RQFH�DJDLQ�GHYHORSHG�DQG�IDPLOLHV�KDYH�EHHQ�HVWDEOLVKHG�

:DUP�5HJDUGV�

-RQDWKDQ�:DJVWDII

-RQDWKDQ :DJVWDII (PDLO

���

,�GR�QRW�VXSSRUW�D�E\SDVV�JRLQJ�WR�WKH�ZHVW�VLGH�RI�+HEHU��7KLV�ZLOO�LPSDFW�WKH�ZHWODQGV��IDUPODQG��DQG�SURSHUW\�YDOXH�
QHJDWLYHO\��,W�ZLOO�VWLOO�FDXVH�WUDIILF�EDFNXSV�LQ�DQG�RXW�RI�WRZQ�DQG�ZLOO�MXVW�SXVK�WKH�SUREOHP�DVLGH�LQVWHDG�RI�DGGUHVVLQJ�
LW�GLUHFWO\��,�EHOLHYH�LW�ZRXOG�EH�EHWWHU�SODFHG�LQ�WKH�VDJH�IODWV�WR�WKH�HDVW��E\SDVVLQJ�WKH�WRZQ�HQWLUHO\��$QRWKHU�DOWHUQDWLYH�
%\SDVV�URXWH�WKDW�GRHV�WKLV��ZKLOH�KDYLQJ�OHVV�LPSDFW�RQ�KRPHRZQHUV��LV�WR�EHJLQ�WKH�QRUWKHUQ�HQWUDQFH�RI�WKH�%\SDVV�DW�
3RWWHU�/DQH�RII�RI�5RXWH����RQ�WKH�:HVW�VLGH��GLUHFWO\�DFURVV�IURP�WKH�HQWUDQFH�WR�898��WKHQ�FRQQHFW�WR�����:�DQG�
WKHQ�WR�����:�LQ�D�GLDJRQDO�EHIRUH�JHWWLQJ�WR�0LGZD\�/DQH�65����DQG�65�����7KLV�ZRXOG�NHHS�WKH�%\SDVV�ZHOO�:HVW�
RI�WKH�SURSRVHG�IXWXUH�+LJK�6FKRRO�DQG�FRUH�+HEHU�&LW\�DUHD��7KLV�SURSRVHG�URXWH�VKRXOG�KDYH�KLJK�VRLO�EHUPV�RQ�HDFK�
VLGH�RI�WKH�URDGZD\�WR�KHOS�PLWLJDWH�WKH�LPSDFW�RI�QRLVH�DQG�OLJKW�ZKLOH�WKH�WRSV�RI�WKHVH�EHUPV�FDQ�EH�XVHG�DV�
ELNH�SHGHVWULDQ�SDWKZD\V�WR�IDFLOLWDWH�SHGHVWULDQ�ELNH�
ODNH�WR�ODNH
�WUDYHO��1R�HQWUDQFH�RU�H[LW�UDPSV�VKRXOG�EH�DOORZHG�
WKH�HQWLUH�OHQJWK�RI�WKH�%\SDVV�URDGZD\�

-HVVLFD *LEERQV :HEVLWH

���

6LQFH�PRVW�RI�WKH�WUDIILF�LV�DXWRV��ZK\�QRW�OHDYH�WKH�WUDIILF�JRLQJ�WKUX�GRZQWRZQ�WR�NHHS�RXU�EXVLQHVVHV�YLEUDQW�DQG�SXW�
SDUNLQJ�DUHDV���EORFN�HDVW�DQG�ZHVW�RI�0DLQ�6WUHHW�ZLWK�SHGHVWULDQ�WXQQHOV�RU�RYHUSDVVHV�WR�HOLPLQDWH�IUHTXHQW�
VWRSOLJKWV�RQ�0DLQ�VWUHHW��7KDW�ZD\��ZH�DV�ORFDOV�ZLOO�VWLOO�KDYH�JRRG�DFFHVV�WR�GRZQWRZQ�ZLWK�VDIH�FURVVLQJV��3UREDEO\�D�
PXFK�FKHDSHU�DOWHUQDWLYH�

'DYLG 'RPHQLFKHWWL (PDLO

���

,�PD\�EH�LQ�WKH�PLQRULW\�RI�WKRVH�ZKR�OLYH�FORVH�WR�WKH�E\SDVV�URDG�SURSRVHG�FRUULGRU��EXW�KDYLQJ�OLYHG�LQ�WKLV�ORFDWLRQ�IRU�
���\HDUV�ZLWQHVVLQJ�WKH�JURZWK�LQ�WKH�YDOOH\�DOO�DURXQG�XV��,�DP�H[FLWHG�IRU�WKH�QHZ�SDUNZD\�DQG�,�EHOLHYH�WKH�SURSRVHG�
URXWH�LV�SHUIHFW�IRU�WKH�YDOOH\��:H�KDYH�NQRZQ�VLQFH�ZH�EXLOW�RXU�KRPH�KHUH����\HDUV�DJR�WKDW�D�URDG�RI�VRPH�VRUW�ZDV�
JRLQJ�WR�FRPH�DW�VRPH�SRLQW�LQ�WKH�IXWXUH��'ULYLQJ�GRZQ�0DLQ�6WUHHW�RQ�D�GDLO\�EDVLV�WKLV�VXPPHU�KDV�UHDOO\�EHFRPH�
XQEHDUDEOH�DQG�,�KRSH�WKDW�ZH�DUH�DEOH�WR�GR�VRPHWKLQJ�DERXW�LW�EHIRUH�LW�LV�WRR�ODWH�DQG�WKHUH�LV�QR�ORQJHU�URRP�IRU�D�
ZHOO�WKRXJKW�RXW�SODQ��,�ORYH�WKH�SURSRVDO�RI�WKH�URXQGDERXW�DQG�EULQJLQJ�LQ�KLJKZD\�����WR�FRQQHFW�MXVW�RXWVLGH�RI�WRZQ��
,�DP�H[FLWHG�WR�ZDWFK�WKLV�SURMHFW�SURJUHVV�DQG�,�NQRZ�\RX�GRQ
W�KHDU�IURP�WKH�SRVLWLYH�VLGH�RI�WKH�HTXDWLRQ�DV�RIWHQ�VR�,�
ZDQWHG�WR�WKDQN�\RX�IRU�DOO�\RX�GR�DQG�WKH�ZRUN�\RX�SXW�LQ�WR�PDNH�WKHVH�WRXJK�GHFLVLRQV�IRU�WKH�ZHOOEHLQJ�RI�DOO�FLWL]HQV�
RI�WKH�FRPPXQLW\��7KDQN�\RX�

6FRWW 3KLOOLSV &RPPHQW�0DS

���

3DUNZD\V�FDQ�KHOS�LQ�SUHVHUYLQJ�VRPH�RSHQ�VSDFH��,�ZRXOG�EH�ZHOFRPH�WR�WKH�LGHD�RI�D�QLFH�SDUNZD\�WR�SUHVHUYH�RSHQ�
VSDFH�RQ�ODQG�WKDW�FRXOG�SRWHQWLDOO\�FKDQJH�XVH�LQ�WKH�IXWXUH��7KLV�FRXOG�EH�D�EHDXWLIXO�URDGZD\�ZLWK�WUDLOV�DQG�SOHQW\�RI�
URRP�SURWHFWLQJ�WKH�VSLULW�RI�WKH�H[LVWLQJ�KRPHV�DQG�WKH��YLHZ��RI�WKH�PRXQWDLQV��0RYLQJ�����ZRXOG�EH�D�JUHDW�FKRLFH�
DQG�DGG�WR�EHWWHU�IORZ�WKURXJK�WKH�YDOOH\�DQG�HQKDQFLQJ�WKH�H[SHULHQFH�WKDW�+HEHU�9DOOH\�LV�WR�WKRVH�ZKR�OLYH�KHUH�DQG�
WKRVH�ZKR�YLVLW�

6FRWW 3KLOOLSV &RPPHQW�0DS

��� 7KLV�LQWHUVHFWLRQ�RI�+:<����DQG������VRXWK�LV�SUREDEO\�RQH�RI�WKH�PRVW�GDQJHURXV�WKHUH�LV�LQ�WRZQ��,�KDYH�ZLWQHVVHG�
VHYHUDO�FORVH�FDOOV�DW�WKLV�LQWHUVHFWLRQ� 6FRWW 3KLOOLSV &RPPHQW�0DS

��� ,�PDNHV�FRPSOHWH�VHQVH�WR�UHURXWH�����WR�FRQHFW�WR�WKH�E\SDVV�URDG�DQG�EULQJ�LW�D�OLWWOH�ORVHU�LQ�UDWKHU�WKDQ�WKH�VWUDLJKW�
GLDJRQDO�LW�LV�RQ�QRZ��/RYH�WKH�LGHD��>8�6��������(GZDUGV�/DQH@ 6FRWW 3KLOOLSV &RPPHQW�0DS

���

,
G�FUHDWH�D�RQH�ZD\�RQ�HDFK�VLGH�RI�PDLQ�VWUHHW��IRU�H[DPSOH������:�FRXOG�EH�QRUWKERXQG�RQO\�DQG�����(�FRXOG�EH�
VRXWKERXQG�RQO\��&DVFDYHO�&LW\�LQ�%UD]LO�GLG�WKLV�DQG�LW�ZDV�JHQLXV��,W�DOORZHG�WKH�PDLQ�VWUHHW�WR�VWD\�DFWLYH�EXW�DOORZHG�
D�OLWWOH�H[WUD�IORZLQJ�WUDIILF�RQ�WKH�LPPHGLDWH�VLGH�VWUHHWV��7KLV�DOVR�DOORZHG�WKH�FHQWUDO�EXVLQHVV�GLVWULFW�WR�H[SDQG�WR�
HDFK�VLGH�

'DQLHO /\PDQ &RPPHQW�0DS

���
)LUVW��,�GLVDJUHH�ZLWK�WKH�E\SDVV�LGHD��JURZWK�VKRXOG�EH�OLPLWHG��%XW�IURP�ZKDW�,�NQRZ�RI�8'27��WKH\�ZLOO�SUREDEO\�GR�LW�
DQ\�ZD\��VR�,
G�VXJJHVW�WKH�1RUWK�)LHOG�5RDG�DOO�WKH�ZD\�GRZQ�WKURXJK�WKH�,QGXVWULDO�3DUNZD\�EHFRPH�WKH�E\SDVV��,W
V�
VLPSOH�

'DQLHO /\PDQ &RPPHQW�0DS

���
:H�RSSRVH�WKH�E\SDVV�FRQVLGHUDWLRQ�WKDW�ZRXOG�FXW�YHU\�QHDU�WKH�0XLUILHOG�QHLJKERUKRRG��:H�ZDQW�RXU�NLGV�WR�SOD\�
ZLWKRXW�FRQVWDQW�URDG�QRLVH�DQG�FRQJHVWLRQ��:H�GR�QRW�EHOLHYH�WUDIILF�RQ�0DLQ�6WUHHW�LV�E\�HQRXJK�WR�ZDUUDQW�UXLQLQJ�
ZHWODQGV�DQG�GHVWUR\LQJ�SUHFLRXV�DQG�GLVDSSHDULQJ�RSHQ�VSDFH��7KLV�LV�DQ�XQVDIH�URXWH�

1LFN $OH[DNRV &RPPHQW�0DS



���

,�VXSSRUW�WKH�DWWDFKHG�DOWHUQDWH�GHVLJQ�SXW�IRUZDUG�IRU�WKH�+HEHU�9DOOH\�3DUNZD\�E\�/DQFH�/\WKJRH�RI�/\WKJRH�'HVLJQ�
*URXS��+HEHU�&LW\��87�

$VVXPLQJ�D�%\SDVV�LV�QHFHVVDU\�PRYLQJ�IRUZDUG�WR�NHHS�XS�ZLWK�WUDIILF�QHHGV��WKLV�VROXWLRQ�NHHSV�WUXFN�DQG�WKURXJK�
WUDIILF�DZD\�IURP�SUHVHQW�DQG�IXWXUH�FRUH�+HEHU��(QYLVLRQ���������12�KRPHV�DUH�GLVSODFHG�DQG�LQ�ERWK�ILHOGV�LW�DOLJQV�
ZLWK�D�JUDYHO�URDG�IRU�����PLOHV�WKXV�QRW�VSOLWWLQJ�XS�SURSHUW\�RQ�WKH�HDVW�DQG�ZHVW�RI�WKH�SDUNZD\��3OXV�WKLV�VROXWLRQ�
SURYLGHV�VRXQG�DQG�OLJKW�UHPHGLDWLRQ�YLD�EHUPV�RQ�DOO�VLGHV�DQG�WKH�EHUPV�FDQ�DOVR�EH�XVHG�IRU�ODNH�WR�ODNH�WUDQVLW�E\�
ELNH�DQG�SHGHVWULDQ�WUDIILF��7KH�EHUPV�DQG�SODQWLQJV�ZLOO�DOVR�PDNH�WKH�3DUNZD\�PRUH�WUDQVSDUHQW�WR�WKH�H\H�WKHUHIRUH�
KDYLQJ�OHVV�YLVXDO�LPSDFW�

5HJDUGV�
/DUU\�1HZKDOO

/DUU\ 1HZKDOO (PDLO

���

,�VXSSRUW�WKH�DWWDFKHG�DOWHUQDWH�GHVLJQ�SXW�IRUZDUG�IRU�WKH�+HEHU�9DOOH\�3DUNZD\�E\�/DQFH�/\WKJRH�RI�/\WKJRH�'HVLJQ�
*URXS��+HEHU�&LW\��87�

$VVXPLQJ�D�%\SDVV�LV�QHFHVVDU\�PRYLQJ�IRUZDUG�WR�NHHS�XS�ZLWK�WUDIILF�QHHGV��WKLV�VROXWLRQ�NHHSV�WUXFN�DQG�WKURXJK�
WUDIILF�DZD\�IURP�SUHVHQW�DQG�IXWXUH�FRUH�+HEHU��(QYLVLRQ���������12�KRPHV�DUH�GLVSODFHG�DQG�LQ�ERWK�ILHOGV�LW�DOLJQV�
ZLWK�D�JUDYHO�URDG�IRU�����PLOHV�WKXV�QRW�VSOLWWLQJ�XS�SURSHUW\�RQ�WKH�HDVW�DQG�ZHVW�RI�WKH�SDUNZD\��3OXV�WKLV�VROXWLRQ�
SURYLGHV�VRXQG�DQG�OLJKW�UHPHGLDWLRQ�YLD�EHUPV�RQ�DOO�VLGHV�DQG�WKH�EHUPV�FDQ�DOVR�EH�XVHG�IRU�ODNH�WR�ODNH�WUDQVLW�E\�
ELNH�DQG�SHGHVWULDQ�WUDIILF��7KH�EHUPV�DQG�SODQWLQJV�ZLOO�DOVR�PDNH�WKH�3DUNZD\�PRUH�WUDQVSDUHQW�WR�WKH�H\H�WKHUHIRUH�
KDYLQJ�OHVV�YLVXDO�LPSDFW�

WKDQN�\RX�
(YHO\Q�7HUUDQRYD

(YHQO\Q 7HUUDQRYD (PDLO

���
+DYH�D�WKH�9HUQDO�DQG�EH\RQG�WDQNHU�WUXFNV�ORDG�SURGXFW�RQWR�D�WUDLQ�OLNH�:\RPLQJ��%XLOG�WKH�WUDFN�V\VWHP�WKH�6RRQHU�
WKH�EHWWHU��%\�GHOD\LQJ�DOO�WKDW�ODQG�WKDW�FRXOG¶YH�EHHQ�XVHG�KDV�EHHQ�%28*+7�XS�IRU�0$66,9(�+20(6�21�0$66,9(�
3523(57,(6��$Q�HQJLQH�FDQH�SXOO�PDQ\�WDQNHU�FDUV�

3DP ZHLOHPVQQ :HEVLWH

���

0RYLQJ�WKH�UXQZD\�WR�ZKHUH�����LV�QRZ�LV�QRW�D�ZLVH�XVH�RI�WD[�PRQH\��,W�LV�QRW�D�VROXWLRQ�WR�WKH�WUDIILF�LVVXHV�WKDW�H[LVW��
,W�MXVW�FUHDWHV�PDQ\�025(�LVVXHV�E\�PRYLQJ�WKDW�WUDIILF�FORVHU�WR�H[LVWLQJ�QHLJKERUKRRGV�DQG�GLUHFWO\�DIIHFWLQJ�WKH�
SURSHUW\�YDOXHV�RI�KXQGUHGV�RI�IDPLOLHV��1R�RQH�EX\V�WKHLU�KRPHV�WKLQNLQJ�WKDW�DQ�HQWLUH�VHFWLRQ�RI�KLJKZD\�ZLOO�EH�VKXW�
GRZQ�DQG�PRYHG�FORVHU�WR�WKHLU�QHLJKERUKRRGV��,�XQGHUVWDQG�WKH�QHHG�WR�EXLOG�PRUH�URDGV��EXW�WR�VKXW�GRZQ�VHFWLRQV�RI�
D�KLJKZD\�WR�FUHDWH�PRUH�URDGV�WR�UHSODFH�WKDW�KLJKZD\��MXVW�VHHPV�FRXQWHUSURGXFWLYH�DQG�D�ZDVWH�RI�PLOOLRQV�RI�GROODUV�

0DULDQQH� %�$OOHQ &RPPHQW�0DS

���

,�OLYH�LQ�WKH�&RWWDJHV�DW�9DOOH\�6WDWLRQ�QHLJKERUKRRG�DQG�DP�YHU\�FRQFHUQHG�ZLWK�WKH�FKDQFH�RI�PRYLQJ�����RQWR�����6��
$V�\RX�FDQ�VHH�LW�ZRXOG�EH�EDVLFDOO\�ULJKW�RQ�WRS�RI�XV��$QG�LW�ZRXOG�DOVR�EH�ULJKW�RQ�WRS�RI�RXU�ZRQGHUIXO�QHLJKERUKRRG�
SOD\JURXQG��(YHQ�ZLWK�D�ELJ�ZDOO�XS�LW�ZRXOG�EH�WRR�QRLV\�DQG�WRR�PXFK�SROOXWLRQ�IRU�RXU�NLGGRV�WR�SOD\�DW��,�NQRZ�KRZ�
ORXG�LW�LV�ZLWK�MHWV�WDNLQJ�RII�QHDUE\�,�FDQ
W�LPDJLQH�KRZ�PXFK�ORXGHU�LW�ZLOO�EH�IRU�RXU�QHLJKERUKRRG�ZLWK�D�E\SDVV�WKDW�
FORVH�E\�

$QGUHD +DOORFN &RPPHQW�0DS

��� 7KHUH�DUH�D�ORW�FKLOGUHQ�LQ�WKH�QHLJKERUKRRGV�VXUURXQGLQJ������6��,QFUHDVLQJ�WKH�QXPEHU�RI�FDUV�ZRXOG�LQFUHDVH�WKH�
OLNHOLKRRG�RI�D�WUDJLF�DFFLGHQW� %UDQWOH\ (DVRQ &RPPHQW�0DS

���

7KDQN�\RX�IRU�\RXU�WLPH�DQG�FDUH�LQ�DGGUHVVLQJ�WKH�LVVXH�RI�WUDIILF�RQ�+LJKZD\����LQ�+HEHU���0\�WKRXJKWV�DUH�DV�IROORZV�

����:H�DUH�DJDLQVW�EXLOGLQJ�D�E\SDVV�URDG���$�E\SDVV�ZLOO�KXUW�EXVLQHVVHV�RQ�WKH�PDLQ�VWUHHW�RI�+HEHU���,W�ZLOO�DOVR�HQG�XS�
EHLQJ�DQRWKHU�FRPPHUFLDO�EOLJKW�DV�FRPPHUFLDO�EXVLQHVV�ZLOO�GHYHORS�DORQJ�WKH�VHFRQG�URDGZD\�HQFURDFKLQJ�DQG�
GLVSODFLQJ�WKH�EXFROLF�1RUWK�)LHOGV�WKDW�DUH�D�SUHFLRXV�UHVRXUFH�WR�WKH�+HEHU�9DOOH\���7KH�EXFROLF�EHDXW\�LV�D�KXJH�GUDZ�
IRU�YLVLWRUV��DQG�LI�ZH�OLWWOH�E\�OLWWOH�UHSODFH�WKH�ILHOGV�ZLWK�KRXVLQJ��FRPPHUFLDOLVP�DQG�KLJKZD\V��ZH�ZLOO�ORVH�ZKDW�PDNHV�
+HEHU�9DOOH\�XQLTXH�DQG�VSHFLDO�

����$OWHUQDWLYHV�WKDW�ZRXOG�EH�PXFK�OHVV�FRVWO\�ZLWK�SRWHQWLDO�IRU�PXFK�TXLFNHU�LPSOHPHQWDWLRQ�DQG�UHOLHI�DUH�DV�IROORZV�

$���0DQGDWH�WKH�ODUJH�VHPLV�DQG�RLO�WDQNHU�WUXFNV��DQG�VPDOO�WUXFNV�DQG�SRVVLEO\�SLFN�XSV�SXOOLQJ�WUDLOHUV�
�ERDWV�59V�$79V��WR�GULYH�LQ�WKH�FHQWHU�ODQHV�LQ�ERWK�GLUHFWLRQV���7KH�UHVWULFWLRQ�ERXOG�EHJLQ�DW�WKH�VSHHG�OLPLW�GURS�RQ�
WKH�QRUWK�HQG�DQG�JR�WKURXJK�WKH����������VSOLW�RQ�WKH�VRXWK���7KLV�ZLOO�FUHDWH�D�JUHDWHU�GLVWDQFH�IURP�VWUHHW�SDUNLQJ�DQG�
SHGHVWULDQ�WUDIILF�DORQJ�WKH�VLGHV�RI�WKH�KLJKZD\���

%���3HUKDSV�WU\�D�GLYHUVLRQ�RI�VHPLV�DQG�WDQNHUV�WR�����(�DQG�����:�IRU�WKH�FULWLFDO��GRZQWRZQ��EORFNV���7KLV�ZDV�DQ�
RSWLRQ�IORDWHG�E\�RWKHU�FDOOHUV�GXULQJ�WKH�LQIRUPDWLRQ�PHHWLQJ�IRU�DQ�RSWLRQ�VLPLODU�WR�ZKDW�WKH\
YH�GRQH�LQ�-DFNVRQ�+ROH��
,W
V�QRW�LGHDO�DV�WKHUH�DUH�SULYDWH�KRPHV�RQ�WKH�RXWVLGH�VLGHV�RI�WKRVH�URDGZD\V��EXW�LW
V�D�EHWWHU�DOWHUQDWLYH�WKDQ�D�
E\SDVV�URDG�

:H�IHHO�LW�ZRXOG�EH�ZLVH�WR�WU\�VRPH�DOWHUQDWLYHV�EHIRUH�GLYLQJ�LQWR�D�E\SDVV���7KHVH�DOWHUQDWLYHV�ZRXOG�EH�PLQLPDO�FRVW�
DQG�HIIRUW��DQG�FRXOG�\LHOG�GHVLUHG�UHVXOWV���7KH\�ZRXOG�DOVR�EH�YHU\�LQIRUPDWLYH�DV�EDVLV�IRU�IXWXUH�DFWLRQ��

:KLOH�VHPLV�WDQNHUV�ZHUH�D�VXUSULVLQJO\�VPDOO�SHUFHQWDJH�RI�WKH�WUDIILF�LQ�\RXU�KHOSIXO�VWXG\��LW
V�LPSRUWDQW�WR�EHDU�LQ�PLQG�
WKDW�RQH�GRXEOH�WDQNHU�RU�VHPL�VKRXOG�UHDOO\�EH�FRXQWHG�DV�DW�OHDVW�),9(�FDUV�ZKHQ�\RX�FRQVLGHU�WKH�LPSDFW�VDLG�
VHPL�WDQNHU�KDV�RQ�WKH�URDGZD\���:HLJKW��VL]H��QRLVH�DQG�SROOXWLRQ�PD\�HYHQ�EH�PRUH�WKDQ�ILYH�FDUV�HTXLYDOHQW���'LQLQJ�
RXW�RU�ZDONLQJ�DORQJ�WKH�URDGZD\�LV�IDU�DGYHUVHO\�DIIHFWHG�E\�RQH�VHPL�WDQNHU�WKDQ�E\�D�IHZ�FDUV���7UXFNV�DUH�VR�QRLV\�
\RX�FDQ
W�HYHQ�FDUU\�RQ�D�FRQYHUVDWLRQ�ZKHQ�WKH\�GULYH�E\���

,W
V�DOVR�LPSRUWDQW�WR�EHDU�LQ�PLQG�WKDW�WKHUH�ZLOO�EH�WUHPHQGRXV�JURZWK�SUHVVXUH�FRPLQJ�IURP�(DVW�+HEHU�DQG�WKH�1RUWK�
9LOODJH�DUHDV�RI�IXWXUH�GHYHORSPHQW���7KRVH�GULYHUV�DUH�QRW�JRLQJ�WR�EH�LQFOLQHG�WR�GLYHUW�IDU�ZHVW�WR�D�E\SDVV�URDG�IRU�
JURFHU\�VKRSSLQJ�RU�HUUDQGV�LQ�WRZQ�RU�GULYLQJ�WR�SRLQWV�1RUWK�DQG�6RXWK���

)LQDOO\��+HEHU�&LW\�0867�UHTXLUH�5HG�/HGJHV�GHYHORSHUV�WR�FRPSOHWH�WKHLU�E\SDVV�H[LW�URDGZD\�DV�PDQGDWHG�LQ�WKHLU�
GHYHORSPHQW�DSSURYDOV���7KH�&LW\�FRQWLQXHV�WR�JUDQW�WKHP�IXUWKHU�SRVWSRQHPHQWV���5HG�/HGJHV�KDV�EHHQ�VHOOLQJ�YHU\�
ZHOO�QRZ��DQG�WKH\�QHHG�WR�GHOLYHU�RQ�WKHLU�SURPLVH�WR�SURYLGH�D�VHFRQGDU\�DFFHVV�SRLQW�WR�+LJKZD\����WR�WKH�QRUWK���
7KDW�ZLOO�DOOHYLDWH�FRQVLGHUDEOH�WUDIILF�IURP�5HG�/HGJHV���7KLV�GHYHORSPHQW�KDV�EHFRPH�PRUH�DQG�PRUH�SULPDU\�
UHVLGHQFHV�ZLWK�GDLO\�FRPPXWHV�DQG�GULYLQJ�KDELWV�LQ�+HEHU�9DOOH\���

'HYHORSPHQWV�SURSRVHG�LQ�+HEHU�9DOOH\�WKDW�KDYH�EHHQ�SUHVHQWHG�E\�GHYHORSHUV�DV�PRVWO\�VHFRQGDU\�KRPHV�DUH�QRZ�
LQFUHDVLQJO\�EHFRPLQJ�SULPDU\�KRPHV���3HRSOH�DUH�PRYLQJ�WR�WKH�+HEHU�9DOOH\�LQ�GURYHV�GXULQJ�WKLV�SDQGHPLF���7KHVH�
SHRSOH�ZLOO�EH�35,0$5<�UHVLGHQWV��DQG�ZH�QHHG�WR�EHDU�WKDW�LQ�PLQG�DV�ZHOO���7KH�E\SDVV�LV�QRW�WKH�VROXWLRQ�LQ�RXU�
RSLQLRQ�

7KDQN�\RX�IRU�\RXU�WLPH�DQG�FRQVLGHUDWLRQ���

%HVW�

6XHOOHQ�	�%UDG�:LQHJDU

6XHOOHQ :LQHJDU (PDLO



���

,�DP�RSSRVHG�WR�PRYLQJ�����RQWR�����6��7KLV�LV�D�WKULYLQJ�QHLJKERUKRRG�ZLWK�ORWV�RI�FKLOGUHQ��3XWWLQJ�����OHVV�WKDQ����
IHHW�IURP�WKH�KRPHV�DORQJ�WKH�ELNH�SDWK�DQG�SOD\JURXQG��FRUQHU�RU�,QGXVWULDO�3DUNZD\�DQG������6��ZLOO�EH�WRR�ORXG�DQG�
WRR�PXFK�SROOXWLRQ��,�FDQ
W�LPDJLQH�KRZ�PXFK�ORXGHU�DQG�VWLQNLHU�LW�ZLOO�EH�ZLWK�D�E\SDVV�ULJKW�RQ�WRS�RI�RXU�EHDXWLIXO�
QHLJKERUKRRG�

$QGUHD +DOORFN :HEVLWH

���

:KHQ�,�SXUFKDVHG�P\�KRPH�RYHU���\HDUV�DJR�,�DVNHG�DERXW�WKH�URDG�LQ�IURQW�RI�:DOPDUW��:K\�ZDV�LW�EXLOW�RXW�WR���
ODQHV"�$W�WKDW�WLPH�,�ZDV�WROG�WKDW�D�E\SDVV�ZRXOG�EH�FRPLQJ�WKURXJK�WKLV�DUHD�DGMDFHQW�WR�P\�QHLJKERUKRRG��,�ZDV�
H[FLWHG��,�NQRZ�WKDW�WKHUH�DUH�D�IHZ�LQ�P\�QHLJKERUKRRG�ZKR�ZRXOG�GLVDJUHH�EXW�D�E\SDVV�IRU�+HEHU�ZLOO�EH�WUHPHQGRXV��
,�GR�IHHO�VRPHWLPHV�WKRVH�YRLFHV�ZKR�DUH�VR�DGDPDQWO\�RSSRVHG�WR�VRPH�WKLQJV�GURZQ�RXW�WKH�YRLFHV�RI�UHDVRQ��
�
7KH�URXWH�WKDW�KDV�SUHYLRXVO\�EHHQ�GLVFXVVHG�FRPLQJ�WKURXJK�1RUWK�ILHOGV�GRZQ�SDVW�:DOPDUW�LV�WKH�OHDVW�LPSDFWIXO�WR�DOO�
RI�:DVDWFK�&RXQW\��6XUH�\RX�FRXOG�JR�PDQ\�GLIIHUHQW�URXWHV�EXW�LQ�P\�RSLQLRQ�\RX�ZRXOG�EH�LPSDFWLQJ�WKH�SXEOLF�HYHQ�
PRUH��,�WKLQN�LI�LW¶V�GRQH�ULJKW�WKLV�FRXOG�EH�D�FURZQ�MHZHO�IRU�RXU�FRPPXQLW\��0DNH�WKH�E\SDVV�OLNH�/HJDF\�+LJKZD\��,Q�
PRVW�RI�WKH�DUHD�\RX�FRXOG�XVH�GLWFKHV�LQVWHDG�RI�FXUE�DQG�JXWWHU��+DYLQJ�ZDONLQJ�SDWKV�DQG�HYHQ�DQ�HTXHVWULDQ�WULDO�MXVW�
OLNH�/HJDF\�3DUNZD\��7KLV�FRXOG�FRQQHFW�PDQ\�WUDLOV�WKDW�DUH�DOUHDG\�LQ�SODFH�IURP�0LGZD\�DQG�+HEHU�&LW\��:KHUH�
KRPHV�H[LVW�E\�P\�QHLJKERUKRRG�\RX�DOUHDG\�KDYH�D�QDWXUDO�EXIIHU�ZLWK�WKH�IORRG�FDQDO��<RX�FRXOG�SXW�DQRWKHU�EXIIHU�E\�
SODFLQJ�WUDLOV�DQG�LI�QHHGHG�D�VRXQG�ZDOO��,�IHHO�WKDW�ZH�KDYH�D�WUHPHQGRXV�RSSRUWXQLW\�WR�PDNH�WKLV�E\SDVV�DPD]LQJ��
%XW�LI�ZH�FRQWLQXH�WR�NLFN�WKH�FDQ�GRZQ�WKH�URDG�P\�IHDU�LV�WKDW�D�ORW�RI�ZDVWHG�PRQH\�DQG�WLPH�ZLOO�EH�VSHQW��:H�ZLOO�JHW�
D�ILYH�ODQH�KLJKZD\�ZLWK�FXUE�DQG�JXWWHU�ZLWK�QR�DPHQLWLHV�IRU�RXU�FRPPXQLW\��/HWV�GR�WKLV�ULJKW�DQG�JHW�LW�'21(��7KDQN�
\RX�8'27�DQG�WKRVH�WKDW�DUH�ZRUNLQJ�RQ�WKLV�SURMHFW�IRU�\RXU�KDUG�ZRUN�DQG�GHGLFDWLRQ�WR�RXU�FRPPXQLW\�

-RVHSK 6HUUH :HEVLWH

���

7KHUH�GHILQLWHO\�QHHGV�WR�EH�D�E\SDVV�URDG�WKURXJK�+HEHU�9DOOH\��:LWK�WKH�SURMHFWHG�JURZWK�LQ�WKH�YDOOH\��WKH�FXUUHQW�
LQIUDVWUXFWXUH�LV�XQVXVWDLQDEOH��7KHUH�DUH�FRQFHUQV�WKDW�D�E\SDVV�URDG�ZLOO�GLPLQLVK�WKH�SDWURQDJH�RQ�0DLQ�6W��+RZHYHU��
WKH�PDMRULW\�RI�WUDIILF�FRPLQJ�LQWR�WKH�YDOOH\�IURP�ERWK�GLUHFWLRQV�DUH�YHKLFOHV�WKDW�DUHQ¶W�QRW�VWRSSLQJ�IRU�VKRSSLQJ�DORQJ�
0DLQ�6W��7KH\�DUH�HLWKHU�KHDGHG�XS�LQWR�WKH�8LQWD¶V�FDPSLQJ��3DUN�&LW\�RU�'HHU�9DOOH\�IRU�ELNLQJ�RU�VNLLQJ��RU�WR�RQH�RI�
WKH�UHVHUYRLUV�LQ�:DVDWFK�&RXQW\���$QG�ZLWK�WKH�DGGLWLRQ�RI�WKH�QHZ�VNL�UHVRUW�DQG�KRXVLQJ�FRPLQJ�DW�0D\IORZHU��WUDIILF�
ZLOO�RQO\�FRQWLQXH�WR�JHW�ZRUVH��$V�D�FXUUHQW�UHVLGHQW��,�UHDOO\�WU\�WR�VKRS�ORFDO�EXW�ILQG�P\VHOI�DYRLGLQJ�0DLQ�6W��EHFDXVH�
RI�WKH�KHDY\�WUDIILF�DQG�FRQJHVWLRQ��:LWK�D�E\SDVV��WKURXJK�WUDIILF�ZLOO�EH�WDNHQ�RII�0DLQ�6W��DQG�WKRVH�WKDW�ZDQW�WR�
IUHTXHQW�WKH�ORFDO�EXVLQHVVHV�GRZQWRZQ�ZLOO�EH�EHWWHU�DEOH�WR�GR�VR�

%UDQGRQ 3\SHU &RPPHQW�0DS

���

$�E\SDVV��IRU�WKUX�WUDIILF�HVSHFLDOO\�ELJ�ULJV��QHHGV�WR�EH�EXLOW�WR�FXOWLYDWH�DQG�SUHVHUYH�WKH�SDVW�SUHVHQW�DQG�IXWXUH�RI�
GRZQWRZQ�+HEHU�&LW\��
7KH�E\SDVV�QHHGV�WR�EH�EXLOW�DORQJ�DQ�DOUHDG\�HVWDEOLVKHG�URXWH��OLNH�6RXWK�)LHOGV�5G�DQG�QRW�FXW�WKURXJK�ILHOGV�WKDW�
KDYH�\HW�WR�EH�GHYHORSHG��$Q\�URXWH�WKDW�LV�EXLOW�ZLOO�RSHQ�WKH�SDWK�WR�GHYHORSPHQW��$Q�XQDYRLGDEOH�IXWXUH��%XW�ZH�FDQ�
EHWWHU�PDQDJH�LW�LI�ZH�GRQ
W�RSHQ�XS�D�FRPSOHWHO\�QHZ�URXWH��
:LWK�D�E\SDVV�ZH�ZLOO�EH�DEOH�WR�EHWWHU�FXOWLYDWH�D�VDIH�DQG�ERRPLQJ�GRZQWRZQ�WKDW�ZLOO�EH�PRUH�WKRURXJKO\�HQMR\HG�E\�
ORFDO�IDPLOLHV�DQG�WRXULVWV��7RXULVWV�DOUHDG\�FRPH�KHUH�DQG�ZLOO�GR�VR�PRUH�DQG�PRUH�LQ�WKH�IXWXUH��6XFK�D�EXV\��IDVW��
DQG�ZLGH�WKURXJK�IDUH�ZKLFK�ZH�KDYH�ULJKW�QRZ�GRHV�QRW�HQFRXUDJH�WKH�W\SH�RI�JURZWK�ZH�FDQ�KDYH��7KRVH�ZKR�KDYH�
EXVLQHVVHV�RQ�PDLQ�VWUHHW�ZLOO�EHQHILW�IURP�D�GRZQWRZQ�WKDW�ZHOFRPHV�FRPPXQLW\�DQG�YLVLWRUV�UDWKHU�WKDQ�QRQ�VWRS�
WUDIILF��:LWK�D�E\SDVV�EXLOW�ZH�FDQ�WKHQ�EHWWHU�FXOWLYDWH�D�+HEHU�LGHQWLW\�WKDW�LV�XQLTXHO\�+HEHU�9DOOH\

-RKQ� / :HEVLWH

���

3OHDVH�UHFRQVLGHU�DQG�GR�DZD\�ZLWK�WKH�LGHD�RI�UHURXWLQJ�WKH�E\SDVV�RQWR������6RXWK���7KHUH�DUH�PDQ\�IDPLOLHV�WKDW�OLYH�
LQ�WKH�WZR�QHLJKERUKRRGV�ERUGHULQJ������6RXWK�DQG�LW�LV�D�PDMRU�VDIHW\�FRQFHUQ���<RX�ZLOO�EH�HQGDQJHULQJ�WKH�PDQ\�
FKLOGUHQ�DQG�DGXOWV�WKDW�OLYH�WKHUH�QRW�RQO\�ZLWK�DPRXQW�RI�WUDIILF���EXW�ZLWK�WKH�QRLVH��DQG�SROOXWLRQ�WKDW�ZLOO�YLUWXDOO\�EH�LQ�
WKHLU�EDFN\DUG���7KHUH�DUH�EHWWHU�RSWLRQV�IRU�WKH�E\SDVV��XVH�H[LVWLQJ�����DQG�NHHS�RXU�QHLJKERUKRRGV�DV�WKH\�DUH���%\�
PRYLQJ�WKH�WUXFNV�IURP�0DLQ�6WUHHW�WR�QHLJKERUKRRGV�ZLOO�VWLOO�HQGDQJHU�PDQ\�SHRSOH�DQG�MXVW�FUHDWH�D�ZKROH�RWKHU�
LVVXH����7KDQN�\RX�'LDQD�)XOFKHU

'LDQD )XOFKHU &RPPHQW�0DS

���

'HDU�(,6�7HDP�

$WWDFKHG�DUH�FRPPHQWV�IRU�VXEPLVVLRQ�WR�WKH�+HEHU�9DOOH\�&RUULGRU�(,6���$V�RQH�RI�WKH�SRWHQWLDOO\�PRVW�LPSDFWHG�ODQG�
RZQHUV�,�KRSH�WKDW�P\�FRQFHUQV�ZLOO�EH�DGGUHVVHG�LQ�IXOO���

,�DP�SUHSDUHG�WR�DVVLVW�WKH�(,6�SURFHVV�LQ�DQ\�ZD\�,�FDQ��

.LQG�UHJDUGV�

'DYLG *HRUJH (PDLO

��� ,�DP�YHU\�PXFK�LQ�IDYRU�RI�KDYLQJ�D��E\SDVV��URDG�RQ�WKH�:HVW�VLGH�RI�+HEHU�LQWR�WKH��1RUWKILHOGV��DUHD� %LOO 1D\ORU :HEVLWH

���

:KLOH�,�KDYH�D�FOHDU�XQGHUVWDQGLQJ�RI�WKH�QHHG�IRU�WKLV�SURMHFW��,�IHHO�LW�QHHGV�WR�EH�GRQH�VRRQHU�UDWKHU�WKDQ�ODWHU��7KH�
UHDVRQV�DUH�VLPSOH�DV�WKH�SURSRVHG�ODQG�DUHD�WR�SODFH�WKH�FRUULGRU�LV�RQO\�JRLQJ�WR�LQFUHDVH�LQ�YDOXH�DV�ZHOO�DV�LQFUHDVH�
LQ�SRSXODWLRQ�GHQVLW\��,W�ZLOO�VDYH�PLOOLRQV�RI�GROODUV�DQG�DOORZ�SHRSOH�WR�VHH�ZKHUH�WKHLU�IXWXUH�ZRXOG�EH�DIIHFWHG�E\�WKH�
E\SDVV��,�SHUVRQDOO\�OLYH�LQ�WKH�DUHD�RI������VRXWK�DQG�����ZHVW��,�KDG�QR�NQRZOHGJH�RI�WKH�RULJLQDO�E\SDVV�SURSRVDO�
DORQJ������6RXWK��1RZ�ZLWK�KRPHV�DQG�EXVLQHVV�LQ�WKLV�DUHD�WKH�LGHD�RI�XVLQJ������6RXWK�PDNHV�PH�VLFN�WKDW�WKLV�
ZRXOG�HYHQ�EH�FRQVLGHUHG��8VLQJ�5RXWH�����WR�WKH�HYHQWXDO�QRUWK�VRXWK�E\SDVV�LV�ZLWKRXW�TXHVWLRQ�WKH�HDVLHVW�DQG�EHVW�
RSWLRQ��7KH�ODQG�DQG�VSDFH�LV�WKHUH�IRU�RII�UDPSV��HWF��WR�WUDQVLWLRQ�WR�DQG�IURP������:H�GRQ
W�QHHG�VRPH�PRQVWURXV�
URXQG�DERXW�HLWKHU��WKDW�ZDV�SUHYLRXVO\�SURSRVHG��/HW
V�XVH�FRPPRQ�VHQVH�WR�GLVUXSW�IHZHU�SHRSOH�DQG�OHVV�
HQYLURQPHQW

:HEVLWH

��� VSULQJV�LQ�WKLV�DUHD�DUH�YLWDO�IRU�FXOLQDU\�DQG�LUULJDWLRQ�>QHDU�'DQLHOV�&UHHN�DQG�7DPP\�/DQH@ (ULF %XQNHU &RPPHQW�0DS
��� 7KH�URDGZD\�LV�QDUURZ�ZLWK�VPDOO�ULJKW�RI�ZD\�DQG�ZHHNHQG�WUDIILF�VSHHG�LV�KLJK��>/LWWOH�6ZHGHQ�5RDG��������(DVW@ (ULF %XQNHU &RPPHQW�0DS
��� 5XUDO�FRPPXQLW\�ZLWK�UHFUHDWLRQDO�ZDONLQJ��ELNLQJ��VRFLDO�JDWKHULQJ�DORQJ�WKLV�FRUULGRU��>�����6RXWK���%LJ�+ROORZ�5RDG@ (ULF %XQNHU &RPPHQW�0DS

��� ,QFUHDVHG�WUDIILF�LQ�WKLV�DUHD�EDVHG�RQ�UHFUHDWLRQDO�DFWLYLW\�WR�&RXQW\�6RXWK�DFFHVV�DQG�*XQ�&OXE�JDWKHULQJV�>%LJ�+ROORZ�
5RDG���&REEOH�&UHHN�/DQH@ (ULF %XQNHU &RPPHQW�0DS

��� 6PDOO�UXUDO�IDPLO\�IDUPV�ZLWK�OLPLWHG�DFFHVV�DQG�ORZ�VSHHG�OLPLWV�ZLWK���DFUH�PLQ��ORWV�>�����6RXWK@ (ULF %XQNHU &RPPHQW�0DS

��� :DWHUVKHG�SURWHFWLRQ�DUHD�ZLWK�VHYHUDO�VSULQJV�DQG�JURXQG�ZDWHU�UHFKDUJH��FRQWULEXWLQJ�WR�WKH�SULVWLQH�ZDWHU�
FODVVLILFDWLRQ�RI�WKH�YDOOH\�>VRXWK�RI�/LWWOH�6ZHGHQ�5RDG@ (ULF %XQNHU &RPPHQW�0DS

��� 6PDOO�QHLJKERUKRRGV�ZLWK�UXUDO�DWPRVSKHUH�ZKHUH�VRFLDO�JDWKHULQJV�DQG�VHQVH�RI�FRPPXQLW\�LV�IRVWHUHG��>'DQLHOV�5RDG@ (ULF %XQNHU &RPPHQW�0DS

��� +LJK�GHQVLW\�UHVLGHQWLDO�DUHD�ZLWK�SHGHVWULDQ�WUDIILF�DQG�ELNLQJ�ZLWK�FKLOGUHQ�ZDONLQJ�WR�UHVRXUFHV�FORVH�E\�DQG�ORFDO�
VRFLDO�JDWKHULQJV�>$LUSRUW�5RDG@ (ULF %XQNHU &RPPHQW�0DS

��� VORZ�PRYLQJ�WUDIILF�GXH�WR�ORFDO�IDUPLQJ�DFWLYLW\
V�ZLWK�HTXLSPHQW�EHLQJ�WUDQVSRUWHG�IURP�ILHOG�WR�ILHOG�>�����6RXWK@ (ULF %XQNHU &RPPHQW�0DS
��� 6ORZ�PRYLQJ�WUXFN�WUDIILF�GXH�WR�ORFDO�JUDYHO�RSHUDWLRQV�DQG�FRPPRGLW\
V��DQG�DLUSRUW�WUDIILF�>8�6�������������6RXWK@ (ULF %XQNHU &RPPHQW�0DS
��� :H�QHHG�WKH�0LGZD\�E\SDVV�IRU�VDIHW\��FRQYHQLHQFH�DQG�HFRQRPLF�JURZWK�� (ULF *LQJUDV (PDLO
��� 7KDQN�\RX�/DUU\��\HV�WR�ZKDW�KH�VDLG� (OL]DEHWK %URZQ (PDLO



���

+HEHU�&RUULGRU�3URSRVDO��2FWREHU���������
7KH�IROORZLQJ�LV�EHLQJ�VXEPLWWHG�LQ�D�EXOOHW�IRU�HDVLHU�UHYLHZ��$Q\�SRLQW�FDQ�EH�IXUWKHU�HODERUDWHG�XSRQ�DW�\RXU�UHTXHVW�
�
%DFNJURXQG�
���,�ZDV�ERUQ�DQG�UDLVHG�LQ�WKH�+HEHU�9DOOH\
���,�ILUVW�VWXGLHG�D�SRWHQWLDO�E\SDVV�URDG�DV�D�VRFLDO�VWXGLHV�SURMHFW�DV�D�VWXGHQW�DW�:DVDWFK�+LJK�6FKRRO�LQ�����
���,�DP�D�ODQGRZQHU�ZKR�ZRXOG�EH�VLJQLILFDQWO\�DIIHFWHG�E\�VRPH�RI�WKH�FXUUHQWO\�SURSRVHG�E\SDVV�URXWHV�RQ�WKH�ZHVW�
VLGH�RI�+HEHU�&LW\
�
&RQVLGHUDWLRQV�
���7KH�&KDLUPDQ�RI�WKH�:DVDWFK�&RXQW\�&RPPLVVLRQ��3URYRVW��DQG�WKH�+HEHU�0D\RU��$GDPV��VLJQHG�DQ�DJUHHPHQW�ZLWK�
8'27�UHTXLULQJ�DQ\�E\SDVV�URDG�WR�FORVHO\�IROORZ�WKH�6SULQJ�&UHHN�&DQDO��RQ�WKH�WKHQ�ZHVW�RXWVNLUWV�RI�+HEHU�&LW\���
0RUH�UHFHQW�+HEHU�&LW\�PD\RUV�DQG�FRXQFLOPDQ�KDYH�LJQRUHG�WKLV�DJUHHPHQW�DQG�KDYH�DSSURYHG�GHYHORSPHQW�LQ�WKLV�
DUHD��$V�D�UHVXOW��+HEHU�&LW\¶V�SURSRVDOV�IRU�D�E\SDVV�URDG�NHHSV�FUHHSLQJ�IXUWKHU�ZHVW��IDU�RXWVLGH�WKH�IRUPDOO\�DJUHHG�
XSRQ�URXWH��
���+HEHU�9DOOH\�KDV�H[SHULHQFHG�VLJQLILFDQW�JURZWK�ZKLFK�ZLOO�QRW�LPSURYH�ZLWK�D�E\SDVV�URDG�
�R�5HVLGHQWV�PDLQWDLQ�D�PLQGVHW�WKDW�LI�WKH\�FDQQRW�GULYH�DQ\ZKHUH�RQ�WKH�+HEHU�9DOOH\�IORRU�ZLWKRXW�VWRSSLQJ�RU�
HQFRXQWHULQJ�VORZGRZQV��WUDIILF�LV�WRR�FRQJHVWHG
�R�+HEHU�&LW\�UHFHQWO\�LQVWDOOHG�D�OLJKW�RQ�ILUVW�VRXWK�DQG�WKLUG�ZHVW��0LGZD\�/DQH��DQG�LV�SODFLQJ�IRXU�ZD\�VWRS�VLJQV�RQ�
&HQWHU�6WUHHW�DQG�0LOO�5RDG�WR�GHDO�ZLWK�WUDIILF�
�R�7UDIILF�LV�EXPSHU�WR�EXPSHU�LQ�ERWK�GLUHFWLRQV�DW����PLOHV�SHU�KRXU�RQ�0LGZD\�/DQH�GXULQJ�PRVW�RI�WKH�GD\�DQG�
SDUWLFXODUO\�RQ�ZHHNHQGV
���$Q\�E\SDVV�URDG�ORFDWHG�RQ�WKH�ZHVW�VLGH�RI�+HEHU�&LW\�ZLOO�KDYH�WR�FURVV�VLJQLILFDQW�ZHWODQG�DUHDV��7R�GDWH��QR�
SHUPLW�KDV�EHHQ�UHTXHVWHG�IURP�WKH�8�6��$UP\�&RUS�RI�(QJLQHHUV�IRU�ZHWODQGV�SURWHFWLRQ�DQG�SUHVHUYDWLRQ��1R�IRUPDO�
SODQ�KDV�EHHQ�SUHVHQWHG�UHJDUGLQJ�KRZ�8'27�SURSRVHV�WR�PLWLJDWH�GHOHWHULRXV�LVVXHV�LPSDFWLQJ�ZHWODQGV��)XUWKHU��
WKHUH�KDV�EHHQ�QR�GLVFXVVLRQ�RI�WKH�DGGLWLRQDO�FRVWV�RI�URDG�FRQVWUXFWLRQ�RQ�ZHWODQG�DUHDV�DV�FRQWUDVWHG�WR�FRQVWUXFWLRQ�
RQ�GU\�JURXQG�
���0DQ\�DUHDV�KDYH�PDMRU�URDGZD\V�WKURXJK�GRZQWRZQ�DUHDV��H�J��-DFNVRQ�+ROH��6XQ�9DOOH\��DQG�6WHDPERDW�6SULQJV�
���5HFHQW�VWXGLHV�UHJDUGLQJ�WUDIILF�FRXQWV��SUHVHQWHG�DV�H[KLELWV�RQ�HDVHOV�DW�D�SXEOLF�RSHQ�KRXVH�PHHWLQJ�UHJDUGLQJ�
E\SDVV�URXWHV�ZLWKLQ�WKH�ODVW�\HDU��VKRZHG�WKDW�EXLOGLQJ�D�E\SDVV�URDG�ZRXOG�RQO\�ORZHU�WUDIILF�RQ�+HEHU�&LW\�PDLQ�VWUHHW�
E\�OHVV�WKDQ����SHUFHQW
���1XPHURXV�SURSRVDOV�KDYH�KDG�OLQHV�GUDZQ�RQ�SLHFHV�RI�SDSHU�EXW�KDYH�QRW�DQDO\WLFDOO\�DGGUHVVHG�DFFHVV�WR�H[LVWLQJ�
URDGV�LQ�DUHDV�SRWHQWLDOO\�DIIHFWHG��H�J��1RUWK�)LHOGV��QRU�KDYH�WKH\�DGGUHVVHG�UDLO�FURVVLQJV
���3ROLWLFLDQV�KDYH�EDVHG�WKHLU�FDPSDLJQV�RQ�EXLOGLQJ�D�E\SDVV�URDG�WR�JDUQLVK�PRUH�YRWHUV
�R�7KHUH�VHHPV�WR�EH�GRXEOH�WDON�LQ�+HEHU�&LW\�DQG�:DVDWFK�&RXQW\�&RXQFLO�PHHWLQJV��2QH�ZHHN�WKH\�KROG�PHHWLQJV�WR�
FUHDWH�³RSHQ�VSDFH´�DQG�WKHQ�WXUQ�DURXQG�DQG�KROG�VXEVHTXHQW�FRXQFLO�PHHWLQJV�SURSRVLQJ�WR�SODFH�D�E\SDVV�URDG�
WKURXJK�WKH�PLGGOH�RI�RSHQ�VSDFH�DUHDV��D�PDMRU�E\SDVV�URDG�WKRXJK�WKH�PLGGOH�RI�RSHQ�VSDFH�VLJQLILFDQWO\�GHFUHDVH�
WKH�YDOXH�RI�RSHQ�VSDFH��ZKLFK�LV�UDSLGO\�GLPLQLVKLQJ�LQ�WKH�+HEHU�9DOOH\��
��
5HFRPPHQGDWLRQ�
���$OWHUQDWLYHV�WKDW�DUH�VLJQLILFDQWO\�OHVV�FRVWO\�DQG�OHVV�GLVUXSWLYH�ZKLFK�DGGUHVV�+HEHU�&LW\�PDLQ�VWUHHW�WUDIILF�
FRQJHVWLRQ�SUREOHPV�VKRXOG�EH�FRQVLGHUHG�ILUVW�
�R�2QH�ZD\�VLGH�VWUHHWV
�R�,PSURYHG�V\QFKURQL]DWLRQ�RI�WUDIILF�OLJKWV�RQ�PDLQ�VWUHHW
�R�5HDGGUHVVLQJ�WKH�FURVVZDON�OLJKWV�RQ�ILUVW�QRUWK�DQG�DW�WKH�SDUN�DW�����VRXWK
���$Q\�EXLOG�RXW�SURSRVDOV�VKRXOG�EH�EDVHG�XSRQ�D�QRUPDO�WUDIILF�IORZ�LQ�D�QRQ�VXPPHU�PRQWK��H�J��0DUFK���QRW�ZHHNHQG�
VXPPHU�WUDIILF
���$Q\�E\SDVV�URXWH�VKRXOG�EH�D�³SXUH´�E\SDVV�URDG�DQG�QRW�D�³%DQJHUWHU�+LJKZD\´�W\SH�URDG�ZLWK�VWRS�OLJKWV��HVSHFLDOO\�
DFURVV�0LGZD\�/DQH�
�R�$Q\�SURSRVDOV�QHHG�WR�DGGUHVVHG�DFFHVV�URDGV�WR�DUHDV�ZKLFK�ZRXOG�EH�FXW�RII�E\�D�E\SDVV�URDG
���$�FRPSUHKHQVLYH�SODQ�RI�ZHWODQG�PLWLJDWLRQ�QHHGV�WR�EH�GHYHORSHG��7KLV�SODQ�QHHGV�WR�GHWDLO�KRZ�ZHWODQGV�ZLOO�EH�
UHSODFHG�DQG�PLWLJDWHG�LQ�SHUSHWXLW\�
���,I�D�E\SDVV�URDG�ZDV�SODFHG�LQ�WKH�1RUWK�)LHOGV��LW�VKRXOG�EH�FRPSOHWHG�LQ�D�PDQQHU�WR�PLQLPL]H�LPSDFWV�RQ�
ODQGRZQHUV��H�J��IROORZ�IHQFH�OLQHV�YHUVXV�FXWWLQJ�WKURXJK�WKH�PLGGOH�RI�SDUFHOV�WR�PD[LPL]H�ZKDW�FRXOG�DFWXDOO\�EH�
FRQVLGHUHG�RSHQ�VSDFH�
���2QH�RI�WKH�ILUVW�SURSRVDOV��PDQ\�\HDUV�DJR��ZDV�WR�EXLOG�D�GRXEOH�GHFNHU�E\SDVV�URDG�RQ�0DLQ�6WUHHW�+HEHU�&LW\
�R�:KLOH�VFRIIHG�DW�WKH�WLPH�RI�WKH�SURSRVDO��SHUKDSV�D�JRRG�LGHD�QRZ�EHFDXVH�LW�LV�WKH�PRVW�GLUHFW�URXWH��DSSUR[LPDWHO\�
RQH�PLOH��DQG�
���$YRLGV�KDYLQJ�WR�DFTXLUH�QHZ�SURSHUWLHV
���$YRLGV�LQWHUFRQQHFW�SUREOHPV�ZLWK�RWKHU�DFFHVV�SRLQWV
���$YRLGV�VLJQLILFDQW�ZHWODQG�PLWLJDWLRQ�SUREOHPV�
�R�3HUKDSV�DQ�XQGHUJURXQG�WXQQHO�EHQHDWK�PDLQ�VWUHHW�LV�SUHIHUDEOH�WR�D�GRXEOH�GHFNHU�RYHUKHDG�URDG
�R�3HUKDSV�DGMDFHQW�SDUDOOHO�VWUHHWV�DUH�SUHIHUDEOH
���6RPH�LQQRYDWLYH��RXW�RI�WKH�ER[��WKLQNLQJ�LV�UHTXLUHG�WR�GHYHORS�DQ�DSSURDFK�WKDW�FRQVLGHUV�WKH�ZLGH�UDQJH�RI�
SRWHQWLDOO\�FRQIOLFWLQJ�REMHFWLYHV�RU�LGHDOV�WR�DGGUHVV�WUDIILF�LVVXHV�WKURXJK�+HEHU�&LW\

,�DSSUHFLDWH�WKH�RSSRUWXQLW\�WR�SURYLGH�FRPPHQWV��
/DUHQ�*HUWVFK

/DUHQ *HUWVFK :HEVLWH



���

���:LOO�WKH�IROORZLQJ�DOWHUQDWLYHV�EH�FRQVLGHUHG�LQ�WKH�(,6�WKDW�ZRXOG�UHGXFH�WKH�QHHG�IRU�URDGZD\�FRQVWUXFWLRQ��RU�GHOD\�
WKH�GDWH�ZKHQ�URDGZD\�FRQVWUXFWLRQ�LV�FRQVLGHUHG"

D��&RQJHVWLRQ�WROOLQJ��WROOLQJ�IRU�FRPPHUFLDO�YHKLFOHV��RU�WROOLQJ�IRU�DOO�YHKLFOHV"

E��/LPLWV�RQ�WKH�SRWHQWLDO�IRU�XVH�RI�8�6�����8�6������DV�DQ�DOWHUQDWLYH�WR�,����,����IRU�WULSV�EHWZHHQ�:\RPLQJ�DQG�
QRUWKHDVWHUQ�8WDK��DQG�3URYR��WKH�8WDK�9DOOH\��DQG�SRLQWV�VRXWK�RI�3URYR"

F��$OWHUQDWLYH�WUDQVSRUWDWLRQ�PRGHV�IRU�IUHLJKW"�2U�SDVVHQJHUV"

G��,QWHOOLJHQW�7UDQVSRUWDWLRQ�6\VWHPV

H��)XWXUH�IUHLJKW�SDWWHUQV�DQDO\VLV�DQG�GHPDQG�DQDO\VLV�WKDW�ZLOO�TXDQWLI\�WKH�QHHG�IRU�D�URDGZD\�DOWHUQDWLYH"

I���3RWHQWLDO�PRGDO�GLYHUVLRQ�VWUDWHJLHV�WKDW�ZRXOG�UHGXFH�IUHLJKW�GHPDQG�RQ�WKH�KLJKZD\�V\VWHP"

���:LOO�WKH�URDGZD\�DOWHUQDWLYHV�FRQVLGHU�FXW�DQG�FRYHU�FRQVWUXFWLRQ�WR�PLQLPL]H�QRLVH�DQG�YLEUDWLRQ��DQG�OLJKW�DQG�DLU�
HPLVVLRQV"

���:LOO�WKH�(,6�FRQVLGHU�DIIHFWV�RQ�VRFLDO�MXVWLFH"�0DQ\�RI�WKH�QHLJKERUKRRGV�VXUURXQGLQJ�+HEHU�&LW\�DUH�HFRQRPLFDOO\�
GLYHUVH�

���:LOO�WKH�(,6�PRQHWL]H�WKH�DIIHFWV�RI�HDFK�DOWHUQDWLYH��LQFOXGLQJ�WKH�1R�%XLOG�$OWHUQDWLYH��RQ�SURSHUW\�YDOXHV��KHDOWK�
�SDUWLFXODUO\�KHDOWK�HIIHFWV�RI�DLU�HPLVVLRQV�DQG�QRLVH���VRFLDO�MXVWLFH��VDIHW\��ZHWODQGV��DQG�ULSDULDQ�KDELWDWV"

���:LOO�WKH�(,6�FRQVLGHU�DIIHFWV�RQ�VFKRRO�VHJUHJDWLRQ�DQG�HPSOR\PHQW�RSSRUWXQLWLHV�WKDW�PD\�EH�FKDQJHG�E\�URDGZD\�
ELIXUFDWLRQV�RI�FDWFKPHQW�DUHDV�IRU�VFKRROV��HPSOR\PHQW�DUHDV��DQG�KRXVLQJ�DUHDV"�2U�WKH�DIIHFWV�RI�WKH�1R�%XLOG�
$OWHUQDWLYH�RQ�WKH�VDPH"

���:LOO�WKH�(,6�FRQVLGHU�WKH�DIIHFW�RI�D�%XLOG�DQG�D�1R�%XLOG�VFHQDULR�RQ�LQGXFHG�GHPDQG�IRU�H[LVWLQJ�DQG�H[SDQGHG�
UHVLGHQWLDO�DUHDV�DQG�FRPPHUFLDO�DUHDV��ERWK�LQ�WKH�+HEHU�9DOOH\�DQG�LQ�VXUURXQGLQJ�DUHDV"

:LOO�WKH�(,6�FRQVLGHU�WKH�DIIHFWV�RQ�DJULFXOWXUH�DQG�OLYHVWRFN�SURGXFWLRQ�DQG�HPSOR\PHQW�E\�URDGZD\�ELIXUFDWLRQV�RI�
FDWFKPHQW�IRU�DJULFXOWXUH�DQG�OLYHVWRFN�SURGXFWLRQ"�2U�WKH�DIIHFWV�RI�WKH�1R�%XLOG�$OWHUQDWLYH�RQ�WKH�VDPH"

���$GGLWLRQDO�URDGZD\�LQIUDVWUXFWXUH�LQ�WKH�+HEHU�9DOOH\�PD\�LQGXFH�DLU��QRLVH��DQG�YLEUDWLRQ�HPLVVLRQV�DQG�VDIHW\�
FRQVLGHUDWLRQV�LQ�VXUURXQGLQJ�DUHDV�LQFOXGLQJ�8�6������LQ�3URYR�&DQ\RQ�DQG�8�6�����LQ�'DQLHOV�&DQ\RQ��:LOO�WKH�(,6�
FRQVLGHU�DIIHFWV�WR�WKH�PRXWK�RI�3URYR�&DQ\RQ��WR�WKH�,����LQWHUFKDQJH��DQG�HDVWZDUG�RQ�8�6�����WR�'XFKHVQH"

3DPHOD -XOLDQR (PDLO

���

'HDU�/HDGHUV�

$V�WKH�GLVFXVVLRQV�FRQWLQXH�UHJDUGLQJ�WKH�XSFRPLQJ�HQYLURQPHQWDO�VWXGLHV�DQG�RWKHU�LVVXHV�LPSDFWLQJ�GHFLVLRQV�WR�
PRYH�IRUZDUG�UHJDUGLQJ�WKH�+HEHU�9DOOH\�%\SDVV�,�ZLVK�WR�VKDUH�P\�WKRXJKWV�

)LUVWO\��WKH�QHHG�IRU�E\SDVV�LV�D�IRUJRQH�FRQFOXVLRQ���7KH�KHDY\�YHKLFOH�DQG�YROXPH�RI�WUDIILF�KDYH�EHHQ�GHWHUPLQHG�WR�
LPSDFW�WKH�FRPPXQLW\�LQ�QHJDWLYH�ZD\V��ERWK�FXUUHQWO\�DQG�LQ�IXWXUH�SURMHFWLRQV���,�GR��KRZHYHU��WDNH�LVVXH�ZLWK�WKH�
SURSRVHG�FKRLFHV�IRU�E\SDVV�URXWHZD\V���:KLOH�WKH�QRUWK�HQG�SURMHFWLRQV�VHHP�WR�HPEUDFH�RXU�FRPPLWPHQW�WR�WKH�
SUHVHUYDWLRQ�RI��RSHQ�VSDFH��DV�PXFK�DV�SRVVLEOH��LW�DSSHDUV�WKH�VRXWK�HQG�LV�VDFULILFHG�ZLWK�D�OHVV�VLQFHUH�FRPPLWPHQW�
WR�SUHVHUYLQJ�QHLJKERUKRRGV�

,�DP�GHHSO\�FRQFHUQHG�WKDW�WKH�SURSRVHG�URXWH�PRVW�IDYRUHG�E\�RXU�ORFDO�HOHFWHG�RIILFLDOV��DORQJ�6PLWKILHOG�5RDG���
ERUGHUV�D�SDUN�ZKHUH�RXU�\RXWK��DQG�IDPLOLHV�JDWKHU�IRU�UHFUHDWLRQ�DQG�FRPSHWLWLRQ��:H�IHDWXUH�FUDIW��OLYHVWRFN��DQG�
HYHQWV�DW�WKLV�VLWH���'HQVH�DQG�KLJK�YROXPH�WUDIILF�PRYLQJ�WKURXJK�WKH�DUHD�LQ�FORVH�SUR[LPLW\�WR�RXU�\RXWK��IDPLOLHV��DQG�
YLVLWRUV�VHHPV�OHVV�WKDQ�RSWLPDO���:H�FRQWLQXH�WR�GHYHORS�WKLV�UHFUHDWLRQDO�DUHD��EXW�WDUQLVK�LW
V�DSSHDO�ZLWK�WKH�SRWHQWLDO�
IRU�QRLVH��WUDQVSRUW�WUDIILF��DQG�FRQJHVWLRQ��,�KDYH�FRQFHUQV�WKDW�WUDQVLHQW�WUDIILF�LQFUHDVHV�WKH�RSSRUWXQLW\�IRU�FULPH��DQG�
LPSDFWV�WKH�VDIHW\�RI�RXU�FRPPXQLW\�

6HFRQGO\��WKH�SURSRVHG�URXWH�HQFURDFKHV�RQ�H[LVWLQJ�DQG�UHFHQWO\�GHYHORSHG�QHLJKERUKRRGV�VXFK�DV�WKH�&RWWDJHV�DW�
9LOODJH�6WDWLRQ���7KLV�GHYHORSPHQW��EXLOW�WKUHH�\HDUV�DJR�E\�2DNZRRG�+RPHV��ZDV�DSSURYHG�E\�ORFDO�FLW\�RIILFLDOV�ZLWK�
OLWWOH��LI�DQ\��WUDQVSDUHQF\�UHJDUGLQJ�WKH�E\SDVV�URXWH�SUR[LPLW\�WR�WKH�GHYHORSPHQW���+RPHRZQHUV�DUH�FHUWDLQO\�IHHOLQJ�
PLVOHG��LI�QRW�EOLQGVLGHG�E\�WKH�ODFN�RI�LQIRUPDWLRQ�DYDLODEOH�ZKLOH�FRQGXFWLQJ�GXH�GLOLJHQFH�LQ�WKH�FRXUVH�RI�EXLOGLQJ�RU�
SXUFKDVLQJ�SURSHUW\�LQ�WKLV�GHYHORSPHQW�

7KLUGO\��WKH��PHOGLQJ��RI�KLJKZD\�����DQG�86����DW�JUHDW�H[SHQVH�IRU�D�����PLOH�UHORFDWLRQ�DQG�IXUWKHU�GHQVH�DQG�ODUJH�
YROXPH�WUDIILF�IDFLOLWDWLRQ�WKDW�LPSDFWV��EXW�GRHV�QRW�EHQHILW��PHPEHUV�RI�WKLV�FRPPXQLW\�LV�UDVK�DQG�XQQHFHVVDU\�
H[SHQVH���,Q�DGGLWLRQ��KRPHV�DQG�H[LVWLQJ�EXVLQHVVHV�ZLOO�EH�GHVWUR\HG�WR�IDFLOLWDWH�WKH�����PRYHPHQW��ZKLFK�,�
YHKHPHQWO\�RSSRVH�

/DVWO\��,�KDYH�EHHQ�SUHVHQW�DW�WKH�WRZQ�PHHWLQJV�SUHFHGLQJ�WKH�&RYLG�UHVWULFWLRQV�LPSDFWLQJ��LQ�SHUVRQ�GLVFRXUVH���,�
KHDUG�RXU�DLUSRUW�PDQDJHU�VD\�WKH�HIIRUWV�WR�PHHW�FHUWLILFDWLRQ�DQG�VDIHW\�VWDQGDUGV�UHTXLUHG�E\�IHGHUDO�$YLDWLRQ�
UHTXLUHPHQWV�ZHUH�XQGHUZD\��\HW�DVVXUHG�QR�H[SDQVLRQ�DJHQGD�ZDV�LQ�SOD\���<HW��,�FDQ�WHOO�\RX��WKH�IUHTXHQF\�DQG�VL]H�
RI�DLUFUDIW�HQWHULQJ�DQG�H[LWLQJ�RXU�IDFLOLW\�KDV�JUHDWO\�LQFUHDVHG�VLQFH�WKDW�0DUFK������WRZQ�KDOO�PHHWLQJ��,�KDYH�GLIILFXOW\�
EHOLHYLQJ�WKH�PRYHPHQW�RI�KLJKZD\�����ZLOO�QRW�EH�SDUW�RI�D�IXWXUH�SODQ�WR�H[SDQG�WKH�DLUSRUW���,�GR�QRW�ZDQW�WKLV�
H[SDQVLRQ�WR�WDNH�SODFH�

,�GR�KRSH�WKH�LQSXW�RI�FRPPXQLW\�PHPEHUV�ZLOO�PHULW�FRQVLGHUDWLRQ���,�WUXVW�WKH�(,6�H[SHUWV�WR�ZHLJK�WKH�LQYHVWLJDWLRQ�
IDLUO\�LQ�DOO�SURSRVHG�VFHQDULRV���,�WKDQN�\RX�IRU�WKH�RSSRUWXQLW\�WR�VKDUH�P\�WKRXJKWV�

6LQFHUHO\�
-RG\�&RQQHU

-RG\ &RQQHU (PDLO

���

,W�LV�GLVDSSRLQWLQJ�WR�VHH�WKDW�WKH�OLVW�RI�VWDNHKROGHU
V�GRHV�QRW�FRQWDLQ�DQ\�ZRPDQ�DV�IDU�DV�,�FDQ�WHOO��7KHUH�DUH����
PHPEHUV�OLVWHG�LQ�WKLV�JURXS��3RVVLEO\�RQH�RU�WZR�QDPHV�RQ�WKH�OLVW�FRXOG�EH�ZRPHQ��,W�LVQ
W�FOHDU��,W�VKRXOG�EH�KDOI�
ZRPHQ��7KHUH�LV�RQO\�RQH�RSHQ�VSDFH�PHPEHU�OLVWHG��7KHUH�DUH��UHVLGHQWV��OLVWHG�ZKR�DUH�UHDO�HVWDWH�SHRSOH��DQG�
RWKHUV�UHSUHVHQWLQJ�VFKRROV��HWF��ZKR�DUH�ODUJH�ODQG�RZQHUV�RQ�WKH�VWDNHKROGHU�OLVW��&RQIOLFW�RI�LQWHUHVWV"�,�GRQ
W�NQRZ�
KRZ�WKLV�OLVW�FDQ�UHSUHVHQW�WKH�PDMRULW\�RI�:DVDWFK�FRXQW\�FLWL]HQV�
&RQFHUQLQJ�WKH�WUDIILF��ZRXOG�LW�EH�SRVVLEOH�WR�UHVWULFW�WKH�RLO�VKDOH�WUXFNV�RQ�+HEHU�0DLQ�6WUHHW�WR�WKH�KRXUV�RI������SP�
WR�����DP��&RXOG�WKHUH�EH�URDG�WROOV�IRU�UHFUHDWLRQDO�YHKLFOHV�DQG�VHPL�WUXFNV"

$QRQ\PRXV :HEVLWH



���

2I�FRXUVH�QR�PDWWHU�ZKHUH�WKH�E\SDVV�URDG�JRHV�LW�ZLOO�DIIHFW�SHRSOH��,W�VHHPV�WKDW�HYHU\ERG\�ZKR�LV�DIIHFWHG�KDV�D�
GLIIHUHQW�LGHD�RI�ZKHUH�WKH�URDG�VKRXOG�JR��,�EHOLHYH�WKDW�WKH�EHVW�SURSRVDO�LV�WKH�URXWH�WKDW�DFFRPSOLVKHV�WKH�JRDO�RI�
PRYLQJ�WKH�ELJ�ULJV�RII�RI�0DLQ�6WUHHW�ZKLOH�DIIHFWLQJ�WKH�OHDVW�DPRXQW�RI�SHRSOH��1RW�EXLOGLQJ�D�E\SDVV�ZLOO�QHJDWLYHO\�
DIIHFW�WKH�PRVW�SHRSOH�DQG�ZLOO�SHUPDQHQWO\�KXUW�WKH�LPDJH�RI�WKH�FLW\�DQG�WKH�OLYDELOLW\�RI�WKH�FLW\�WKH�PRVW��7KH�RULJLQDO�
SODQ�SUHVHQWHG�EHIRUH�WKH�UHVWDUW�RI�WKH�VWXG\�VWLOO�PDNHV�WKH�PRVW�VHQVH��,W�WDNHV�WKH�ELJ�ULJV�RII�RI�PDLQ�VWUHHW�E\�
PDNLQJ�WKH�E\SDVV�URDG�LQWR�WKH�QHZ�KLJKZD\����WKXV�DOORZLQJ�WKH�FLW\�WR�UHJXODWH�WKH�VL]H�RI�YHKLFOHV�FRPLQJ�GRZQ�
PDLQ�VWUHHW��,I�LW�VWDUWV�RQ�WKH�1RUWK�VLGH�RI�WKH�FLW\�MXVW�D�OLWWOH�QRUWK�RI�WKH�ERZOLQJ�DOOH\�WKHQ�LW�ZLOO�KDYH�WKH�OHDVW�LPSDFW�
RQ�WKH�VDFUHG�QRUWK�ILHOGV��$OVR�WKH�FLW\�DOUHDG\�RZQV�WKLV�FRUULGRU�WKXV�UHGXFLQJ�WKH�FRVW��7KHQ�DV�LW�WUDYHOV�ZHVW�E\�
VRXWK�ZHVW�WR�D�SRLQW�ZKHUH�LW�FURVVHV�0LGZD\�/DQH�MXVW�ZHVW�RI�WKH�H[LVWLQJ�VRXWK�ILHOGV�URDG�LW�ZLOO�WKHQ�DIIHFW�WKH�OHDVW�
DPRXQW�RI�SHRSOH��7UDYHOLQJ�WKHQ�VRXWK�XQWLO�LW�FRPHV�LQWR�WKH�DUHD�DURXQG�WKH�VHZHU�ILHOGV�ZKHUH�LW�GLYHUWV�VRPH�RI�WKH�
WUDIILF�RYHU�WR�����WR�JR�WR�SURYR�DQG�WKHQ�UHF\FOHV�WKH�EDODQFH�RI�WKH�WUDIILF�EDFN�HDVW�XQWLO�LW�KLWV�����WKHQ�WUDYHOLQJ�
WKURXJK�WR�H[LVWLQJ����WR�WKHQ�KHDG�RXW�WR�'DQLHO
V�&DQ\RQ��<HV�WKLV�ZLOO�DIIHFW�SHRSOH�EXW�LW�ZLOO�DGYHUVHO\�DIIHFW�WKH�OHDVW�
QXPEHU�RI�SHRSOH��:KDW�WKH�SXEOLF�QHHGV�WR�UHTXLUH�LQ�DOO�WKLV�LV�WKDW�WKRVH�ZKR�DUH�DIIHFWHG�WKH�PRVW�DUH�IDLUO\�WUHDWHG�E\�
DOO�RI�WKLV��7KDW�GRHVQ
W�PHDQ�HQULFKHG�LW�PHDQV�MXVWO\�WUHDWHG��7KHUH�DUH�D�ORW�RI�RWKHU�LGHDV�EXW�LQ�WKH�HQG�,�EHOLHYH�WKDW�
WKLV�URXWH�DFFRPSOLVKHV�WKH�JRDO�E\�DGYHUVHO\�DIIHFWLQJ�WKH�OHDVW�QXPEHU�RI�SHRSOH��(QRXJK�WDON��7KLV�LV�WKH�SUREOHP�
ZLWK�FRPPLWWHHV��1RERG\�HYHU\�VHHPV�WR�ZDQW�WR�PDNH�D�GHFLVLRQ��7KHUH�LV�DQ�ROG�VD\LQJ�WKDW�LV�WUXH��$�FDPHO�LV�D�
KRUVH�GHVLJQHG�E\�D�FRPPLWWHH��/HWV�JHW�RQ�ZLWK�LW�DQG�IL[�WKLV�EHIRUH�LW�LV�QRW�IL[DEOH�

'DYLG 1HOVRQ :HEVLWH

���

+HOOR�

,�ZRXOG�OLNH�WR�VXEPLW�D�FRPPHQW�UHJDUGLQJ�WKH�VRXWKHUQ�VHFWLRQ�RI�WKH�SURSRVHG�E\SDVV��6SHFLILFDOO\�WKH�SDUW�ZKHUH�LWV�
EHHQ�SURSRVHG�WR�UHURXWH�86����WR������6RXWK��7KLV�ZRXOG�SXW�WKH�QHZ�KLJKZD\�ULJKW�QH[W�WR�QHLJKERUKRRGV�ZKHUH�
IDPLOLHV�OLYH�DQG�FKLOGUHQ�SOD\��$QG�,�EHOLHYH�WKH�E\SDVV�SURSRVDO�DOO�EHJDQ�EHFDXVH�RI�DQ�DFFLGHQW�DORQJ�0DLQ�6WUHHW�
LQYROYLQJ�D�FKLOG��:LWK�WKLV�SURSRVHG�URXWH���WKH�QHZ�KLJKZD\�ZRXOG�EH�FORVH�WR�HVWDEOLVKHG�EDFN\DUGV�DQG�DW�OHDVW�RQH�
SOD\JURXQG�ZKHUH�FKLOGUHQ�SOD\��:RXOGQ
W�PRYLQJ�WKH�KLJKZD\�FORVH�WR�EDFN\DUGV�DQG�ULJKW�QH[W�WR�D�SOD\JURXQG�GHIHDW�
WKH�SXUSRVH�RI�WKH�E\SDVV�KHOSLQJ�NHHS�FKLOGUHQ�VDIHU"�

,�ZRXOG�VXJJHVW�WKH�E\SDVV�XWLOL]HV�WKH�FXUUHQW�86�����URXWH�IRU�WKH�VRXWKHUQ�SRUWLRQ�RI�WKH�E\SDVV��1RW�RQO\�GRHV�WKLV�
NHHS�FKLOGUHQ�DQG�QHLJKERUKRRGV�VDIHU�EXW�LW�XVHV�ZKDW�LV�DOUHDG\�LV�LQ�H[LVWHQFH��WKHUHIRUH�ORZHULQJ�HQYLURQPHQWDO�
LPSDFW�DQG�SRWHQWLDOO\�WKH�RYHUDOO�FRVW�RI�WKH�SURMHFW��

7KDQN�\RX�DQG�,�ORRN�IRUZDUG�WR�WKH�KHDULQJ�DERXW�QH[W�VWHSV�LQ�WKLV�SURMHFW�

-DFO\Q�0XUS\

-DFO\Q�
0D]QLFNL 0XUSK\ (PDLO

���

*UHHWLQJV�
,�DP�ZULWLQJ�LQ�UHJDUGV�WR�WKH�E\SDVV�DQG�ZRXOG�OLNH�WR�RIIHU�P\�RSLQLRQ�WR�WKH�VWXG\�
,Q�P\�RSLQLRQ�WKH�GR�QRWKLQJ�FRPSRQHQW�RI�WKLV�VWXG\��LV�QRW�DQ�RSWLRQ��,�EHOLHYH�WKH�WUDIILF�LV�DQ�LPSDFW�WR�WRXULVW�DQG�
UHFUHDWLRQDOLVW�WKDW�SDVV�WKURXJK�:DVDWFK�&RXQW\��WR�JHW�WKHLU�GHVWLQDWLRQV�
,�IUHTXHQWO\�KHDU�FRQYHUVDWLRQV�IURP�QRQ�UHVLGHQWV�WKDW�PDNH�VWDWHPHQWV�OLNH��ZKDW�KDSSHQHG�WR�+HEHU���WUDIILF�LV�
WHUULEOH���+HEHU�LV�QRW�WUDIILF�IULHQGO\��
7KH�WUDIILF�LV�DW�D�VWDQG�VWLOO�ZKHQ�WKHVH�IRONV�DUH�SDVVLQJ�WKURXJK�WKH�7RZQ�DQG�DOWKRXJK�WKH\�XVH�WR�VWRS�DQG�JHW�
VXSSOLHV�WKH\�DUH�QRW�LQFOLQHG�WR�QRZ��EHFDXVH�RI�WKH�DFFHVV�RII�DQG�RQ�+Z\����RU�PDLQ�VWUHHW�
,I�WKH\�VWRS��WUDIILF�ZLOO�QRW�OHW�WKHP�PHUJH�EDFN�RQWR�WKH�URDG�DV�WKHUH�LV�QR�EUHDN�LQWR�WUDIILF�DQG�JHW�EDFN�RQ�WKHLU�ZD\�
2WKHU�IRONV�,�WDON�WR�FRPH�KHUH�WR�UHFUHDWH�EXW�DUH�QRZ�UHOXFWDQW�EHFDXVH�RI�WLPH�VSHQW�JHWWLQJ�WR�ZKHUH�WKH\�OLNH�WR�JR�
7KH\�LQGLFDWH�WKLV�LV�OLNH�2UHP�WUDIILF�RQO\�ZLWKRXW�VWRS�OLJKWV�WR�JHW�\RX�EDFN�RQ�WKH�PDLQ�FRUULGRU
V�
,�WKLQN�WKLV�LV�DIIHFWLQJ�EXVLQHVV�DORQJ�PDLQ�VWUHHW�DQG�PHUFKDQWV�RYHUDOO�
7KLV�LV�DOVR�KXUWLQJ�WKH�WD[�EDVH�DQG�UHTXLULQJ�KLJKHU�WD[HV�DQG�IHHV�WR�UHVLGHQWV�DQG�EXVLQHVVHV�WR�VXSSRUW�WKH�
HFRQRP\�DQG�ORFDO�*RYHUQPHQW
V�
$OVR�DUH�WKH�FRPPHQWV�IURP�UHVLGHQWV���,�KDWH�WR�JR�WR�7RZQ�����,�FDQ
W�JR�DQ\ZKHUH�ZLWKRXW�SODQQLQJ�WZR�KRXUV�IRU�WKH�
WULS��DQG�PRUH�OLNH�WKHVH�
7KH�GD\V�RI��UXQQLQJ�WR�7RZQ�IRU�GLQQHU��KDYH�QRZ�WXUQHG�LQWR��WUDYHO�SODQV�IRU�WKH�HYHQLQJ�
)RU�PDQ\�\HDUV�WKH�ORFDO�JRYHUQPHQW
V�KDYH�SODQQHG�D�E\SDVV�DQG�KDYH�HYHQ�JRQH�DV�IDU�DV�FROOHFWLQJ�IHHV�WR�KHOS�SD\�
IRU�LW�IURP�UHVLGHQWV�RI�:DVDWFK�&RXQW\�
7KH\�KDYH�DOVR�LGHQWLILHG�D�FRUULGRU�DQG�KDYH�ZRUNHG�WR�VHFXUH�WKH�SURSHUW\�DV�GHYHORSPHQW�KDV�RFFXUUHG�RU�EHHQ�SXW�
RQ�WKH�PDUNHW�
7KHUH�KDYH�EHHQ�PDQ\�3XEOLF�0HHWLQJV�UHJDUGLQJ�WKLV��LQSXW�IURP�UHVLGHQWV��DV�ZHOO�DV�FRPPHQWV�WKDW�VHHP�WR�QRW�EH�
KHDUG�RU�DGGUHVVHG��XS�WR�WKLV�SRLQW��LQ�WKLV�SURFHVV�
,�WKLQN�WKH�E\SDVV�QHHGV�WR�JR�LQ�DQG�LQSXW�IURP�WKH�ORFDO�JRYHUQPHQW�RIILFLDO
V�WKDW�KDYH�VODYHG�DQG�ZRUNHG�RQ�WKLV�IRU�
RYHU����\HDUV�DQG�NQRZ�WKH�DUHD�DQG�WKH�UHVLGHQWV��WKDW�KDYH�EHHQ�HQWUXVWHG�WR�PDNH�WKLQJV�EHWWHU��DUH�D�UHVRXUFH�\RX�
VKRXOG�QRW�RYHUORRN�
,W�LV�DOVR�P\�RSLQLRQ�WKH�ORFDO�LGHQWLILHG�FRUULGRU�VKRXOG�EH�KLJKHU�RQ�WKH�OLVW�DQG�UHFHLYH�D�FORVHU�ORRN�ZLWK�D�KLJKHU�
JUDGH�
:KDWHYHU�WKH�RXWFRPH�WKLV�LV�RYHUGXH�DQG�QRZ�ZH�KDYH�WR�SOD\�FDWFK�XS��
/HWV�JHW�LW�GRQH�
7KDQN�\RX�
(ULF�%XQNHU

(ULF %XQNHU (PDLO

���

,�EHOLHYH�WKH�E\SDVV�LQ�WKH�1:�&RUULGRU�VKRXOG�EH�DV�FORVH�WR�WKH�FXUUHQW�+HEHU�&LW\�OLPLWV�DV�SRVVLEOH��7KLV�NHHSV�
LPSDFWV�RXW�RI�WKH�VHQVLWLYH�ZHWODQGV�LQ�WKH�1RUWK�)LHOGV��7KH�IXUWKHU�:(67�DQG�1257+�WKH�E\SDVV�JRHV��WKH�PRUH�
LPSDFWV�DQG�LW�EHFRPHV�PRUH�FRVWO\�WR�EXLOG���7KLV�ORFDWLRQ�SLQQHG�KHUH�LV�WKH�ORFDWLRQ�RI�WKH�:DVDWFK�6FKRRO�'LVWULFW�
ODQG�SXUFKDVHG�ODVW�\HDU��8'27�VKRXOG�EX\�WKLV�IURP�WKH�VFKRRO�GLVWULFW��WKHQ�EXLOG�WKH�E\SDVV�WKURXJK�WKDW�SURSHUW\��
7KH�PDMRULW\�RI�WKH�FLWL]HQV�WKLQN�LW
V�D�WHUULEOH�SODFH�IRU�D�KLJK�VFKRRO�

7UDF\ 7D\ORU &RPPHQW�0DS

��� '2�127�JHW�ULG�RI�+LJKZD\������,W
V�DQ�KLVWRULF�KLJKZD\��DQG�GHVSHUDWHO\�QHHGHG�DV�ZH�JURZ��7KHUH
V�QR�JRRG�UHDVRQ�
WR�UHPRYH�D�SHUIHFWO\�JRRG�KLJKZD\��DQG�ZH�'2�127�ZDQW�DQ�H[SDQGHG�DLUSRUW� 7UDF\ 7D\ORU &RPPHQW�0DS

��� .HHS�6RXWKILHOG�5G��DQG�12�URXQGDERXW�LQ�WKLV�DUHD��>6RXWK�)LHOG�5RDG�VRXWK�RI������6RXWK@ 7UDF\ 7D\ORU &RPPHQW�0DS
��� /LJKW�LV�QHHGHG�DW�WKLV�LQWHUVHFWLRQ��'DQJHURXV��>0DLQ�6WUHHW���&R\RWH�/DQH@ 7UDF\ 7D\ORU &RPPHQW�0DS

��� 7KH�OHIW�WXUQ�VLJQDOV�DUH�WRR�VKRUW��DQG�WKHUH�FRXOG�EH�D�IODVKLQJ�\HOORZ�ZKHQ�QR�RQFRPLQJ�WUDIILF�LV�DSSURDFKLQJ�>8�6�����
��6�5����@ 7UDF\ 7D\ORU &RPPHQW�0DS

��� 7KHUH
V�QR�ZD\�WKH�FLWL]HQV�RI�+HEHU�9DOOH\�DUH�JRLQJ�WR�DOORZ�D�KLJKZD\�WKURXJK�WKH�1RUWK�)LHOGV��OHW�DORQH�WKH�FRVWO\�
EXLOG�WKURXJK�ZHWODQGV���1RW�DQ�RSWLRQ� 7UDF\ 7D\ORU &RPPHQW�0DS

��� 6HZHU�)LHOGV�FDQQRW�EH�GLYLGHG��.HHS�6RXWKILHOG�5G�DV�WKH�FRUULGRU� 7UDF\ 7D\ORU &RPPHQW�0DS
��� 8VH������(��.HHS�DV�FORVH�WR�+HEHU�DV�SRVVLEOH�DQG�SOHDVH�EDLO�XV�RXW�E\�EX\LQJ�WKH�SURSRVHG�KLJK�VFKRRO�SURSHUW\�� 'RQ 7D\ORU &RPPHQW�0DS

���

'RQ
W�GR�LW�
7KLV�ZLOO�UXLQ�SHRSOHV�OLYHV�MXVW�WR�KDYH�UHGXFHG�WUDIILF�RQ�0DLQ�6WUHHW�
$�YHU\�VPDOO�SHUFHQWDJH�RI�WUDIILF�ZLOO�EH�UH�URXWHG�RII�RI�D�IHZ�EORFNV�RI�0DLQV�6WUHHW�DW�WKH�FRVW�RI�KXQGUHGV�RI�PLOOLRQV�
RI�GROODUV��WKH�GHVWUXFWLRQ�RI�SHRSOHV�KRPHV�DQG�SURSHUW\�YDOXH��WKH�GHVWUXFWLRQ�RI�ZLOGOLIH�KDELWDW�DQG�QHVWLQJ�JURXQGV��
ZDWHU�TXDOLW\�DQG�DPRXQW��GHILQLWHO\�DUH�PRUH�YDOXDEOH�WKDQ�ZDLWLQJ�VRPH�H[WUD�WLPH�LQ�WUDIILF�

$QRQ\PRXV :HEVLWH

���
7KHVH�KD\�ILHOGV�DUH�SDUW�RI�WKH�ELDQQXDO�&DQDGD�JHHVH�PLJUDWLRQ�DQG�WKH�6DQG�+LOO�&UDQH�KDELWDW��0RYLQJ�WKH�KLJKZD\�
WKURXJK�WKHVH�ODQGV�ZLOO�GLVUXSW�WKHVH�PLJUDWLRQV�DQG�SXVK�WKH�ELUGV�WRZDUGV�WKH�DLUSRUW�FDXVLQJ�D�VDIHW\�LVVXH��>+966'�
VHZHU�ILHOGV@

-RQ�7 *UD\ &RPPHQW�0DS



���
7KH�FXUUHQW�+LJKZD\�LV�DOUHDG\�VHW�XS�WR�KDQGOH�ODUJH�DPRXQWV�RI�WUDIILF�DQG�LW�FDQ�EH�H[SDQGHG�VLQFH�WKHUH�DUH�QR�
KRPH�WKDW�ZLOO�EH�LPSDFWHG��0RYLQJ�WKH�KLJKZD\�LV�D�ZDVWH�RI�WD[SD\HUV�PRQH\�DQG�LW�ZLOO�GHVWUR\�KRPH�YDOXHV�DQG�
QHLJKERU�KRRGV��3OHDVH�GRQ
W�PRYH�WKH�KLJKZD\�NHHS�LW�ZHUH�LW�LV��>8�6�����@

-RQ�7� *UD\ &RPPHQW�0DS

���

+HEHU�9DOOH\�&RUULGRU�(,6�6WDII�
,�DP�D�UHVLGHQW�RI�:DVDWFK�&RXQW\�DQG�ZRXOG�OLNH�WR�FRPPHQW�RQ�WKH�(QYLURQPHQWDO�,PSDFW�6WDWHPHQW�RI�WKH�+HEHU�
&RUULGRU�

)LUVW�DQG�IRUHPRVW��,�DP�DJDLQVW�GLYHUWLQJ�WKH�KLJKZD\�WKURXJK�WKH�QRUWK�DQG�VRXWK�ILHOGV��,�UHFRJQL]H�WKH�HQRUPLW\�RI�
WUDIILF�LVVXHV�LQ�DQG�DURXQG�WKH�FRXQW\�DQG�DJUHH�WKDW�VRPHWKLQJ�QHHGV�WR�EH�GRQH��$JDLQ��,�GR�QRW�VHH�WKH�SURSRVHG�
E\SDVV�DV�WKH�DQVZHU�
RXU�SXUSRVH�KHUH�LV�WR�³HYDOXDWH�SRWHQWLDO�WUDQVSRUWDWLRQ�VROXWLRQV�WR�LPSURYH�PRELOLW\�WKURXJK�WKH�+HEHU�9DOOH\�DQG�WKH�
RSHUDWLRQ�RI�+HEHU�&LW\�0DLQ�VWUHHW�´�$IWHU�H[DPLQLQJ�\RXU�HOHFWURQLF�GRFXPHQWV��,�VXJJHVW�WKDW�\RX�KDYH�
XQGHUHVWLPDWHG�FXUUHQW�SHDN�YROXPH�FRQJHVWLRQ�UDWKHU�VLJQLILFDQWO\��([DFWO\�ZKHQ�GLG�\RX�GR�\RXU�VWXGLHV"�'XULQJ�WKLV�
VXPPHU�QHDUO\�HYHU\�HYHQLQJ��IURP�URXJKO\������SP�WKUX������SP�RU�ODWHU��0DLQ�6WUHHW�LV�³VWRS�DQG�JR´�IURP�URXJKO\��QG�
1RUWK�WKUX�WKH�FHQWHU�RI�WRZQ�WR��QG�6RXWK��DQG�DJDLQ�IURP��WK�6RXWK�WKUX�DQG�SDVW�WKH���WK�6RXWK�LQWHUVHFWLRQ�ZLWK�5W��
�����,�VXJJHVW�\RX�DFWXDOO\�LQYHVW�WKH�WLPH�DQG�H[SHQVH�DQG�JDWKHU�DFFXUDWH�GDWD�EHIRUH�VSHQGLQJ�PRUH�WLPH�DQG�HIIRUW�
LQ�GLVFXVVLQJ�VROXWLRQV�WR�WKLV�SUREOHP��7KH�EHVW�VROXWLRQV�UHTXLUH�DFFXUDWH�GDWD��RU�WKH�³*DUEDJH�LQ��*DUEDJH�RXW´�UXOH�
ZLOO�GLVDVWURXVO\�DSSO\�
�
$FFRUGLQJ�WR�\RXU�IDFW�VKHHW�����RI�0DLQ�6WUHHW�WUDIILF�LV�SULYDWH�YHKLFOHV��PHDQLQJ�PRVWO\�ORFDOV��DQG�ORFDO�FRQVWUXFWLRQ�
RU�RWKHU�EXVLQHVV�WUDIILF��+DYH�\RX�VHSDUDWHG�RXW�WKH�³SULYDWH´�WUDIILF�WKDW�LV�SDVVLQJ�WKUX�RQ�LWV�ZD\�WR�SRLQWV�VRXWK�HDVW��
RU�ZHVW"�7KDW�LV�D�NH\�SLHFH�RI�LQIRUPDWLRQ��,W�PD\�ZHLJK�KHDYLO\�LQ�IDYRU�RI�D�E\SDVV��,W�PD\�EH�LQVLJQLILFDQW��<RXU�GDWD�
VXJJHVWV�WKDW�KHDY\�WUXFN�WUDIILF�DQG�UHFUHDWLRQDO�YHKLFOHV�ZRXOG��LI�VHQW�URXQG�WKH�FHQWHU�RI�WRZQ��HDVH�FRQJHVWLRQ�E\�D�
IDFWRU�RI�VRPH���RU���SHUFHQW��,I�D�E\SDVV�RI�D�QDWXUH�WKDW�LV�IULHQGO\�WR�KHDY\�WUXFN�WUDIILF�DQG�ORQJ�59¶V�LV�LQVWDOOHG�WKLV�
UHURXWHV�VRPH�KXQGUHGV�RI�YHKLFOHV�SHU�GD\��0XFK�RI�WKLV�ZLOO�ZLWKHU�DZD\�DQ\ZD\�LI�D�UDLO�WUDQVLW�V\VWHP�IRU�RLO�DQG�JDV�
VKLSPHQWV�IURP�WKH�HDVW�WR�UHILQHULHV�LQ�6DOW�/DNH�&LW\�LV�FUHDWHG��%HIRUH�ZH�LQFOXGH�WKLV�QXPEHU�LQ�RXU�FDOFXODWLRQV�LW�LV�
LPSRUWDQW�WR�GHWHUPLQH�LI�D�UDLO�OLQN�LV�LQ�WKH�QHDU�IXWXUH��:H�DOVR�ZDQW�WR�GHFLGH�LI�ZH�ZDQW�WR�KDYH�WKH�HQRUPRXV�QXPEHU�
RI�59¶V�DQG�UHODWHG�WUDIILF�GLYHUWHG�DZD\�IURP�RXU�VXSHUPDUNHWV��KDUGZDUH�VWRUHV�DQG�UHVWDXUDQWV��
�
7KH�PD[LPLQ�FDSDFLW\�IRU�0DLQ�6WUHHW�LV��������YHKLFOHV�D�GD\��:H�DUH�QRW�LQWHUHVWHG�LQ�DYHUDJHV�RYHU����KRXU�SHULRGV��
:KDW�ZH�QHHG�WR�DGGUHVV�LV�WKH�FXUUHQW�SHDN�SHULRGV��DQG�KRZ�WKHVH�ZLOO�JURZ�LQ�ERWK�YHKLFOH�QXPEHUV�DQG�WLPH�RI�
WUDYHO�WKUX�WKH�WRZQ��+RZ�ZLOO�WKHVH�SHDN�SHULRGV�H[SDQG��IURP�ODWH�DIWHUQRRQ�WR�HDUO\�HYHQLQJ�FXUUHQWO\��WR�RQO\�KHDYHQ�
NQRZV�ZKDW�DV�WKH�JHQHUDO�SRSXODWLRQ�RI�RXU�YDOOH\�DQG�RI�WKH�VRXUFHV�RI�WUDQVLHQW�WUDIILF�EDOORRQ�RYHU�WKH�FRPLQJ�\HDUV�
�
<RX�KDYH�IRFXVHG�DOPRVW�H[FOXVLYHO\�RQ�GHYHORSPHQW�DQG�SRSXODWLRQ�JURZWK�LQ�:DVDWFK�&RXQW\�IRU�\RXU�GDWD�FROOHFWLRQ��
<RX�DOVR�QHHG�WR�LQFOXGH�WKH�VXUURXQGLQJ�WRZQV�DQG�FLWLHV�SRSXODWLRQ�GDWD�LQ�\RXU�DQDO\VLV��:H�ZLOO�EH�VHHLQJ�PRUH�DQG�
PRUH�WUDQVLW�WUDIILF�DV�6DOW�/DNH��3URYR�DQG�3DUN�&LW\�JURZ��$JDLQ��GR�\RX�ZDQW�WR�GLYHUW�DOO�WKLV�WUDIILF�DZD\�IURP�RXU�
EXVLQHVVHV"
�
$�UHODWHG�SUREOHP�ZLWK�WUDIILF�SOXJJLQJ�XS�PDLQ�VWUHHW�LV�WKDW�LW�EHFRPHV�XQIULHQGO\�WR�SDUN�DQG�VKRS��,�KDYH�EHHQ�WR�
WRZQV�LQ�WKH�HDVW�WKDW�KDYH�ERXJKW�XS�WKH�ODQG�EHKLQG�WKHLU�0DLQ�6WUHHW�DQG�FRQYHUWHG�LW�WR�SDUNLQJ�DV�ZHOO�DV�XVLQJ�
WKHVH�DGMDFHQW�VWUHHWV�DV�D�PHDQV�RI�GLIIXVLQJ�WUDIILF��2QH�HIIHFW�LV�WKDW�LW�OHDYHV�0DLQ�6WUHHW�OHVV�FRQJHVWHG�DQG�QRLV\��
DQG�PXFK�IULHQGOLHU�WR�IRRW�WUDIILF��7KH�WKUHH�6WDWH�3DUNV�ZLWKLQ�WKH�+HEHU�9DOOH\�KDYH�VHHQ�D�ELJ�LQFUHDVH�LQ�JXHVW�
YLVLWDWLRQ��)DFWRU�LQ�WKHLU�YLVLWDWLRQ�QXPEHUV�LQWR�\RXU�WUDIILF�DQDO\VLV��7KH\�FXUUHQWO\�DSSHDU�LQ�WKH�³ORFDO´�SULYDWH�YHKLFOH�
FROXPQ��WKH�µVLQJOH�WUDLOHU¶�FROXPQ�DQG�LQ�WKH�5HFUHDWLRQDO�9HKLFOH�FROXPQ��0RVW�LPSRUWDQWO\��WKH\�DSSHDU�LQ�WKH�³3HDN�
&RQJHVWLRQ´�SHULRGV�RI�7KXUVGD\�DQG�)ULGD\�DQG�6XQGD\�DV�WKH\�PDNH�WKHLU�ZD\�WR�DQG�IURP�3DUNV�DQG�SRLQWV�RI�
UHFUHDWLRQDO�LQWHUHVW��DQG�WR�RXU�ORFDO�VWRUHV�
,Q������8LQWD�5DLOZD\�ZDV�JUDQWHG�SXEOLF�IXQGV�RI������PLOOLRQ�GROODUV��SURYLGHG�LQ�IRXU�LQVWDOOPHQWV��WR�FRQWLQXH�WKH�
VWXG\LQJ�DQG�GHYHORSPHQW�RI�D�UDLO�VSXU�FRQQHFWLQJ�WKH�8QLWD�%DVLQ�WR�WKH�UHILQHULHV�LQ�6DOW�/DNH��7KLV�UDLOZD\�ZLOO�
UHPRYH�D�SRUWLRQ�LI�QRW�DOO�RI�WKH�WDQNHU�WUDIILF�WUDYHOLQJ�WKURXJK�+HEHU�DQG�GRZQ�WR�1RUWK�6DOW�/DNH�DQG�6DOW�/DNH�
UHILQHULHV��,I�WKLV�GRHV�SURFHHG�DQG�LV�GHYHORSHG�\RXU�ILYH�SHUFHQW�WUDIILF�RI�ELJ�WUXFNV�LV�UHPRYHG�IURP�\RXU�UHDVRQ�WR�
EXLOG�D�E\SDVV�DW�DOO�
�
,I�\RX�SURFHHG�ZLWK�\RXU�(,6�,�ZRXOG�OLNH�\RX�WR�FRQVLGHU�WKHVH�SRLQWV�LQ�WKH�UHSRUW�
���,I�\RX�EXLOG�D�E\SDVV�KLJKZD\�ZKDW�ZLOO�EH�WKH�]RQLQJ�RI�WKH�DGMDFHQW�SURSHUW\"�&RPPHUFLDO��RSHQ�VSDFH��EXVLQHVV�
GLVWULFW"
���$Q�DQDO\VLV�RI�WKH�QRLVH�SROOXWLRQ�WR�DGMDFHQW�VXEXUEV�DQG�FRPPXQLWLHV��,�OLYHG�LQ�6WRUP�+DYHQ�IRU�D�\HDU�DQG�WKH�
QRLVH�IURP�WKH�KLJKZD\�UDWWOHG�RXU�KRXVH�GDLO\��
���$�IXOO�ZHWODQG�GHOLQHDWLRQ�FDUULHG�RXW�DW�WKH�ULJKW�WLPH�RI�\HDU�DV�UHTXLUHG�E\�WKH�$&(��
���7KH�FRQVWUXFWLRQ�RI�ZLOGOLIH�FRUULGRUV�DQG�IHQFLQJ�DORQJ�WKH�E\SDVV�URDG�LQ�NH\�DUHDV�SURYLGHG�E\�WKH�'HSDUWPHQW�RI�
:LOGOLIH�'LYLVLRQ��
���$LU�TXDOLW\�DQG�SDUWLFXODWH�PDWWHU�PRGHOLQJ�RI�WKH�DUHD�LPSDFWHG�E\�WKH�YHKLFOHV�H[KDXVW�V\VWHPV��:H�OLYH�LQ�D�ERZO�
MXVW�OLNH�6DOW�/DNH�&LW\�DQG�DOUHDG\�H[SHULHQFH�RXU�RZQ�ZLQWHU�LQYHUVLRQV�IURP�DLU�SROOXWLRQ��
���&XPXODWLYH�,PSDFWV�RQ�RXU�DLU��ZDWHU��DQG�ZLOGOLIH�SRSXODWLRQV�IURP�WKLV�SURSRVDO�
���7KH�LPSDFW�XSRQ�RXU�EXVLQHVV��5HVWDXUDQWV��KDUGZDUH��DQG�FDPSLQJ�VXSSO\�VWRUHV�DQG�DOO�WKH�RWKHU�EXVLQHVVHV�DORQJ�
0DLQ�6WUHHW��
���7KH�WRWDO�FRVWV�RI�WKH�SURMHFW��ZKLFK�LQFOXGHV�WKH�SXUFKDVH�RI�ODQG�QHHGHG�IRU�WKH�SURMHFW��DOO�WKH�VWXGLHV�UHTXLUHG��DQG�
WKH�DFWXDO�EXLOGLQJ�RI�WKH�E\SDVV�FRUULGRU��
�
5HVSHFWIXOO\�6XEPLWWHG�
1DQF\�2¶7RROH

QDQF\ 2WRROH :HEVLWH

���
7KH�ILHOG�ZKHUH������6RXWK�LV�SURSRVHG�WR�JR�DUH�D�PLJUDWRU\�VWRS�IRU�&DQDGD�JHHVH�DQG�VDQG�KLOO�FUDQHV��,I�\RX�EXLOG�
�����VRXWK�WKURXJK�WKDW�ILHOG�LW�FRXOG�SXVK�WKH�ELUGV�WKDW�PXFK�FORVHU�WR�WKH�DLUSRUW�ZKLFK�FRXOG�EH�GDQJHURXV�IRU�
HYHU\RQH��%LUGV�DQG�SODQHV�GRQ
W�PL[�ZHOO�

*OHQGD *UD\ &RPPHQW�0DS

���

5HURXWLQJ�+Z\�����WR�WKH�SURSRVHG������6RXWK�LV�D�EDG�LGHD��,W�LV�D�ZDVWH�RI�WD[SD\HU�PRQH\�WR�UHURXWH�D�+Z\�WKDW�LV�
DOUHDG\�LQ�SODFH��1RW�RQO\�GRHV�LW�PDNH�PDQ\�SHRSOH�IHHO�WKDW�WKHUH�LV�DQ�XOWHULRU�PRWLYH�DERXW�H[SDQGLQJ�WKH�DLUSRUW��EXW�
LW�LV�KDUG�WR�XQGHUVWDQG�ZK\�UHURXWLQJ�WKH�+Z\�LQWR�D�UHVLGHQWLDO�DUHD�FRXOG�SRVVLEO\�PDNH�VHQVH��7KH�SURSRVHG������
VRXWK�ZLOO�QHJDWLYHO\�LPSDFW�KRPH�YDOXHV�LQ�WKH�DUHD��,W�LV�D�VDIHW\�FRQFHUQ�IRU�WKH�UHVLGHQWV�ZKR�OLYH�ULJKW�QH[W�WR�WKH�
SURSRVHG�+Z\��,I�WKLV�URXWH�KDV�EHHQ�LQ�WKH�SODQQLQJ�IRU�VR�ORQJ��WKHQ�WKH�FLW\�VKRXOG�QRW�KDYH�DOORZHG�KRXVHV�WR�EH�EXLOW�
VR�FORVH��+RPHEX\HUV�VKRXOG�KDYH�DW�OHDVW�EHHQ�ZDUQHG�RI�WKH�SODQV�LQ�RUGHU�WR�PDNH�LQIRUPHG��

*OHQGD *UD\ &RPPHQW�0DS

���
1R�E\SDVV�URDG�WKURXJK�WKH�1RUWK�)LHOGV�RU�DQ\ZKHUH�QHDU�WKH�3URYR�5LYHU��([SORUH�VRPH�RI�WKH�LGHDV�SURSRVHG�E\�
SXEOLF�FRPPHQWV�WKDW�GR�127�LPSDFW�WKH�1RUWK�)LHOGV�RU�VFHQLF�YDOXH�RI�WKH�9DOOH\��3HDN�WUDIILF�LV�VLPSO\�WKDW��3HDN�
WUDIILF��'HDO�ZLWK�WKH�SHDNV��'RQ¶W�GHVWUR\������RI�WKH�YDOOH\�IRU�D������SUREOHP�

:HEVLWH

���
7KLV�LV�RQH�RI�WKH�EHVW�FRXQWU\�URDGV�LQ�WKH�YDOOH\��WKDW�KLNHUV��ZDONHUV��ELNHUV��GRJV��KRUVHV�XVH�RQ�D�GDLO\�EDVLV��0\�
RZQ�FKLOGUHQ�KDYH�OHDUQHG�KRZ�WR�ULGH�WKHLU�ELNHV�RQ�WKLV�TXLHW�URDG��ZLWK�D�E\SDVV�JRLQJ�WKURXJK�LW�,�DP�FRQFHUQHG�
DERXW�QRLVH�DQG�DLU�SROOXWLRQ�DV�ZHOO�DV�VDIHW\�IRU�RXU�FLWL]HQV�FURVVLQJ�WR�WKLV�URDG��>����6RXWK@

.DWH 0DSS &RPPHQW�0DS



���

3OHDVH�GR�QRW�EXLOG�D�E\SDVV�URDG�WKURXJK�WKH�+HEHU�9DOOH\�DQ\ZKHUH��:H�DV�D�JOREDO�FRPPXQLW\�QHHG�WR�ZHDQ�
RXUVHOYHV�RII�RI�IRVVLO�IXHOV��ZKLFK�LV�KDSSHQLQJ�QRZ��,W�ZRXOG�EH�PRUH�SURGXFWLYH�WR�SODQ�IRU�WKH�IXWXUH�ZLWK�OLJKW�UDLO�
SRZHUHG�E\�UHQHZDEOH�HOHFWULFLW\�WKDQ�WR�EXLOG�PRUH�URDGV��7KH�GLIIHUHQFHV�LQ�ZDLW�WLPHV�JHWWLQJ�WKURXJK�+HEHU�RQ�URXWH�
���LV�QHJOLJLEOH��ZKHQ�\RX�FRPSDUH�WKH�WLPH�LW�WDNHV�WRGD\�YHUVXV�WKH�H[SHFWHG�WLPH�LQ�������:H�PD\�QRW�HYHQ�PDNH�LW�
XQWLO�WKDW�WLPH�DV�D�VSHFLHV��ORRNLQJ�DW�WKH�ZD\�FOLPDWH�LV�FKDQJLQJ�DQG�WKH�ZRUOG
V�FXUUHQW�FULVHV��:KR�NQRZV�ZKDW�WKH�
IXWXUH�ZLOO�EULQJ�EXW�,�NQRZ�ZH�ZLOO�KDYH�OHVV�RLO�WDQNHUV�EHFDXVH�RLO�LV�SDVVH�DQG�ZLOO�EH�QHHGHG�OHVV�DQG�OHVV��1RW�RQO\�
WKDW�EXW�WKH�SHUFHQWDJH�RI�WDQNHUV�WKURXJK�WRZQ�QRZ�LV�PLQLPDO��DV�FRPSDUHG�WR�VLQJOH�RFFXSDQW�YHKLFOHV��/RRN�WR�WKH�
IXWXUH�DQG�JHW�RXW�RI�WKH�WUDGLWLRQDO�ER[HV�WKDW�\RX�DUH�RSHUDWLQJ�ZLWKLQ��:H�QHHG�EHWWHU�DQG�PRUH�HIILFLHQW�SXEOLF�
WUDQVSRUWDWLRQ�DQG�QRW�PRUH�URDGV��6DYH�RXU�SUHFLRXV�YDOOH\�DQG�OHW
V�PRYH�IRUZDUG�LQ�DQ�LQWHOOLJHQW�PDQQHU�

(G� 6KDXO�-U :HEVLWH

��� 7KLV�LV�RQH�RI�RXU�PRUH�SRSXODU�SDUNV�LQ�WKH�YDOOH\��ZLWK�WKH�E\SDVV�WKH�QRLVH�DQG�FRQJHVWLRQ�ZLOO�FDXVH�LVVXHV�DQG�
PDNH�WKH�SDUN�OHVV�GHVLUDEOH�WR�JR�WR��>:DVDWFK�&RXQW\�3DUN@ .DWH 0DSS &RPPHQW�0DS

��� 2XU�PRVW�SUL]HG�UHVRXUFH�LQ�WKH�YDOOH\�DQG�D�E\SDVV�ZLOO�EH�JRLQJ�ULJKW�WKURXJK�LW��3OHDVH�GR�QRW�EXLOG�WKH�E\SDVV�DV�WKLV�
ZLOO�GHVWUR\�WKH�ZD\�RI�OLIH�LQ�WKH�YDOOH\�IRUHYHU��>ZHVW�RI�+HEHU�&LW\@ .DWH 0DSS &RPPHQW�0DS

��� 6DQGKLOO�&UDQHV�OLYH�KHUH�DQG�RWKHU�PLJUDWRU\�ELUGV�ZLWK�WKH�UHDOLJQPHQW�RI�����WKLV�ZLOO�GHVWUR\�WKHLU�KDELWDW�DQG�FDXVH�
LPPHQVH�QRLVH�DQG�DLU�SROOXWLRQ�WR�UXUDO�SDUWV�RI�RXU�FRPPXQLW\��>+966'�VHZHU�ILHOGV@ .DWH 0DSS &RPPHQW�0DS



���

7R�RXU�(OHFWHG�2IILFLDOV��8'27��&LW\�DQG�&RXQW\�3ODQQHUV�DQG�&RPPLWWHHV��DQG�:DVDWFK�&RXQW\�&LWL]HQV�

:KHQ�,�ZRNH�XS�WKLV�PRUQLQJ�P\�GDXJKWHU�DQG�,�FRXOG�KHDU�WKH�VDQGKLOO�FUDQHV�IURP�LQVLGH�RXU�KRXVH�DQG�,�KDG�WKLV�
RYHUZKHOPLQJ�IHHOLQJ�RI�EHDXW\�IRU�WKLV�ZRUOG��%XW�WKHQ�,�UHDOL]HG�LQ�D�FRXSOH�RI�\HDUV�ZH�ZLOO�QRW�KDYH�WKLV�RSSRUWXQLW\�WR�
KHDU�VRPHWKLQJ�VR�EHDXWLIXO�DQG�DPD]LQJ�LQ�RXU�FRPPXQLW\�ULJKW�IURP�RXU�KRPHV��EDFN\DUGV��ELNH�SDWKV��IDUPV��
UDQFKHV��VFKRROV��DQG�ZRUN��EHFDXVH�D�KLJKZD\�ZLOO�EH�JRLQJ�ULJKW�WKURXJK�WKH�KHDUW�RI�RXU�FRPPXQLW\��$V�PXFK�DV�\RX�
ZDQW�WR�PDNH�RXU�PDLQ�VWUHHW�OLNH�DQ\�RWKHU�TXDLQW�PRXQWDLQ�WRZQ��WKDW�LV�QRW�ZKDW�EURXJKW�XV�DQG�NHHSV�XV�WR�WKH�+HEHU�
9DOOH\���,W�LV�WKH�QDWXUDO�EHDXW\�WKDW�DWWUDFWV�QHZ�SHRSOH�DQG�NHHSV�SHRSOH�OLYLQJ�DQG�ORYLQJ�WKLV�DUHD���/LYLQJ�LQ�:DVDWFK�
&RXQW\��HVSHFLDOO\�LQ�+HEHU�&LW\��ZH�KDYH�D�XQLTXH�RSSRUWXQLW\�WR�SUHVHUYH�WKH�QDWXUDO�HQYLURQPHQW�DORQJ�RXU�ERUGHUV��
ZKLFK�LV�YHU\�XQLTXH�DQG�UDUH�IRU�VXFK�D�JURZLQJ�FRPPXQLW\���,�XQGHUVWDQG�:DVDWFK�&RXQW\�LV�H[SHULHQFLQJ�H[SRQHQWLDO�
JURZWK�ZLWK�WKH�DGGHG�SUHVVXUHV�RI�FRPPXWLQJ��WUDYHOLQJ��DQG�FRPPHUFH�FRPLQJ�WKURXJK�RXU�FRPPXQLW\���,�DP�MXVW�
ZRQGHULQJ�LI�VSUHDGLQJ�WKH�WUDIILF�WR�RXU�UXUDO�DUHDV�ZKLFK�DUH�VR�WUHDVXUHG��SUHFLRXV��DQG�OLPLWHG�DOUHDG\�LV�WKH�ULJKW�
GHFLVLRQ�IRU�RXU�FRPPXQLW\�DQG�HQYLURQPHQW���:KHQ�,�KHDUG�WKHVH�VDQGKLOO�FUDQHV�DQG�RWKHU�PLJUDWRU\�ELUGV�WKH�RWKHU�
GD\��,�EHFDPH�GHHSO\�VDGGHQHG�DQG�GLVSLULWHG�EHFDXVH�,�NQRZ�LQ�D�FRXSOH�RI�\HDUV�,�ZLOO�EH�KHDULQJ�WUDIILF�QRLVH�LQVWHDG��

$V�D�UHVLGHQW�RI�+HEHU�&LW\��,�IHHO�OLNH�RXU�FRPPHQWV�DUH�EHLQJ�LJQRUHG���,�ZURWH�D�OHWWHU�D�\HDU�DJR�RXWOLQLQJ�P\�
FRQFHUQV�IRU�WKLV�FRPPXQLW\�DQG�WKH�E\SDVV�DQG�,�RQO\�KHDUG�IURP���HOHFWHG�RIILFLDO��HYHQ�WKRXJK�WKH�OHWWHU�ZHQW�RXW�WR�
RYHU����SHRSOH�ZKR�ZRUNHG�IRU�RXU�FRXQW\�DQG�FLW\���7KH�SXEOLF�SURFHVV�IHHOV�OLNH�\RX�DUH�JRLQJ�WKURXJK�WKH�PRWLRQV�EXW�
QRW�UHDOO\�FRQVLGHULQJ�RXU�KHDOWK��TXDOLW\�RI�OLIH��DQG�ZHOO�EHLQJ�IRU�DQLPDOV�DQG�KXPDQV��

2XU�RSHQ�DQG�UXUDO�VSDFH�LV�RXU�PRVW�WUHDVXUHG�UHVRXUFH�LQ�RXU�FRPPXQLW\�DQG�SXWWLQJ�D�KLJKZD\�ULJKW�WKURXJK�LW�LV�
GHYDVWDWLQJ�DQG�PDNHV�PH�YHU\�FRQFHUQHG�DERXW�RXU�YDOOH\�LQ�\HDUV�WR�FRPH���7KH�VRXWK�DQG�QRUWK�ILHOGV�DUH�VR�
DPD]LQJ�DQG�PXVW�EH�SUHVHUYHG�ILUVW�DQG�IRUHPRVW�RYHU�DQ\�RWKHU�GHYHORSPHQW�KDSSHQLQJ�LQ�RXU�YDOOH\���7KH�ULYHU�IORRU�
LV�VR�XQLTXH�DQG�ZH�KDYH�D�GXW\�WR�SUHVHUYH�WKLV��7KH�E\SDVV�LV�QRW�WKH�DQVZHU�DQG�WKH�QRLVH�DQG�DLU�SROOXWLRQ�ZLOO�ERWK�
GLVUXSW�WKH�TXDOLW\�RI�OLIH�IRU�ERWK�0LGZD\�DQG�+HEHU�UHVLGHQWV���

$QRWKHU�XQLTXH�RSSRUWXQLW\�WKDW�ZH�KDYH�LV�WKDW�ZH�KDYH�D�YHU\�SRSXODU�ELNLQJ�FRPPXQLW\�WKDW�ZLOO�RQO\�EH�GHVWUR\HG�LI�
WKLV�E\SDVV�JRHV�WKURXJK���(ELNLQJ�RQ�TXLHW�FRXQWU\�URDGV�LV�KXJH�IRU�GHVWLQDWLRQ�WRZQV�OLNH�RXUV�DQG�EXLOGLQJ�D�E\SDVV�
ZLOO�DOO�EXW�UXLQ�WKLV�RSSRUWXQLW\�DQG�PDNH�LW�IHHO�OLNH�DQ\�RWKHU�KLJKZD\�LQ�WKH�FRXQWU\�UDWKHU�WKDQ�SUHVHUYLQJ�WKH�IDUP�DQG�
UXUDO�URDGV�EDVHG�RII�RI�WKH�VRXWK�DQG�QRUWK�ILHOGV���

(YHQ�LI�ZH�KDYH�D�E\SDVV��+HEHU�0DLQ�6WUHHW�ZLOO�VWLOO�KDYH�D�WUDIILF�LVVXH��3OHDVH�FRQVLGHU�����ZHVW�DQG�����HDVW�IRU�
ORFDO�WUDIILF���0RVW�EXVLQHVVHV�DUH�DFFHVVLEOH�IURP�WKH�EDFN�RI�0DLQ�6WUHHW�DQG�WKH�WUDIILF�ZLOO�FRQWLQXH�EHLQJ�D�SUREOHP�
GHVSLWH�KDYLQJ�D�E\SDVV��:K\�ZRXOG�ZH�VSUHDG�WKH�WUDIILF�RXW�DFURVV�RXU�YDOOH\��ZKHQ�ZH�FDQ�IRFXV�RQ�WKH�SUREOHP�DQG�
LPSURYH�LW�ZLWK�SHGHVWULDQ�XQGHUSDVVHV��FUHDWLYH�SODQQLQJ�DQG�GHVLJQ�HOHPHQWV��DQG�RII�0DLQ�6WUHHW�FRPPHUFLDO�
RSSRUWXQLWLHV��OLNH�0RDE��

%HWZHHQ�WKH�SRZHU�SODQW��WKH�SRZHUOLQHV��WKH�UH]RQLQJ��WKH�E\SDVV��WKH�GHQVHU�KRXVLQJ�SHUPLWV��WKH�UHDOLJQPHQW�RI������
DQG�WKH�DLUSRUW�H[SDQVLRQ��LW�LV�FOHDU�WKDW�WKH�ZHVW�VLGH�RI�+HEHU�&LW\�LV�EHLQJ�WDNHQ�DGYDQWDJH�RI�DQG�GHHPHG�PRUH�
GLVSRVDEOH�WKDQ�WKH�HDVW�VLGH���7KHUH�DUH�PDQ\�SURSHUWLHV�DQG�QHLJKERUKRRGV�WKDW�PD\�QRW�EH�ZRUWK�ZKDW�WKH�HDVW�VLGH�
KRPHV�DUH��EXW�ZH�IHHO�OLNH�\RXU�GHFLVLRQV�DUH�PDNLQJ�RXU�SURSHUW\�YDOXHV�GHFUHDVH�DQG�RXU�TXDOLW\�RI�OLIH�OHVV�LPSRUWDQW�
WR�SUHVHUYH���+RZ�PDQ\�RI�\RX�OLYH�RQ�WKH�ZHVW�VLGH�ZKHUH�WKH�SRZHU�OLQHV�DQG�WKH�E\SDVV�ZLOO�EH�LQ�FORVH�
DSSUR[LPDWLRQ"�<RX�DUH�PDNLQJ�WKHVH�GHFLVLRQV�RQ�ZKLFK�QHLJKERUKRRGV�DUH�GLVSRVDEOH��DQG�LW�LV�FOHDU�\RX�IDYRU�
SUHVHUYLQJ�WKH�ZD\�RI�OLIH�IRU�WKRVH�ZKR�OLYH�RQ�WKH�HDVW�VLGH�RI�+HEHU
V�0DLQ�6WUHHW�

3OHDVH�OREE\�WR�VWRS�ELJ�WDQNHU�WUDIILF�IURP�FRPLQJ�LQWR�RXU�FRPPXQLW\��2WKHU�WRZQV�KDYH�D�YHVWHG�LQWHUHVW�WRR��6ROYH�
WKH�ELJJHU�LVVXH�ZKLFK�LV�WKH�RLO�DQG�JDV�,QGXVWU\�WKDW�LV�UXLQLQJ�VPDOO�WRZQV�OLNH�RXUV��$QG�SOHDVH�VWRS�ULFK�SULYDWH�MHWV�
OREE\LQJ�IRU�PRUH�UXQZD\�VSDFH�LQ�RXU�YDOOH\���2XU�DLU�DQG�QRLVH�SROOXWLRQ�LV�DOUHDG\�EHLQJ�DIIHFWHG��SOHDVH�GR�QRW�
SURPRWH�PRUH�RI�WKLV���<RX�ZLOO�UXLQ�RXU�FRPPXQLW\��KHDOWK��HQYLURQPHQW��DQG�SURSHUW\�WD[HV�

2QFH�DJDLQ��SOHDVH�GR�QRW�EXLOG�WKH�E\SDVV�DV�WKLV�LV�D�GLUHFW�YLRODWLRQ�WR�WKH�&RXQW\�2UGLQDQFH�����������385326(
7KH�DJULFXOWXUDO�]RQH��$�����LV�HVWDEOLVKHG�WR�SURYLGH�DUHDV�LQ�ZKLFK�DJULFXOWXUDO�SXUVXLWV�FDQ�EH�HQFRXUDJHG�DQG�
VXSSRUWHG�ZLWKLQ�:DVDWFK�&RXQW\��7KLV�FKDSWHU�VHWV�IRUWK�JXLGHOLQHV�DQG�UHVWULFWLRQV�WR�SURWHFW�DJULFXOWXUDO�XVHV�IURP�
HQFURDFKPHQW�RI�XUEDQ�VSUDZO��8VHV�SHUPLWWHG�LQ�WKH�DJULFXOWXUDO�]RQH��$������LQ�DGGLWLRQ�WR�DJULFXOWXUDO�XVHV��PXVW�EH�
LQFLGHQWDO�WKHUHWR�DQG�VKRXOG�QRW�GHWUDFW�IURP�WKH�EDVLF�DJULFXOWXUDO�FKDUDFWHU�RI�WKH�]RQH��)XUWKHUPRUH��WKH�VSHFLILF�
LQWHQW�LQ�HVWDEOLVKLQJ�WKLV�]RQH�LV�IRU�WKH�IROORZLQJ�SXUSRVHV�

$YRLG�H[FHVVLYH�FRVWV�IRU�SXEOLF�VHUYLFHV�LQ�DUHDV�ZLWK�KLJK�SK\VLFDO�FRQVWUDLQWV�

3URYLGH�D�ORFDWLRQ�ZKHUH�WKH�FXOWLYDWLRQ�RI�FURSV�DQG�WKH�UDLVLQJ�DQG�NHHSLQJ�RI�OLYHVWRFN�DQG�UHODWHG�XVHV�FDQ�EH�
SURWHFWHG�DQG�HQFRXUDJHG�

3UHYHQW�WKH�QHFHVVLW\�RI�KDYLQJ�WR�SD\�H[FHVVLYH�WD[HV�RQ�JUD]LQJ�ODQGV�

3UHVHUYH�WKH�EHDXW\�RI�WKH�HQWU\�FRUULGRUV�RI�:DVDWFK�&RXQW\�

3URWHFW�WKH�XQGHUJURXQG�ZDWHU�VXSSO\�IURP�SROOXWLRQ��DQG

0DLQWDLQ�DQ�RSHQ�UXUDO�EXIIHU�EHWZHHQ�+HEHU�DQG�0LGZD\�&LW\��

3OHDVH�OLVWHQ�WR�\RXU�UHVLGHQWV�DQG�FRPH�XS�ZLWK�DOWHUQDWLYH��FUHDWLYH��DQG�RXW�RI�WKH�ER[�VROXWLRQV�

.DWH�0DSS
5HVLGHQW�RI�+HEHU�&LW\�IRU����\HDUV��,�RZQ�SURSHUWLHV�RQ�ERWK�WKH�ZHVW�DQG�HDVW�VLGH�RI�+HEHU�0DLQ�6WUHHW�
,�DP�D�PRWKHU��ZLIH��DQG�HGXFDWRU��,�UHSUHVHQW�P\�H[WHQGHG�IDPLO\�ZKR�OLYH�LQ�WKH�+HEHU�9DOOH\�LQFOXGLQJ�0LGZD\�DQG�
+HEHU�&LW\�

.DWH 0DSS (PDLO

���

7KLV�FRXQWU\�URDG�LV�ELNHG�DQG�ZDONHG�RQ�D�GDLO\�EDVLV�E\�UHVLGHQWV�DQG�YLVLWRUV��0\�SDUHQWV�FRPH�IURP�0LGZD\�WR�ELNH�
GRZQ�WKLV�URDG��,W�LV�D�VSHFLDO�SODFH�LQ�WKH�YDOOH\�DQG�LI��\RX�KDYH�QRW�KDG�WKH�RSSRUWXQLW\�WR�ZDON�GRZQ�KHUH�SOHDVH�GR�
VR��-XVW�SDUN�DW�WKH�FKXUFK�DQG�UHIOHFW�RQ�WKH�GHFLVLRQV�WKDW�\RX�DUH�DERXW�WR�PDNH��<RX�FDQ�OLWHUDOO\�VHH�ZKDW�\RX�ZLOO�EH�
GRLQ�WR�WKH�ODQG�E\�SXWWLQJ�D�E\SDVV�URDG�WKURXJK�WKLV�PRVW�SUHFLRXV�DUHD�RI�RXU�FRPPXQLW\��>����6RXWK@

.DWH 0DSS &RPPHQW�0DS

��� 7KH�VLGHZDONV�DUH�QRW�FRQVLVWHQW�DQG�VRPHRQH�ZLOO�VPDVK�LQWR�WKH�FXUE��7KH�VLGHZDONV�SXVK�\RX�LQWR�WKH�URDG��>6RXWK�
)LHOG�5RDG@ .DWH 0DSS &RPPHQW�0DS

��� &DUV�JR�WR�IDVW�RQ�WKLV�URDG�DQG�VKRXOG�VORZ�GRZQ�RU�KDYH�PRUH�RI�D�VKRXOGHU��>6RXWK�)LHOG�5RDG@ .DWH 0DSS &RPPHQW�0DS

���
7KLV�ELNH�SDWK�VKRXOG�KDYH�MHUVH\�EDUULHUV�RU�D�FXUE�QH[W�WR�LW��,W�LV�WRR�FORVH�WR�WKH�URDG�DQG�ELNHV�RU�FDUV�FRXOG�VZHUYH�
RQWR�WKH�ELNH�SDWK�RU�RQWR�WKH�URDG��7KLV�LV�D�KXJH�GDQJHU�DQG�WKH�ELNH�SDWK�LV�D��ZHOO�XVHG�UHVRXUFH�EXW�VKRXOG�EH�
PDLQWDLQHG�DQG�LPSURYHG�XSRQ��>6�5�����@

.DWH 0DSS &RPPHQW�0DS

���
,I�\RX�PXVW�GR�D�E\SDVV�ULJKW�WKURXJK�WKH�KHDUW�RI�RXU�FRPPXQLW\��SOHDVH�XVH�FRQFUHWH�DQG�EXLOGLQJ�PHWKRGV�WKDW�
GHFUHDVH�QRLVH�SROOXWLRQ��$OVR��SOHDVH�PDNH�WKH�URDG�OHVV�WKDQ����PLOHV�SHU�KRXU�DQG�WD[�WKH�RLO�ULJV�WKDW�FRPH�WKURXJK�
RXU�FRPPXQLW\��7KH\�DUH�FUHDWLQJ�WKLV�SUREOHP�WKH\�VKRXOG�SD\�IRU�LW��QRW�XV�

.DWH 0DSS &RPPHQW�0DS



��� :H�DSSUHFLDWH�\RXU�FRQVLGHUDWLRQ�RI�RXU�FRQFHUQV�ZLWK�WKH�SURSRVHG�E\SDVV�LQ�+HEHU�&LW\� (PLOHH�0DH .LQJ (PDLO

���

7KHUH�LV�QRW�HYHQ�D�ODUJH�PLQRULW\�RI�VXSSRUW�IRU�H[SDQGLQJ�RU�DGMXVWLQJ�WKH�DLUSRUW�LQ�WRZQ�DPRQJ�WKH�HQWLUH�+HEHU�
YDOOH\��<RX�ZRXOG�EH�PRUH�OLNHO\�WR�JDLQ�PRUH�VXSSRUW�IRU�FORVLQJ�DQG�FRPSOHWHO\�WHUPLQDWLQJ�WKH�DLUSRUW��7KH�ZKROH�SRLQW�
RI�WKH�DLUSRUW�LV�ZH�GRQ
W�KDYH�D�ODUJH�QHHG�IRU�LW�VR�LW�VKRXOGQ
W�EH�D�IDFWRU�IRU�ZK\�WR�UXLQ�JRRG�FRPPXQLW\�PHPEHUV�
SURSHUWLHV�DQG�VXUURXQGLQJ�SURSHUW\�YDOXHV��:K\�GRHV�WKH�SULRULW\�IRU�WKLV�VHHP�WR�EH�PRUH�DERXW�JHWWLQJ�EXVLQHVVHV�
WKDW�KDYH�QRWKLQJ�WR�GR�ZLWK�+HEHU�ELJJHU�DQG�EHWWHU�RSWLRQV�ZKLOH�UHVLGHQWV�LQ�+HEHU�DUH�FOHDUO\�EHLQJ�LJQRUHG�

5XVVHOO *UD\ &RPPHQW�0DS

���
7KHVH�ILHOGV�DUH�KRPH�WR�PDQ\�VSHFLHV�RI�ELUGV�GXULQJ�WKH�VSULQJ�VXPPHU�DV�ZHOO�DV�GXULQJ�VSULQJ�DQG�IDOO�PLJUDWLRQV��
%REROLQNV�DUH�UHODWLYHO\�UDUH�LQ�8WDK�DQG�WKLV�LV�D�XQLTXH�SODFH�ZKHUH�WKH\�FDQ�EH�IRXQG���$Q\�GHYHORSPHQW�SODQV�IRU�WKLV�
DUHD�VKRXOG�WDNH�LQWR�DFFRXQW�LPSDFWV�WR�WKHVH�XQLTXH�QDWXUDO�DUHDV��>�����1RUWK��������:HVW@

0DWWKHZ :LOOLDPV &RPPHQW�0DS

��� &RQVLGHU�LPSDFWV�RQ�DQ\�SRWHQWLDO�5HG�/HGJHV�E\SDVV�WR�WKH�WUDIILF�PRGHOV� 0DWWKHZ :LOOLDPV &RPPHQW�0DS

���

,�ZRXOG�OLNH�WR�YRLFH�P\�RSSRVLWLRQ�WR�WKH�SURSRVHG�E\SDVV�WKURXJK�WKH�1RUWK�DQG�6RXWK�ILHOGV�RI�+HEHU�9DOOH\���,�GR�QRW�
IHHO�WKDW�LW�LV�D�JRRG�LGHD�WR�URXWH�WUDIILF�WKURXJK�ZKDW�LV�SULPH�RSHQ�VSDFH���0DQ\�SHRSOH�FRPH�WR�WKH�+HEHU�9DOOH\�
EHFDXVH�RI�WKH�EHDXW\�WKDW�LW
V�RSHQ�VSDFH�SURYLGHV���7KH�SURSRVHG�E\SDVV�ZRXOG�GHVWUR\�ZKDW�OLWWOH�RSHQ�VSDFH�LV�OHIW���
,�DOVR�GRQ
W�IHHO�WKDW�UH�URXWLQJ�WUXFN�WUDIILF�RII�RI�PDLQ�VWUHHW�WR�D�SURSRVHG�E\SDVV�WKDW�ZRXOG�JR�ULJKW�E\�ZKDW�DUH�QRZ�
TXLHW�UHVLGHQWLDO�QHLJKERUKRRGV�LV�D�ZLVH�GHFLVLRQ���7KDW�ZRXOG�EH�PRYLQJ�DQ�H[LVWLQJ�SUREOHP�IURP�RQH�SDUW�RI�WRZQ�WR�
DQRWKHU���:H�VKRXOG�EH�ORRNLQJ�DW�D�ZD\�WR�UHGXFH�WKH�DPRXQW�RI�WUXFN�WUDIILF�WKDW�LV�FRPLQJ�WKURXJK�RXU�YDOOH\���7KH�RLO�
DQG�JDV�FRPSDQLHV�DUH�XVLQJ�RXU�URDGV�DW�DQ�XQSUHFHGHQWHG�UDWH�DQG�,�GRQ
W�IHHO�WKH\�DUH�SD\LQJ�D�IDLU�VKDUH�IRU�
PDLQWHQDQFH�

'DYH 0DSS (PDLO

���

0DQ\�KDYH�FRPPHQWHG�RQ�WKH�VHPL�WUXFNV�EXW�WKRVH�VHHP�VRPHZKDW�LQGHSHQGHQW�RI�WKH�WUDIILF�SUREOHPV���+HEHU�0DLQ�
VWUHHW�KDV�DOUHDG\�EHHQ�ODUJHO\�GHYHORSHG�WR�DFFRXQW�IRU�EHLQJ�ULJKW�RQ�D�PDMRU�KLJKZD\���$VSLULQJ�IRU�D�ZDONDEOH�TXDLQW�
GRZQWRZQ�LV�QRW�UHDOLVWLF�DQG�VKRXOG�QRW�SXVK�LPSDFWV�HOVHZKHUH�ZKHQ�WKLV�PDLQ�WUDYHO�FRUULGRU�KDV�ODUJHO\�EHHQ�
GHYHORSHG�WR�DFFRXQW�IRU�WKH�QRLVH��ODUJH�WUXFNV��HWF��,W�PD\�EH�HDVLHU�WR�PRYH�VRPH�HOHPHQWV�RI�D�GRZQWRZQ�WR�DQRWKHU�
ORFDWLRQ�WKDQ�LW�ZRXOG�EH�WR�FUHDWH�D�TXDLQW�GRZQWRZQ�KHUH�

0DWWKHZ :LOOLDPV &RPPHQW�0DS

��� 'DYLG�DQG�
$QQ *HRUJH 0DLOHG



���

7R��8'27

5(��+HEHU�%\SDVV�3DUNZD\�4XHVWLRQV

7KH�E\�SDVV�LV�QR�ORQJHU�DQ�HIIHFW�ZD\�WR�PLWLJDWH�WUDIILF�RQ�³0DLQ�6WUHHW´���7KH�ODUJH�PDMRULW\�RI�H[WHQVLYH�JURZWK�LV�
KDSSHQLQJ�RQ�WKH�(DVW�VLGHV�DQG�1RUWK�VLGHV�RI�WKH�+HEHU�9DOOH\���7KH�E\SDVV�ZDV�SURSRVHG�WR�EH�RQ�WKH�:HVW�VLGH�
DQG�ZLOO�UHURXWH�D�YHU\�VPDOO�DPRXQW�RI�WUDIILF�RII�RI�³0DLQ�6WUHHW´�EXW�KDV�WKH�SRWHQWLDO�WR�FUHDWH�ODUJH�WUDIILF�MDPV�RQ�WKH�
IDU�1RUWK�DQG�6RXWK�HQGV�RI�WRZQ�

4XHVWLRQ���:KDW�VSHFLILF�FRVWV��HQYLURQPHQWDO�GDPDJHV��SURSHUW\�GDPDJHV��DUH�EHLQJ�FRQVLGHUHG�LQ�WKH�(,6���3OHDVH�
VKDUH�WKHVH�UHSRUWV�

4XHVWLRQ���+RZ�ZLOO�8'27�MXVWLI\�VXFK�DQ�H[SHQVLYH�SURMHFW�WR�8WDK�WD[�SD\HUV�

4XHVWLRQ���:K\�ZHUH�VHYHUDO�SURSRVHG�SUHIHUUHG�URXWHV�SUHVHQWHG�ODVW�\HDU�DQG�QRZ�8'27�LV�VD\LQJ�WKHUH�LV�QR�
SUHIHUUHG�URXWH"

4XHVWLRQ���+RZ�FDQ�DQ�(,6�EH�FRPSOHWHG�ZLWKRXW�NQRZLQJ�WKH�SURSRVHG�URXWH"

4XHVWLRQ���,I�D�SUHIHUUHG�URXWH�LV�GHWHUPLQHG�ZLOO�DQRWKHU�(,6�EH�GRQH"

4XHVWLRQ�

:KDW�VWXGLHV�DUH�EHLQJ�ZLOO�EH�GRQH�UHJDUGLQJ�WKH�GHSOHWLRQ�DQG�SRWHQWLDO�FRQWDPLQDWLRQ�RI�WKH�ZDWHU�WDEOH�ZHOOV�LQ�WKH�
DUHD�RI�WKH�E\�SDVV�

4XHVWLRQ�

:KDW�VWXGLHV�DUH�EHLQJ�ZLOO�EH�GRQH�UHJDUGLQJ�WKH�SRWHQWLDO�GHVWUXFWLRQ�RI�KDELWDW�DQG�QHVWLQJ�JURXQGV�RI�WKH�+DZNV��
2VSUH\��*HHVH��6ZDQV��6DQGKLOO�&UDQHV�DQG�RWKHU�SURWHFWHG�DQG�XQ�SURWHFWHG�ELUGV�

4XHVWLRQ���:K\�ZHUH�VHYHUDO�SURSRVHG�SUHIHUUHG�URXWHV�SUHVHQWHG�ODVW�\HDU�DQG�QRZ�8'27�LV�VD\LQJ�WKHUH�LV�QR�
SUHIHUUHG�URXWH�

&RPPHQW�

8WLOL]LQJ�WKH�6RXWK�)LHOGV�URDG�ZDV�SUHVHQWHG�DQG�VWXGLHG�IURP�DSSUR[LPDWHO\������WR�-DQXDU\�������/DQG�+RXVH�
SXUFKDVHV��FLW\�DQG�FRXQW\�SODQQLQJ�DQG�GHYHORSPHQW�ZHUH�DOO�EDVHG�RQ�WKLV�ORQJ�VWDQGLQJ�SODQQHG�URXWH���,Q�)HEUXDU\�
�����D�QHZ�VRXWKHUQ�ZHVWHUQ�URXWH�ZDV�SUHVHQWHG�WKDW�SURSRVHV�HOLPLQDWLQJ�DQG�UH�URXWLQJ�WKH�H[LVWLQJ��������WKURXJK�
WKH�E\SDVV�SDUNZD\�DQG�QRW�XVLQJ�WKH�6RXWK�)LHOGV�5RDG�DOLJQPHQW�DV�SUHVHQWHG�LQ�WKH�3URIHVVLRQDO�(QJLQHHULQJ�
&RQVXOWDQWV�//&��3(&��VWXG\��$GGLWLRQDOO\�D�URXQGDERXW��DQ�RYHUSDVV�DQG�RWKHU�IHDWXUHV�WKDW�DUH�QRW�UHFRPPHQGHG�LQ�
WKH�3(&�VWXG\�GXH�WR�WKH�IDFW�WKDW�³LPSDFWV�WR�VXUURXQGLQJ�DUHDV�ZRXOG�EH�VLJQLILFDQW´�ZHUH�DOVR�SUHVHQWHG�

4XHVWLRQ��:LOO�WKH�KLVWRULFDO�3(&�6WXG\�SODQQHG�6RXWK�)LHOGV�5RDG�URXWH�EH�FRQVLGHUHG�IROORZHG"

4XHVWLRQ���:KDW�VSHFLILF�(,6�VWXG\�PHDVXUHV�ZHUH�RU�ZLOO�EH�XWLOL]HG�WR�GHWHUPLQH�WKH�GLUHFW�LPSDFWV�DGMDFHQW�SURSHUW\�
RZQHUV

4XHVWLRQ���$UH�WKH�DGGLWLRQDO�SODQQHG�GHYHORSPHQWV�RI�KXQGUHGV�RI�KRPHV��VRPH�RI�ZKLFK�DUH�GHWDLOHG�LQ�WKH�3(&�
HQJLQHHULQJ�%\SDVV�6WXG\�LQFOXGHG"

4XHVWLRQ���:LOO�\RX�SURYLGH�WKH�VWXGLHV�DQG�PHDVXUHV�XVHG�WR�GHWHUPLQH�UH�URXWH�LV�LQ�WKH�EHVW�LQWHUHVW�RI�WKH�FRPPXQLW\�
DQG�WKH�HQYLURQPHQW"��3OHDVH�SURYLGH�VSHFLILFV�

4XHVWLRQ���:KDW�HQJLQHHULQJ�IHDWXUHV�ZLOO�EH�SXW�LQ�SODFH�WR�PLWLJDWH�OLJKW�DQG�QRLVH�SROOXWLRQ"

����0XOWLSOH�0$*��+HEHU�&LW\�DQG�&RXQW\�PDSV�LQFOXGLQJ�WKH�+HEHU�&LW\�0DVWHU�5RDG�3ODQ�LGHQWLI\�WKH�E\SDVV�SDUNZD\�
DQG�WKH������6RXWK�DFFHVV�DV�D�0LQRU�$UWHULDO�URDG��$FFRUGLQJ�WR�)+:$�+LJKZD\�)XQFWLRQDO�&ODVVLILFDWLRQ�*XLGHOLQHV��
³0LQRU�$UWHULDOV�LQWHUFRQQHFW�DQG�DXJPHQW�WKH�KLJKHU�OHYHU�DUWHULDOV�DQG�SURYLGH�VHUYLFH�WR�DOO�GHYHORSHG�DUHDV�RI�WKH�
VWDWH��LQFOXGLQJ�DQ\�FLWLHV�DQG�ODUJH�WRZQV��DQG�DUH�VSDFHG�LQ�XUEDQ�DUHDV�WR�SURYLGH�D�EDODQFH�RI�DFFHVV�DQG�PRELOLW\�
ZLWKLQ�FRPPXQLWLHV�´

0DQ\�FLWL]HQV�SXUFKDVHG�SURSHUW\�EDVHG�RQ�WKLV�0LQRU�$UWHULDO�FODVVLILFDWLRQ���%\�UH�URXWLQJ�WKH�KLJKZD\V����DQG�����
WKURXJK�WKH�E\SDVV�SDUNZD\�LW�LV�QR�ORQJHU�D�0LQRU�$UWHULDO�DQG�ZRXOG�EH�FODVVLILHG�D�6WDWH�5RXWH��86�+LJKZD\��
3ULQFLSOH�$UWHULDO�

4XHVWLRQ���:KDW�DUH�+HEHU�&LW\¶V��8'27¶V��DQG�:DVDWFK�&RXQW\¶V�SODQV�WR�ILQDQFLDOO\�FRPSHQVDWH�FLWL]HQV�IRU�WKH�
GDPDJHV�WKDW�DUH�FDXVHG�E\�WKLV�UH�FODVVLILFDWLRQ�DQG�PLVLQIRUPDWLRQ"

4XHVWLRQ���$UH�WKHVH�GDPDJHV�IDFWRUHG�LQWR�WKH�DQDO\VLV"

4XHVWLRQ���:KDW�W\SH�RI�VWXGLHV�DQG�ILQDQFLDO�DQDO\VHV�KDV�8'27�SHUIRUPHG��WR�MXVWLI\�D�SRWHQWLDO�����������������
H[SHQVH��LQ�RUGHU�WR�E\SDVV�����WR���PLOHV�RI�0DLQ���6WUHHW��ZLOO�EH�HFRQRPLFDOO\��HQYLURQPHQWDOO\��DQG�VRFLDOO\�
EHQHILFLDO"

4XHVWLRQ���,V�WKH�SURSRVHG�SODQQHG�5HG�/HGJHV�(DVWHUQ�E\�SDVV�IDFWRUHG�LQ�WR�WKH�WUDIILF�VWXGLHV"

5HTXHVW���3OHDVH�SURYLGH�WKHVH�VWXGLHV�DQG�DQDO\VHV�DQG�WKH�GDWD�VHWV�XVHG�

����$FFRUGLQJ�WR�0$*��³%XLOG�DOWHUQDWLYHV�PXVW�EH�VWXGLHG�LQ�GHWDLO�PXVW�VDWLVI\�WKH�SURMHFW�QHHGV��RU�WKH\�DUH�QRW�
FRQVLGHUHG�UHDVRQDEOH�DOWHUQDWLYHV��7KH�QR�EXLOG�DOWHUQDWLYH�VKRXOG�DOVR�EH�VWXGLHG�LQ�RUGHU�WR�HVWDEOLVK�D�EDVHOLQH�IRU�
FRPSDULQJ�DOWHUQDWLYHV��(YDOXDWH�DOWHUQDWLYHV�DFFRUGLQJ�WR�KRZ�ZHOO�WKH\�PHHW�WKH�SURMHFW�SXUSRVHV�DQG�QHHGV��SURYLGH�
DQ�DVVHW�WR�WKH�FRPPXQLW\��DQG�FRPSDWLELOLW\�ZLWK�WKH�QDWXUDO�DQG�EXLOW�HQYLURQPHQW��%XLOG�DOWHUQDWLYHV�QRW�PHHWLQJ�WKH�
SURMHFW�SXUSRVH�DQG�QHHG�ZLOO�EH�HOLPLQDWHG�´

4XHVWLRQ��:KHUH�FDQ�ZH�DFFHVV�WR�WKHVH�VWXGLHV"�2U�SOHDVH�SURYLGH��HDFK�EXLOG�DOWHUQDWLYH�LQFOXGLQJ�WKH�QR�EXLOG�
DOWHUQDWLYH�

4XHVWLRQ��:KDW�DOWHUQDWLYH�+HEHU�&LW\�DQG�:DVDWFK�&RXQW\�WUDIILF�URDG�SODQV�ZHUH�FRQVLGHUHG�SULRU�WR�PRYLQJ�IRUZDUG�
RQ�WKH�SURSRVHG�%\SDVV�3DUNZD\"

5HTXHVW��3OHDVH�VKDUH�WKHVH�SODQV�DQG�VWXGLHV�DQG�WKH�DQDO\VLV�WKDW�SURYHV�WKHUH�LV�QRW�D�OHVV�LPSDFWIXO�DOWHUQDWLYH�
RWKHU�WKDQ�WKH�%\SDVV�3DUNZD\�

5HTXHVW��'HVFULEH�ZKLFK�DOWHUQDWLYHV�ZHUH�VWXGLHG�DQG�SURYLGH�GHWDLOV�RQ�WKRVH�WKDW�ZHUH�VWXGLHG�EXW���HOLPLQDWHG��
,QFOXGH�DQ�DQDO\VLV�RI�LPSDFWV��OLNHO\�EHQHILWV��DQG�SURSRVHG�PLWLJDWLRQ�PHDVXUHV�IRU�HDFK�DOWHUQDWLYH�VWXGLHG�LQ�GHWDLO�

-XVWLQ &UDLO (PDLO
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August 22, 2018 

To Whom It May Concern,  

Thank you for opening the bypass proposal to the Heber Valley community and soliciting our input. As 
members of this beautiful community my family understands the passionate concerns regarding a truck 
bypass route. From local business impact, landscape impact, environmental concerns and safety issues 
there is not an easy solution. The past ideas and proposals that have been put off for decades have led 
us to this point leaving our community with limited feasible options.   

After reviewing the proposed UDOT route connecting Highway 40 to Southfield Road via a new 1300 
South, I am greatly concerned due to several significant issues affecting the community landscape 
overall the impact this road would have on the 31 families and homes already established on 1250 
South.  

First, visitors coming from Provo or Daniels canyon would be welcomed to this beautiful valley by seeing 
not just the major state highway 189 (or 40 from Daniels as proposed) that they are already on, but also 
seeing another 90 foot State Highway running nearly parallel for a 1 mile stretch and making the “Sewer 
Fields” an island between two major State Roads. This seems like an unnecessary waste of land, money 
and materials considering Highway 189 is already constructed and in good repair and the entirety of 
Southfield Road would have to be upgraded.  

Second, the common height of an 18- Wheel Truck/Trailer is 13.5 feet. Having hundreds of these 
vehicles and hundreds of other regular driving vehicles using this road would be an awful noise 
annoyance and eyesore to the 31 families that have purchased their home purposely off a busy road. 
Home values, of course, would be severely affected by putting this previously unplanned road directly in 
the backyard of our family homes. The other major concern is the safety of having traffic and children 
crossing this new state road and having this road directly next to existing parks and ballfields that our 
children are frequently at.  

If the current proposal (which is not a bypass proposal) is the best option to meet the needs of our 
community, my suggestion is that Highway 40 join Highway 189 for a 1 mile stretch and connects to the 
bypass at the existing intersection of State Highway 189 and Southfield Road. This would possibly 
require adding an additional lane in each direction to accommodate the increase in amount of vehicles 
but would use existing roads/easements and not require the new construction of .6 mile 90 foot 
highway through the “Sewer Fields” and additional necessary (and costly) sound barriers. It would also 
have minimal impact and unnecessary annoyance to the existing 31 families/homes that are already on 
the newly proposed 1300 south route.  

This suggestion still doesn’t address the safety concerns, environmental concerns or impact the local 
business will feel with the reduced traffic to downtown Heber City. People traveling from Provo will use 
this new route to get to their activities in Park City instead of frequenting the downtown Heber City 
area. This of course will lead to lower local business use and local tax revenue. Boulder City, NV is a 
great current case study for the effect that this proposed redirection of traffic will have for our town.  

https://news3lv.com/news/local/boulder-city-were-open-for-business 

#117



As a family we are grateful to live in Heber City, my Grandfather John Flygare and his 6 siblings were 
born and raised in this valley. I feel an obligation to their heritage in keeping this valley as natural and 
pristine as possible. I feel that my input on this proposal helps with this while still addressing the current 
needs of the community.  

Sincerely,  

Brady Flygare 
435-817-3879 



March 4, 2019 

To Whom it May Concern, 

I am writing to oppose the UDOT and Heber City bypass/corridor proposal to move Highway 189 to a 

new 1300 South in Heber through a massive Round-A-Bout.   

The information given to Heber City Citizens at the February 20th Open House was either so poorly 

planned or purposely confusing and misleading. UDOT officials blamed the city and airport needs for the 

newly proposed route, yet the City Manager acted like he didn’t know the details of the plan because he 

was so new to the area (he’s been in his position for 7 months). Since then city officials have stated that 

UDOT was solely responsible for the newly proposed massive Round-A-Bout and re-routing of Highway 

189 and the city had no input. This was a meeting that created more questions, concerns and fear than 

producing answers and showing action on past community input.  

This new proposal is a terrible waste of Utah Tax Payer UDOT funds as it completely tears up an existing 

two mile stretch of Highway 189 and reroutes it into current open space directly behind 31 present 

family homes via this massive Round-A-Bout. The speed limit would be 55 mph and pose a major safety 

and noise concern for those families and other traffic that use this high speed stretch of road. I can only 

imagine the accidents that will happen between cars and diesels in a massive Round-A-Bout during the 

year adding the danger of snow plows on the frequent snow days. It would be different if UDOT or the 

city was expanding a current road or the major route change was disclosed to area homeowners using 

the past Master Plan, but to quickly decide to move a major highway 70 feet behind families who chose 

to move into homes in this area, valuing the tranquility and majestic scenery of Wasatch Valley, would 

have an awful impact on the quality of life for these families and, of course, property valuation as it has 

already had an effect on the current ability to sale. 

It seems the current Heber City Mayor, Kelleen Potter and City Manager, Matt Brower, are looking for 

anyway for UDOT to pay for an expensive road the city doesn’t need (and can’t afford). The proposed 

Heber City bypass/corridor route is completely short sighted. In 10 years, as planned the valley will have 

more stop lights outside of the downtown bypass/corridor route than inside. What is it bypassing? The 

project is being pushed solely by Heber City to create a walkable downtown experience. Not for traffic 

needs, not for public safety, but to create a “Downtown Dream” for the current City Mayor, Kelleen 

Potter. For UDOT to engineer and accomplish the building of a bypass/corridor route to complete this 

“Downtown Dream” is an unnecessary, wasteful, misappropriation of Utah Tax Payer UDOT funds. 

Several alternative options for the city that would be less costly have been discussed and apparently 

discarded. The first option is the original bypass plan to connect Highway 189 to Southfield Road and 

continue on Southfield Road to a future NorthFields intersection back on to Highway 40. This would 

alleviate half of the cars that travel through the city on current Highway 40. The city’s problem is this 

wouldn’t take trucks off of downtown Main Street. With this in mind, I’m sure that UDOT engineers 

could find a feasible option to get trucks to turn west off of Highway 40 onto existing Highway 189 which 

connects to Southfield Road going north and back to Highway 40 on the north end of town. This has 

been done with the Logan bypass and would solve the city’s interior traffic problem. Yet there would still 

be more stop lights out side of the bypass/corridor route than inside. 
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A second option is to make 100 East and 100 West one way streets and a quick alternative to Main 

Street for current traffic. This route could be done immediately and show UDOT that the city is doing all 

it can do to manage the current traffic situation. My concern is that city officials know about this option 

and have held off doing it for fear the traffic on Main Street will be lessened to the point that UDOT will 

not see the need for a bypass/corridor route therefore negatively affecting the potential for Mayor 

Potter’s “Downtown Dream.” I consider the lack of action in making these changes as a fraudulent 

attempt to access Utah Tax Payer UDOT Funds.  

The city also hasn’t discussed with the community how the businesses on Main Street, inside of the 

proposed “Bypass” Route, will be affected without the traffic and visitors that come from people 

currently using Main Street Downtown. Lehi is a great example of empty store fronts from lifetime 

businesses have closed due to the building of bypasses and corridors to avoid downtown congestion.  

The same effect will happen to Heber City businesses. To my knowledge this impact has not been 

addressed by Mayor Potter or Matt Brower, City Manager. 

The lack of action on these two proposals show if Heber City lacks the effort or doesn’t have the money 

to make simple changes to alleviate the “heavy” traffic problem how will they afford to renovate the 

downtown area once UDOT pays for and builds the expensive, wasteful bypass/corridor (which only 

bypasses the “Downtown Dream?”) 

The last option I ask to be considered is to leave the northbound Highway 40 Daniels Canyon traffic on 

the current route through the city. Divert northbound Highway 189 traffic from Utah County to 

Southfield Road (bypass/corridor) northbound and connect Southfield Road (bypass/corridor) to 

Highway 40 on the north side of the valley. The city could have a joint venture with private entities to 

create a new city center at Southfield Road and Midway Lane designed for walkability and the have 

adequate parking the current downtown will never have. This would allow the city to continue getting 

the economic resources that come into the valley from the Utah County and Summit County traffic 

instead of having the people bypass the area altogether.  

I understand there are many other desires, emotions and logistical needs for UDOT, Wasatch County 

and Heber City. The current proposal that destroys coveted open space to create a huge Round-A-Bout 

for diesels and car traffic and move Highway 189 directly behind existing homes entering the city is an 

unnecessary and wasteful use of Utah Tax Payer UDOT funds. I ask that UDOT, Wasatch County and 

Heber City re-evaluate the proposal and analyze the impact this would have on Heber City and its 

current citizens.  

Sincerely,  

Brady Flygare 

435-817-3879 

795 W 1250 S 

Heber City, UT 84032 

 

  



To Heber City Mayor Kelleen Potter, City Manager Matt Brower, UDOT Representatives, including Rob 
Clayton and Jeremy Bown, Heber City Council, Wasatch County Council and Wasatch County Manager 
Mike Davis, Mountainland Association of Governments Director Shawn Seager and Brianna Binnebose 
from Penna Powers Marketing Group. 

We as Heber City and Heber Valley Citizens consider the joint statement given by Wasatch County and 
Heber City to “not take a position on a preferred route” for the Heber City Bypass preposterous and 
unhelpful. Especially considering that UDOT has already published their Preferred Route for the bypass. 
 
The County and City governments have had four months to create a position for the UDOT Preferred 
Route. This statement says to the neighborhoods and families affected by this UDOT Preferred Bypass 
Route in Heber City and Wasatch County that our city and county leaders are unable to work together 
to coordinate the municipality needs while considering and representing the needs and quality of life 
for the 350 + families that are currently and will be affected for years to come by the UDOT Preferred 
Bypass Route presented on December 18, 2018.  
 
To our elected officials and legislative bodies, it is your responsibility and obligation to make decisions 
and create positions on community issues. We don’t assume that there is unanimous support on either 
side of the new UDOT Preferred Route Proposal which includes funneling all Highway 189 and Highway 
40 traffic onto a new highway running through existing family homes, bordering existing family 
neighborhoods and being an unnecessary nuisance and safety risk to hundreds of Heber Valley Citizens 
at a projected cost of $100-$200 million dollars. Again, we don’t assume there is unanimous support 
on either side of this project. What we haven’t seen is clear, public representation or what the position 
of each elected official is and what would or wouldn’t change that position. By issuing a statement of 
not taking a position on a preferred route you are shirking your responsibility as elected (and some 
unelected) officials and legislative bodies to make decisions that represent Heber Valley Citizens, who 
are your neighbors, interests.  

With this statement of non-position the UDOT Preferred Route and the Environmental Impact Study on 
this preferred route will continue.  

Mayor Potter, as Heber City Mayor you had the opportunity, responsibility and obligation on 
December 18, 2018 to speak up during the UDOT Preferred Route presentation meeting to ask how 
this route would impact the 31 families directly bordering and the 350+ families within a ¼ of a mile of 
the newly combined State Highway 189 and State Highway 40 and you failed to do so. You had the 
opportunity and obligation to ask about the ability for the Heber City Airport to expand if Highway 189 
is removed and you failed to do so. You had an opportunity and obligation to ask about the projected 
expense of removing a 1 ½ mile stretch of Highway 189 and rebuilding it a ¼ a mile away and you failed 
to do so. 

Matt Brower, as Heber City Manager you had the opportunity, responsibility and obligation on 
December 18, 2018 to speak up during the UDOT Preferred Route presentation meeting to ask how 
this route would impact the 31 families directly bordering and the 350+ families within a ¼ of a mile of 
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the newly combined State Highway 189 and State Highway 40 and you failed to do so. You had the 
opportunity and obligation to ask about the ability for the Heber City Airport to expand if Highway 189 
is removed and you failed to do so. You had an opportunity and obligation to ask about the projected 
expense of removing a 1 ½ mile stretch of Highway 189 and rebuilding it a ¼ a mile away and you failed 
to do so. 

Kendall Crittenden, as a Wasatch County Councilman you had the opportunity, responsibility and 
obligation on December 18, 2018 to speak up during the UDOT Preferred Route presentation meeting 
to ask how this route would impact the 31 families directly bordering and the 350+ families within a ¼ 
of a mile of the newly combined State Highway 189 and State Highway 40 and you failed to do so. You 
had the opportunity and obligation to ask about the ability for the Heber City Airport to expand if 
Highway 189 is removed and you failed to do so. You had an opportunity and obligation to ask about 
the projected expense of removing a 1 ½ mile stretch of Highway 189 and rebuilding it a ¼ a mile away 
and you failed to do so. 

Mike Davis, as Wasatch County Manager you had the opportunity, responsibility and obligation on 
December 18, 2018 to speak up during the UDOT Preferred Route presentation meeting to ask how 
this route would impact the 31 families directly bordering and the 350+ families within a ¼ of a mile of 
the newly combined State Highway 189 and State Highway 40 and you failed to do so. You had the 
opportunity and obligation to ask about the ability for the Heber City Airport to expand if Highway 189 
is removed and you failed to do so. You had an opportunity and obligation to ask about the projected 
expense of removing a 1 ½ mile stretch of Highway 189 and rebuilding it a ¼ a mile away and you failed 
to do so. 

Since the December 18, 2018 UDOT presentation about this UDOT Preferred Route and the following 
Open House on February 20, 2019 all Wasatch County Council and Heber City Council members have 
had an opportunity and an obligation to listen to, read and respond to citizen comments. Some 
through emails, some through informal meetings and some through official public council meetings. 
The position taken today of Wasatch County and Heber City not having a Preferred Route shows that 
there has been no action taken by the municipalities in regards to the comments and concerns from 
the community and working with the affected neighborhood communities. 

We would like each of our local government officials to be aware that GRAMMA requests have been 
made to UDOT, Heber City, Wasatch County, and the Heber Valley Special Services District. In the 
requests we have asked for the documents to be expedited and the fees waived in order to show and 
ensure transparency through the bypass proposal process. The expedited and fee waiver requests have 
been initially granted by all entities except for the requests to Heber City. We have appealed that 
decision and our City Manager is currently reviewing the request.   

One of these emails received through the Public GRAMMA request, by a public entity that we won’t 
name here, but is available upon request, states the same thoughts that most people on the Southwest 
corner of Heber have. 

 



August 8, 2018: 

“Gentleman,  

Could I ask a question? Why do you plan to run your proposed roadway over property that you do not 
own or have any title to? Even better is that you have planned this at taxpayers’ expense without 
consulting with property owners. You have not even shown the courtesy of notifying property owners 
of your plans. I’m sure at some point you are actually going to need cooperation from these land 
owners, whom of which you have not even shown the courtesy of notifying them of your desires. And 
once again you are asking to have a public hearing without even as much as mentioning that to the 
largest property owner in the project area. Interesting.” 

 
As citizens we have been told we need to wait for the EIS study which is 2-5 years out and it will 
determine the best route. However, an EIS study will use the preferred route submitted to them. 
This is the route that was approved with only 2 elected officials present, Mayor Kelleen Potter and 
County Councilman Kendall Crittenden. The other unelected officials present and were part of that 
decision were Heber City Manager, Matt Brower, Mountainland Association of Governments 
Director Shawn Seager and Wasatch County Manager Mike Davis. The 2-5 year EIS study will not 
make recommendations on route changes. That was the job and responsibility of the elected 
officials and it didn’t happen. In the 2 – 5 year timeframe the EIS study will take, home values and 
family’s future quality of life will be in limbo. 
 
As citizens we have been told that the bypass route has been on the map for 20 years, and we 
shouldn’t be surprised it’s being used, yet State Highway 189 has been on the map (and in use for 
longer than anyone here has been alive) and it’s being moved. A proposed roundabout which has 
been said to be the largest roundabout in Utah, perhaps the west, has never been on a map and 
within four months it is being added to city used maps. A little under 20 years ago a small arterial 
road for 1200 South was on a map, but Heber City approved an neighborhood development right 
through that road and moved the line south a block on a map to 1300 S into property the city 
doesn’t own and has no easement to. Now Heber City is going to penalize these families and their 
quality of life and safety due to this oversight or intentional moving of a line on a map into 
property it never owned. 
 
As citizens we have been told to come up with better solutions. However, the only changes that 
were made to the route presented on August 7, (the changes that added a massive roundabout 
and skirted the sewer farm, making room for the Heber City Airport to expand) were not taken 
from citizen input, but by Airport and Heber Valley Special Services District Managers in a meeting 
on August 8, 2018.   
 
Other solutions that have been made to UDOT and Heber City officials, such as utilizing existing 
roads in Heber City as one-way streets, moving the city center to Midway Lane and Southfield 
Road, utilizing existing Highway 189 and Southfield Road so only a less, cost effective 
Environmental Analysis would need to be done, making an intersection change similar to the 



Logan bypass, and even just to simply follow the action items on the existing 2003 Heber City 
Master Transportation Plan. Yet none of these have been openly discussed as alternatives or 
solutions that would have an impact on the current and future traffic. 
 
Our neighborhoods must go on record again with our joint concerns and fears.  

This Preferred BYPASS Route will: 

1- Allow property for Heber City Airport expansion. 
2- Create unnecessary safety, noise, pollution and reduction in property values for over   
     350 families and homes including low-income housing residents in the affected area. 
3- Unnecessarily destroy Open Space. 
4- Illegally reuse previously condemned land. 
5- Waste Utah Taxpayer UDOT Funds by tearing up and rebuilding Highway 189  
     ¼ mile away. 
6- Destroy habitat for protected Sand Hill Crane. 

 
 
Public Officials, you need to be reminded that we are you, and you are us, citizens of Heber Valley. 
Unless considerable action is taken by Wasatch County and Heber City officials to, at the least, make a 
request to UDOT to request changes that respond to the public input, comments and concerns, and to 
hold another public open house, the evidential lack of leadership and representation by Wasatch 
County and Heber City Officials will be on record and noted with your names on it for years to come, 
probably longer than it takes to complete the EIS study, assuming it gets funded. 

We, the affected neighborhood community members, have viewed this meeting as a great opportunity 
for us and our elected (and some not elected) officials to come together and discuss other options that 
are available and could garner community and municipality support. We still have hope that this can 
happen tonight, but it will take a great response and evidence of commitment, concern and action by 
you, the elected leaders of Wasatch County and Heber City, to seize the opportunity to work together 
as a community and finalize a real and helpful joint statement.  



March 18, 

To Whom It May Concern, 

In reviewing the UDOT planning study I believe too many inaccurate assumptions take place to get to 
the recommended Heber City Bypass route. Starting with the projected daily volume amounts and the 
five ways to get this volume through the city. The current volume on Highway 40 says it is 30,000 
vehicles per day.  The projected South to North volume in 30 years (2050) is 39,000 vehicles per day.  

                                  

Starting with the 3 eliminated routes the total 2050 South to North capacity totals:    

a- 57,000                          b- 50,000    c- 52,0000 

                            

They are all within 12% of volume capacity of each other and overkilling the projected use by at least 
22% 
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The two routes advanced for further analysis routes both allow for 51,000 total vehicles per day.  12,000 
more vehicle capacity than what is projected and within 8% +- difference from the other routes.   

                   

By using a simple 1,2,3 point rating the screening criteria for the south segment of the bypass with 12 
points being the maximum shows that all routes score points from 7 being the lowest to 10 being the 
highest. The “recommended route” 2C scored exactly the same amount of points 2F did, yet it was 
considered “recommended”… the difference being higher scores in “Traffic Performance” and “Truck 
Utility.”  The recommendation weighting these two items higher that the other 8 routes shows that 
traffic is the only concern for UDOT (as it should be). Heber City and Wasatch County need to balance 
the engineering minds behind these designs and consider at least the other factors listed including 
Property Impacts and Local Connections.  It is the job of council and managers to think through and 
propose options that will work for current and future Heber Valley citizens.  

 

Furthermore using 12 points as the highest score a route can get makes all routes within a 25% score 
with each other none being higher than 83% and the top 5 of the 8 routes within 8% of each other. This 
is hardly enough advantage to choose a “recommended route.”  



To add to this… all of the models are based on an inconsistent determination to reroute Highway 189. 

I continue to wonder about the abilities of our city and county leaders to ask these questions and 
consider impacts from all angles as there are solutions to prevent airport expansion, responsibly request 
a Utah taxpayer UDOT funded project and stop the tremendously unnecessary negative impact this 
route will have not only on the 31 families with homes bordering this Highway but the over 350 families 
that live within a quarter of a mile hearing distance from this noisy, polluted project.  

I respectfully ask that UDOT, Heber City and Wasatch County re-analyze the proposed UDOT route and 
take action now to show the community that you listen, value input and are concerned about the safety, 
investment and the well-being of the Heber Valley citizens.  

Sincerely,  
Brady Flygare 
435-817-3879 
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INTRODUCTION 
Heber City’s Comprehensive Plan, adopted in 1975 and updated in 1996, contains 

policies and strategies to guide the future of the City.  Changing times, growth and 

conditions often influence a community’s character and self-image.  The City Council 

has decided that, given these changes, it is time to redefine our vision for the future of 

Heber City.  This General Plan Update is part of that process. 

 

The scope of this plan covers all existing properties within Heber City limits as well as a 

2020 Growth Limits Boundary of future annexation.   

 

The Heber City Council, Planning Commission, City Staff, and many members of the 

community have been working to define the vision for Heber City.  In November 2000, 

a group of 50 residents participated in several meetings known as 2020 Future Vision.  
This is a summary list of their concerns: 

 

x Rapid population expansion; 

x Loss of community identity; 

x Preservation of open space; 

x Nuisances and quality of life issues; 

x Adequate public facilities and services; 

x Parks and recreation; 

x Historic preservation; 

x Redevelopment and renewal of the downtown business district; 

x Creation of  a clean/green commercial and economic development; and 

x Aesthetics, design, and scale of development. 

 

The findings of Future Vision were a starting point for the General Plan revision 

process. 

 

The General Plan is the policy document that will guide the future of Heber City.  It is 

important for Heber City to discuss where, how, and how fast the City should grow. 

This document contains goals, policies, and action plans for Heber City’s future 

direction, community character, land use, open space and growth management. Many 

of these policies apply to areas outside the current City limits.  In order to coordinate 

development activities, regular meetings with Heber City and Wasatch County are 

important. The City Council and Planning Commission of Heber City need to continue 

to work with the County to initiate and establish a program for meaningful discussions 

on these issues.
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PURPOSE 

 

The purpose of this plan is to guide Heber City Planning Commissioners, Heber City 

Council members, and Heber City staff with decisions that need to be made to promote 

health, safety, morals, quality of life, and general welfare for Heber City and its 

residents. 

 

Specifically, the purposes for planning within Heber City are: 

 

1. To ensure responsible growth in all aspects. 

2. To ensure orderly residential growth. 

3. To promote clean growth in industrial, commercial and research sectors 

which strengthens the economic foundation of the city. 

4. To maximize the return on every dollar spent to build and maintain sufficient 

water, sewer, streets, parks and open space, and all other public facilities. 
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HISTORY OF HEBER CITY 
  

The first foundation cultures known to enter the Heber Valley were the Fremont 

Indians. Over several hundred years, many small villages were established, primarily 

along the Provo River and its tributaries throughout the valley. The first white men to 

traverse the county were Spanish friars who were looking for a passageway between 

Santa Fe, New Mexico, and Monterrey, California. From the summer of 1776 until 

settlements began appearing in 1858, only hunters and trappers in search of beaver and 

mink frequented the area. They often followed the trails and footpaths worn into the 

earth by Indians. 

 

In 1858, approximately ten years after the Mormons arrived in Salt Lake Valley, William 

M. Wall, George W. Bean and Aaron Daniels established ranches in Heber Valley. In 

that same year, J.W. Snow, a surveyor from Provo, Utah, laid a section of land north of 

the present city and divided it into twenty-acre farmsteads. Also during 1858, a road 

was constructed through Provo Canyon, connecting Heber Valley and Utah Valley. By 

spring of 1860, over two hundred people were busy working in the valley. Before that 

winter, eighteen farmers had decided to make Heber Valley their permanent home. In 

1862, the legislature established Wasatch County with Heber as the county seat.   

 

Most of the early settlers were Mormons from Utah Valley and emigrants from 

England. They appointed William M. Wall as their leader. 

 

Heber City, named after the Mormon official Heber C. Kimball, was incorporated in 

1889.  Before this time, it was simply called Upper Provo Valley. 

 

In 1889, a branch of the Denver & Rio Grand Western Railroad was completed, 

connecting Heber City with the Aoutside@ world. In 1901, a telephone exchange was set 

up in a private home and served twelve telephones, mostly to doctors and 

professionals. 

 

In 1909, the people of the valley completed construction of the Heber Light and Power 

generation system.  
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The current Heber City Office Building is the former the Wasatch Stake Tabernacle. In 

1887, volunteer laborers began construction using donated materials. Red sandstone 

was quarried by hand from mountains in Lake Creek, east of Heber, and shingles for 

the tower were cut from sheet metal. Cost of the building was more than $30,000. The 

tabernacle was dedicated on May 5, 1889.  The LDS Church presented the deed to the 

Tabernacle on September 2, 1965 to Mayor Raymond Jiacoletti and the Heber City 

Council. 

 

Until the mid-1960s, the building was used as a church. From that time until the mid-

1980s, it served community purposes such as providing a place for summer theatrical 

productions. But gradually the Tabernacle fell into disuse and the threat arose that it 

might be torn down. 

 

On July 18, 1987, Heber City residents approved the proposal to issue $350,000 in bonds 

to restore the Heber City Tabernacle for use as a city hall. This beautifully restored 

building stands proudly in the center of town as a reminder of those early pioneers, as a 

point of interest to those passing through, as a foundation for those living in the Valley, 

and as a symbol of strength and pride to future generations.  
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ENVIRONMENTAL CONSTRAINTS 
 

SOILS 
 

Soil properties and limitations can be determined generally by referring to the United 

States Department of Agriculture’s Natural Resource and Conservation Services Survey 

of Heber Valley, Utah, Parts of Wasatch and Utah Counties. The information in this 

survey is good for vague determinations, and on-site investigation by qualified persons 

is necessary to determine precise suitability for any proposed project. 

 

LAND CAPABILITIES AND LIMITATIONS 
 

The land in Heber City is generally suitable for foundations. It generally slopes 

gradually from southeast to northwest.   

 

FLOOD HAZARDS 
 

The Federal Emergency Management Agency (FEMA) map classifies  

all lands in the City a Zone "D." This zone is "Areas of undetermined, but possible flood 

hazards" (see FEMA Flood Insurance Rate Map: Community Panel number 490166 0001 

B, effective date March 18, 1987). According to the FEMA publication "Questions and 

Answers on the National Flood Insurance Program," page 21, Zone "D" also stipulates: 

"No mandatory flood insurance purchase requirements apply, but coverage is available 

in participating communities.@ Therefore, flood insurance is available but not required 

for property owners within Heber City limits. 

 

Site specific studies should be performed by competent individuals in order to 

determine exact flooding risks. 

 

SEISMIC ACTIVITY 
 

Heber City is located in a region with a high probability of strong seismic activity.  

According to the International Building Code, most buildings constructed in Heber City 

must be designed to meet the requirements of Seismic Design Category ‘D.’ The 

International Building Code specifies the engineering and design parameters, and the 

construction requirements necessary to protect buildings against collapse from 

predicted earthquake forces. 
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POPULATION & DEMOGRAPHIC DATA 

 

Heber City’s population remained stable between 1910 and 1970, fluctuating by only a 

few hundred in increase or decrease during the sixty year period. Beginning in the mid 

1970s, the population began to increase at a moderate rate from 3,245 to 4,362. Then, 

between 1980 and 1990, the growth slowed from 4,362 to 4,782. 

Beginning in approximately 1993, the population began to increase at a considerably 

higher rate. The 2000 census cites 7,291 as the population of Heber, up 52.5% from 1990 

with a large amount of the growth occurring in the last five to six years. 
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POPULATION AS PER 2000 CENSUS 
 

Age & Sex 
Male…………………………………………………………………………………………...3681 

Female………………………………………………………………………………………...3610 

Median Age……………………………………………………………………...….…...28 years 

 

Race 

White.........................................................................................................................................6984 

Black................................................................................................................................................4 

Native American.........................................................................................................................32 

Asian.............................................................................................................................................21 

Native Hawaiian/Other Pacific Islander..................................................................................5 

Other Race..................................................................................................................................242 

Two or more races.....................................................................................................................210 

Hispanic, Latino........................................................................................................................516 

 

Household................................................................................................................................2296 

Heber City Population 2000
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Avg. Household Size...............................................................................................................3.16 

Avg. Family Size.......................................................................................................................3.55 

 
Housing 
Total Housing Units................................................................................................................2451 

Occupied Housing Units........................................................................................................2296 

Vacant Units...............................................................................................................................155 

Seasonal/Occasional...................................................................................................................36 

Home Owner Vacancy Rate..................................................................................................2.7% 

Rental Vacancy........................................................................................................................4.9% 

Owner Occupied Housing Units..........................................................................................1748 

Renter Occupied Housing Units.............................................................................................558 

 

POPULATION PROJECTION 2020 
 

Population projections are based more on an assumption of future events than they are 

on past trends.  Economic factors usually dominate the growth of a community. 

Construction activity has played a major part in the growth of both Wasatch and 

Summit Counties, primarily because of the 2002 Olympics. It is not anticipated that this 

level of growth will continue.  One of the major trends in the 2000 census is the shift of 

the population to the west, particularly to mountain valleys. Many refer to this as the 

"quality of life attraction factor." There are two ways that this could effect Heber Valley: 

1.) It could attract job- generating businesses, providing a stable economic base for 

healthy growth, or  2.) The improvements to US 40 could continue to attract commuter 

growth, especially from Summit County, increasing the bedroom community effect on 

Heber. 

 

The Governor’s Office of Planning and Budget (GOPB) generates projections for 

communities throughout the State. In its projection of 2000-2030, an approximate 2.67% 

annual growth rate is assumed. However, from the late 1990s to 2002, the percent of 

growth increased significantly, but between 2002 and 2010, the annual average growth 

rate will be 2.67% which will continue to 2020 to an approximate population of 14,184. 

 

POPULATION PROJECTION 2020 
 

Year 1990 1995 2000 2005 2010 2015 2020 

Population 4782 5167 7291 8317 11248 12832 14184 
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PLANNING ELEMENT  
HEBER FUTURE VISION 2020 

 

Heber City is situated in a green mountain valley surrounded by spectacular mountain 

views with a broad green valley floor. The Provo River meanders quietly through the 

valley as it connects the Jordanelle and Deer Creek Reservoirs.  Heber is the population 

center and county seat for Wasatch County, a rapidly growing area. It hasn't always 

been that way; Heber and the whole valley have only recently entered into a new phase 

of population growth and development.  

 

The population of Heber, and to a large part the entire county, remained stagnant for 

approximately 65 years. Between 1910 and 1970, the population grew by just over 1,000 

from 2,014 to 3,245.  In 1990, the population was 4,782, up only 421 from the 1980 

census. But beginning in about 1993, the population of Heber began to increase 

significantly each year. In 1999, the City added 375 residential units, a population 

equivalent of about 1,000, in one year. Heber is experiencing unparalleled growth. The 

major reasons for this growth are multifaceted; better transportation accessibility is a 

significant part of it. US 40 is now complete to North Heber’s city limits, and 

improvements on US 189 through Provo Canyon have brought four lanes of traffic right 

to the Wasatch County border. 

 

Major economic shifts in the state and world economy have made living in Heber 

Valley a more attractive option. In the old industrial age, job relocations were based on 

location of raw materials and labor force. In the new information age, decisions are 

made on the quality of life and telecommunication connectivity.   

 

The three major future driving economic components for potential long-term growth 

and development of Heber include medical and technology job generating possibilities 

and competitive sports and entertainment from the multi-event venue for the 2002 

Olympics located in Soldier Hollow. The Olympic venue will have a long-term 

attraction for world class sports and entertainment potentials for Heber City and Heber 

Valley.   

 

Currently many citizens of Heber City commute to the communities along the Wasatch 

Front for their livelihood.  We desire to establish a balance so that our citizens can live 

and work within the community. Further, we need to establish our identity and be 

more than a bedroom community to the Wasatch Front, Provo/Orem, Summit and Salt 

Lake Counties. 
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How can Heber City control its future? Or should it merely be acted upon? The citizens 

of this community through the Future Vision 2020 exercise have developed a new 

vision for the future growth and development of the community. This vision will focus 

on quality growth and redevelopment, building on Heber's strengths "from the inside 

out." It will begin by addressing core neighborhoods, the existing central business 

district, retail areas, expansion of our job-generating sectors, and pubic facility 

enhancement, including recreation and open space.  

 

RESIDENTIAL NEIGHBORHOOD CHARACTER 
 

The primary function of a community is focused on residential neighborhoods where 

people choose to make their homes, raise their families, socialize and recreate.  Their 

homes, the street they live on, their neighbors including the physical surroundings, are 

the areas of greatest value to Heber Citizens. It is the primary objective of the General 

Plan to promote a good quality of life for all the citizens in our community.  

 

1.   Establish well landscaped, tree-lined streets which are pedestrian friendly and 

provide a safe, protected neighborhood character.  

 

2.   Promote homes that are attractive and well-maintained, and allow for yards and 

lots of proper size that include curb, gutter, sidewalk and generous planter strips 

throughout the community. 

 

3.   Implement side yard requirements to ensure that health and safety issues are met 

as well as proper separation between dwellings. 

 

4. Promote pedestrian safety through the proper use of street widths and designs, 

with special use right-of-ways where applicable. 

 

5. Meet comprehensive street lighting and replacement standards that will provide 

for theme lighting in some residential areas and uniform lighting standard styles 

for industrial and commercial areas, and eliminate nuisance lighting. 

 

6. Continue burying all utility lines throughout the City, to improve the visual 

character of the streets.   

 

7. Implement landscaped buffer zones between residential neighborhoods and 

commercial and industrial areas. 
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8. Maintain Heber City’s small-town character when new developments are 

planned in old or new neighborhoods.  

 

9. Existing landscaping and property maintenance regulations should be enforced 

and continually updated. 

 

RECREATION 
 

Parks and open space are an important part of providing a community with character 

and enhancing the city’s appearance. Planning is crucial to preserving land for open 
spaces and parks. Heber City currently has a park in the center of town and smaller 

parks on its perimeters. It is becoming increasingly important that our existing parks 

are enhanced and that land be acquired or adapted for the development of future park 

and open space facilities.  

 

1.   Support a County recreation center that provides multiple uses that will meet the 

current and future needs of the community.  

 

2. Acquire more parks and recreation properties as part of the development process 

and through conservation easements, open space trusts, and the transfer of 

development rights. Coordinate with the school district for community-wide 

parks and recreational facilities. 

 

3.   Use retention or detention ponds for parks or as required open space. 

 

4.   Utilize and preserve the present open space. 

 

5.   Develop community parks throughout the city with carefully planned 

improvements. 

 

6.        Acquisition and cultivation of trees for Heber City’s streets and roads, thereby 
enhancing the residential and commercial areas.  These trees shall be low 

maintenance, conserve water, and assist in screening visual conflicts and help 

beautify our parks.   

 

7. Continued development of parkways and walkways that connect with 

recreational and open-space features, such as: 

 

a. Connect the City park system to the Heber-to-Midway trail. 

b. Create trails along canals and waterways. 
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c. Connect various parks by an approved trail system. 

d. Consider a skateboard park and model aircraft park. 

e. Develop bike routes, sidewalks and trails to connect to the Wasatch 

County trail system.   

 

OPEN SPACE 

 
Vision 

Heber City is committed to preserving open lands of regional and local significance. While the 
city is often viewed as the economic hub of the valley, Heber can also play a leading role in 
guiding the extent of and quality of open space preservation both within and adjacent to its 
current borders. Regionally significant locations include such features as the north and south 
fields, north and west of the city’s borders, and several historic canals running through the city, 
which are slated to become key regional trail corridors. Hatch Springs and Red Ledges are among 
other notable spaces worth protection. While residents expect that real estate development will 
occur as population increases, they would like to see iconic open lands in the valley conserved for 
the enjoyment of future generations. In addition, residents envision open space amenities that are 
built into the fabric of urban neighborhoods that are developed, with such spaces as neighborhood 
squares, small play areas, and trails becoming form givers to new patterns of development even 
as the historic grid is largely maintained.  
 

Heber’s open spaces hold value for ecological, agricultural, cultural and recreational 
qualities, functions, and potential uses, and these lands are worthy of careful planning 

and conservation. Thus, Heber intends to create a permanently protected, connected 

system of cultural, ecological, developmental, agricultural and recreational spaces 

constituting the city’s green infrastructure, which is reflected in Heber’s Open Space 

Network System. The city envisions establishing segments of its green infrastructure or 

open space systems as real estate development occurs.  This is much like infrastructure 

currently contemplated, planned, and developed. Areas identified as open space during 

the real estate development process should be permanently protected and connected to 

the city’s overall open space network. 
 

Wasatch County is partnering with its towns and cities to achieve a coordinated and 

effective open space conservation strategy, and Heber is committed to working with 

Wasatch County and other municipalities to conserve the open lands that lend the 

region its character.  

 

It is the intent of Heber City to maintain current zoning districts and expand into 

proposed annexation areas as established in the Annexation Policy Plan. unless they are 
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proposed in a preferred development area and properly utilize city/county tools for 

obtaining increases in density. Rezone applications will only be contemplated where 

increased density is consistent with overall city goals as expressed in Heber’s General 
Plan. Overall, keeping the zoning unchanged will preserve property rights while 

helping to maintain an open feel beyond current city boundaries. 

 

Heber worked with the Center for Green Space Design, a nonprofit organization 

specializing in open space conservation, to more completely understand the city’s open 
space values and conservation options. 

 
Heber City Definition of Open Space 
It is often difficult for cities to provide a clear definition of open space, yet one is 

necessary to achieve the goals of Heber City and its residents. The City has defined 

open space in terms of absolute and relative lands. 

 
Absolute Open Spaces 
Absolute open spaces are those lands that should remain free from real estate 

development. These spaces include inherently unbuildable spaces (floodplains, steep 

slopes, etc.), existing protected lands, and spaces with extremely valuable open space 

qualities: 

x Jurisdictional wetlands and floodplains 

x Water quality areas (watershed, groundwater recharge and well protection areas; 

springs; drainages; streams and other water bodies) 

x Slopes 30% or greater  

x Ridgelines 

x Known geologic hazards (faults, landslide areas, avalanche zones, etc.) 

x High value or critical wildlife habitat areas and corridors 

x Public lands 

x Significant rural, agricultural or mountain view-sheds, especially including The 

North and South Fields and Hatch Springs    

x Scenic corridors along canals and waterways and space for associated trails 

x Community/recreational facilities and trails as identified on the city’s open 
space network system, the future trails map in the general plan, or other 

documents 

x Future recreational/cultural facility locations identified on the city’s open space 
network system or other documents 

 

Relative Open Spaces 

Relative open spaces are those lands that are buildable but which include cultural, 

ecological, agricultural, and/or recreational values that are worthy of consideration for 
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conservation wherever possible. Often, it is these spaces that are most valued by the 

public and these spaces that most significantly embody the character and quality of a 

place. In Heber, these spaces include: 

x Viewpoints 

x Historically or culturally significant locations and corridors 

x Outdoor educational spaces/classrooms 

x Slopes between 10% and up to 30% 

x Interesting geologic or topographic features 

x Areas of rich vegetation/large trees  

x Access points to lands historically used for recreation, especially those providing 

access to public lands (trailheads for equestrian use, hiking, hunting, etc.) 

x Natural areas or informal trials used for passive recreational activities (walking, 

birding, etc.) 

x Agricultural lands, including farms/ranches, and their prime soil areas, fields 

and ancillary facilities 

x Intercommunity corridors and buffers 

x Intra-subdivision recreational facilities and trails, especially those connecting the 

subdivision to the city/regional trail system 

 

 

Representative Open Spaces 

Over time, Heber’s Open Space Network Map should identify many spaces representative of the 
city’s overall open space values. The spaces labeled would by no means constitute an exhaustive 
list but rather indicate the types of spaces that will be identified by the developer as parcels that 
are considered for real estate development. The subdivision application process should guide 
developers through a simple process that will naturally channel real estate development into 
appropriate development locations, avoiding spaces that have absolute or relative significance as 
green space. 
 
Trails 
The map identifies general locations for the city’s trail system. As developers 
contemplate parcels that contain portions of the desired trail system, every effort should 

be made to design trails into the site design. The exact location may be less significant 

than its existence and its connectivity to other portions of the trail. Additionally, efforts 

to connect inter-developmental trails, green-ways through the more urbanized areas of 

the City, to the larger system identified on this map are strongly encouraged.  

 

Goals and Policies  
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Goal 1:  Clearly identify the open spaces and sensitive lands, and plan for their 
conservation, preservation, and multiple uses allowed by the zone.   

Policy 1.1: Permanently protect all critical open spaces and sensitive lands. These lands 

include:  

x Major ridgelines 

x Slopes greater than 30% 

x Streams, rivers, stream or river corridor and drainage setback areas, FEMA 

floodways and flood hazard areas and flood debris flow areas 

x Landslide areas, fault lines and fault line set back areas, collapsible soil hazards, 

or other geologic hazard areas 

x High value critical lands and natural features 

x Public lands 

Goal 2:   Preserve the unique character of the valley and city.  
 

Policy 2.1:  Preserve the unique environmental, cultural and autistic values of the 

community and surrounding areas 

Goal 3:  Develop land use policies that preserve open space as development occurs.  

Step One: Identify Open Spaces and Sensitive Lands. In identifying open spaces and 

sensitive lands, this design approach seeks to accommodate those special places, both 

existing and planned for the future, that make each community a distinctive and 

attractive place. Though this is the most critical step in the process, identifying these 

areas is a fairly easy task, and may include little more than a careful walk of the site.  

Step Two: Locate Building & Site Analysis. In developments, particularly residential, 

house sites are located to maximize views which often conflict with open space values.  

An assessment of the visual impacts to sensitive lands, and highly visual steep slopes 

by new development shall be required with the goal of minimizing (to the maximum 

degree) visual deviation from existing natural forms, colors and textures.  This is to be 

accomplished through the careful choice of building materials compatible with, and in 

preservation of, the natural environment. 

Step Three: Align Streets and Trails. This step is almost a matter of "connecting the dots" 

for vehicular and pedestrian access. In nonresidential development, including mixed 

use commercial areas, there may be instances where civic nodes have been identified for 

future use. These nodes may spill into multiple developments. In such cases it is 

essential that the street-and-trail-planning step provide for joint planning among 
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neighboring parcels and sometimes even involve cost sharing discussions for certain 

extraordinary facilities of common benefit to all developers at the node.  

Step Four: Draw in the Lot Lines. This final step typically involves little more than 

marking boundaries midway between house locations or, in the case of nonresidential 

development, filling in commercial lot lines and site design details. In nonresidential 

projects as with residential, flexibility, diversity and compatibility in acceptable project 

types is key to creating vibrant, successful communities.   

TRANSFER OF DEVELOPMENT RIGHTS (TDR)  

3.1: A transfer of development rights (TDR) program should be highly encouraged as 

a means of moving development units from areas where development is less desirable 

to areas where residential development is more desirable. To support this and other 

conservation tools, request for additional residential density should be encouraged to 

use conservation tools to get the density.  

Policy 3.2: A transfer of development rights (TDR) program should be highly 

encouraged as a means of moving development units from areas where development is 

less desirable to areas where increased commercial square footage is desirable. A 

conversion rate to convert residential units to a commercial square footage should be 

established and used consistently. To support this and other conservation tools, 

additional request for commercial square footage, should be encouraged to use 

conservation tools to get the density.  

Policy 3.3: Encourage the Purchase of Development Rights (“PDR”), so that 

development rights can be purchased and retired, thereby restricting future 

development on sensitive open lands. While this is an inherently limited conservation 

tool because of its expense, PDRs could provide an excellent way to conserve an entire 

high-priority parcel or vital connecting link in its overall open space network.   

Policy 3.4: Conservancy lots should be encouraged as a means of maintaining 

permanently protected open space under private ownership. A conservancy lot is a 

large, privately owned lot that encompasses part of an area identified as permanent 

open space. The purpose of the conservancy lot is to provide surrounding residents 

with visual access to open space while keeping the land under private ownership and 

maintenance. Only a small, delineated portion of such lots may be developed; the 

remainder must be protected through conservation easements.   

Policy 3.5: Allow landowners’ compacts. This is a voluntary agreement among two or 

more adjoining landowners to plan their separate but contiguous landholdings in an 
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integrated, comprehensive manner, providing opportunity to analyze the open space 

context of properties adjacent to proposed developments. The compact enables 

landowners to essentially dissolve their shared, internal property lines (for planning 

purposes) and to design their adjoining land holdings as if they were a single parcel. 

Areas for development and preservation could cross property lines so that they would 

produce the greatest benefit. Taking a very simplified example, all the development that 

would ordinarily occur on three adjoining parcels could be grouped on the land 

containing the most suitable soils or slopes or having the least significant vegetation or 

wildlife habitat, potentially leaving one parcel entirely undeveloped. The three 

landowners then share net proceeds proportionally, based on the number of house lots 

each could have developed independently. Even more simply, the process could merely 

be used to plan eventual trail or greenway connections.   

Goal 4:  Develop funding mechanisms that can be used to preserve open space, which 
may include the following:  

Policy 4.1: A bond for the purchase of easements or property identified as a critical 

open space area should be considered. Funds generated through bonding increase 

leveraging opportunities, giving better access to state and federal conservation 

programs.  

Policy 4.2: A conservation fee should be implemented for the establishment of a fund 

that will allow for the purchase of easements in critical open space areas. The fee may 

be applied as a means to increase density beyond the base density on a parcel, where 

more intensive development is desirable.  

Policy 4.3: A fee-in-lieu program should be implemented for the establishment of a 

fund that will allow for the development of public facilities for community benefit. The 

fee may be applied as a means to increase the density beyond the base density on a 

parcel, where more intensive development is desirable.  

Policy 4.4: An endowment and special service district should be set up to offset and 

manage the continuing costs of maintaining preserved open space land (e.g., costs such 

as maintaining public parks and trails, mowing meadows, removing invasive 

vegetation, paying insurance premiums and local taxes), including costs associated with 

active or passive recreation facilities. An endowment may also be used to build up an 

open space acquisition fund over time. Spending from endowment funds should be 

restricted to the expenditure of interest so that the principal may be preserved.   

Policy 4.5:  A land donation program should be established to encourage a property 

owner or developer to preserve open space for current inhabitants or future 
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generations.  An outright donation is a simple means of conservation and can produce 

significant tax benefits for the donor.  A permanent conservation easement and 

management plan should be placed on lands that are a part of a land donation program, 

ensuring permanent protection of valued open space conditions and/or functions.   

Additional Tools 
Though conservation subdivision design should become the primary strategy employed 

to conserve Heber’s open lands, several tools complement this overall technique. 

Conservation easements, for example, should be employed every time lands are set 

aside for open space purposes. Other tools, like transfer of development rights or an 

endowment, may be used to address unique situations or afford special opportunities to 

the city or the developer. 

 
Conservation Easements. Open spaces that are created or reserved through the 

subdivision or other development processes should require a conservation easement 

wherever possible. A conservation easement is a permanent restriction placed on a 

piece of property to protect the resources or functions – natural or manmade – 

associated with the parcel. In the case of open space, the easement precludes future real 

estate development and identifies permitted and prohibited uses. The IRS dictates 

conservation easements standards that land trusts and other easement holders use 

when evaluating a site. These standards help ensure high-quality, functioning open 

lands, with the acreage and bulk necessary to fulfill the desired intent of the open space 

protection purpose and should be used as planning criteria. Conservation easement 

plans and a subsequent plan review should be a part of the real estate development 

process.  

 

Endowments. When open space is to be donated for public use to the city or another 

entity, the city may grant a density bonus ranging from one percent to ten percent to 

generate additional income for the applicant or the city. The primary reason for 

generating this additional income would be to endow a permanent fund to offset 

continuing costs of maintaining the open space land (e.g., costs such as maintaining 

public parks, mowing meadows, removing invasive vines, paying insurance premiums 

and local taxes), including costs associated with active or passive recreation facilities. 

Endowments may also be used to build up an open space acquisition fund over time. 

Spending from endowment funds should be restricted to the expenditure of interest so 

that the principal may be preserved.  

 
Traditional Neighborhood Development (“TND”). Employing proper open space 

analysis graphically demonstrates the virtue of accommodating diverse lot and building 

sizes and types in order to put development density and intensity on the most suitable 
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portions of the site. Often, the most reasonable resulting forms of development are new 

neighborhoods designed with traditional standards rather than suburban-style 

"Planned Residential Developments." In the interest of green space preservation, the 

zoning ordinance could be revised so that higher-density and mixed use development 

layouts are possible. Carefully-conceived density/intensity standards, along with 

detailed design and layout standards regarding lot size, setbacks, street alignment, 

streetscape design, on-street parking, and the provision of interior open space as well as 

surrounding green space areas can greatly benefit cities. The creation of places which 

mix residential and commercial use, as occurred in traditional communities of past 

decades, can also be a valuable community asset. Zoning standards for all development, 

especially traditional neighborhoods, should always include numerous illustrations, 

(e.g., aerial perspectives, street cross-sections, building elevations, illustrated 

photographs, and streetscape perspectives), so that developers can quickly understand 

and meet community design expectations. 

 
Conservation Subdivisions (“CS”) 
To further the goals and policies outlined in this section of the general plan, Heber 

should promote open space preservation through its subdivision and zoning 

ordinances, with particular emphasis in the subdivision application content and review 

procedures. The city should consider conservation style subdivision design. This design 

technique encourages conservation while respecting current base density standards by 

accommodating flexible lot sizes. This form of real estate development is commonly 

called the conservation subdivision. 

 

Conservation subdivisions are a form of development in which, in addition to avoiding 

wetlands, flood plains, and steep slopes, much of the flat, dry, and otherwise buildable 

land is preserved from clearing, grading, and construction. Yet, the developer is able to 

achieve full-yield density, usually by reducing lot sizes and intensifying development 

on the remaining developable land in other ways. Conservation subdivision design 

offers a cost-effective way for the city to preserve open lands valued by its residents. 
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HISTORIC OLD TOWN VISION 
 

Old town is envisioned as the heart of the community.  The preserved traditional street 

grid, generous planter strips, adequately paved streets with curb and gutter and 

planted areas comprise elements of this vision.  Tree-lined sidewalks and other 

landscaping provide a walk-able area where citizens may feel secure.  Many in this 

neighborhood walk or ride their bikes to school.   Social and cultural resources are close 

at hand. Places and buildings of historic significance are integrated with new 

developments that reinforce design and character in size, scale and style.  Old town 

beauty continues to be a product of design and careful planning.  Proper design 

reinforces the social identity and character of the area, and serves as a magnet in 

attracting residents and others who support the downtown area, by working, playing, 

and shopping.  Residents show the pride of ownership and commitment to a sense of 

community.  This is a place where human scale and built features are linked together to 

form a unique mountain valley neighborhood in the very core of Heber City, a rural-

politan center where values and character are reflected in culture, commence and 

community. 

 

REDEVELOPMENT PLAN 
 

Since Old town is an older community, there are modifications and changes that have 

occurred, and will continue to take place as growth continues.  Areas and zones have 

been and are continuing to be part of an overall strategy, in redeveloping areas that 

have changed, or will need certain modifications through ordinances and regulations to 

keep them up to date, or to assist in retaining the turn of the century charm.  Citizen 

support as well as direction from the City Council and the Planning Commission, has 

culminated in a series of defined goals regarding redevelopment.  Those who purchase 

property, desire to develop or build should review redevelopment ideas, strategies and 

requirements with the Planning Staff, prior to purchase or developing plans. 

 

1.  Roads within these areas shall retain their 82-foot-plus wide right-of-way, and 

adequate traffic and parking lanes should be provided. 

 

2.  Install traffic calming devices, particularly in commercial areas adjacent to 

residential areas. 

  

3.  Old Town will remain a walk-able neighborhood, as it is close to the downtown 

amenities, through the installation of sidewalks, curb and gutter, handicapped 

corners and other pedestrian features. 
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4. Encourage redevelopment providing the redevelopment is attractive and 

compatible with existing development. 

 

HISTORIC DISTRICT 
 

1. Heber City intends to preserve and enhance Heber City’s historic buildings and 
features.  Historic preservation promotes community pride and sets the tone for 

the future neighborhoods and the community. 

 

2. As part of the preservation of the historic district, Heber City shall develop an 

ordinance that will focus on rehabilitation, education and securing funds 

through various sources to accomplish this goal. 

 

3. Significant and contributory structures throughout the community shall be 

identified and included in the Historic preservation plan. 

 

4. Expansion of historic inventory of both residential and commercial properties 

will assist in developing plans to create a walking tour of the Old Fort Heber as 

well as identify other contributory buildings and events associated with the 

historic area. 

 

5. Although no theme is shown for Main street, Heber City believes a theme is 

justified, and the period from the late 1800's to the turn of the century 

complements our town’s originals. 
 

6. Renovation of existing storefronts, or new development on Main Street, should 

participate in the desired theme appearance. 

 

7. Installation of plaques or other approved items on historic buildings or areas 

must be consistent with promoting walk-able, tourist friendly, informative tours. 

 

8. Main Street will continue to be the business core of Heber City.   Ordinances and 

other regulations will continue to emphasize that need and desire. 
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COMMERCIAL DEVELOPMENT 
 
Retail business on Main Street is underutilized.  Although many factors seem to 

contribute to this anomaly, Heber City has recognized the uniqueness of this situation 

and has set down the following list of participatory ideas and desires. 

 

1. Formulate and establish redevelopment districts that emphasize economic 

restructuring.  

 

2. Commercial development outside the commercial core will be restricted and 

limited.  Strip commercial development, if allowed, will fall within strict 

guidelines and parameters that will assist in retaining the desired vision for the 

various commercial zones.   Maintain feasible commercial lots in the central 

business district to facilitate redevelopment. 

 

3. Pedestrian-friendly commercial development is required with street trees 

maintained by the City. 

 

 4. Large scale commercial development will be located in areas complementary to 

existing commercial development and shall give primary consideration to the 

specific location to assure the new development is complementary to existing 

commercial development, and that the exterior of the building is in conformance 

with the City's design criteria. 

 

5. Allowable signs shall be complementary to the character of the various zones 

and districts they may be used in. 

 

6.  Develop a County-wide plan for large scale retail development 

 

DOWNTOWN / MAIN STREET  
 

Main Street is the economic, architectural and historical heart of the community.  The 

most powerful and lasting image associated with Heber City is Main Street.  

 

1. Promote downtown as a distinctive shopping area emphasizing it as an attractive 

meeting place and staging area for festivals, special events, celebrations and a 

variety of  community activities. 
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2. Develop an economic restructuring strategy to identify the types of primary 

anchors needed in the downtown area and develop a promotional program for 

marketing the economic potential of downtown. 

 

3. Encourage specialized retail to locate in the downtown area. 

 

4. Promote restaurants and other unique eating establishments that promote 

desired City themes. 

 

5. Establish RDAs to supply a variety of services and functions to the downtown, 

namely: store front renovations, parking, economic recruitment, events and joint 

publications. 

 

6. Create an off-street parking program.  Parking proposals may include diagonal 

as well as parallel parking.  Such proposals will assist in maximizing parking. 
 

7. Include the following enhancements downtown to provide a common theme: 

period lamps, trees, pavers, planters, sidewalks, curb & gutter, bulb-outs, and 

street furniture. 

 

8. Encourage commercial design that maintains rear off-street parking that is visible 

from Main Street. 

 

9.  Maintain the street wall in the core area of the downtown district. 

 

ECONOMIC DEVELOPMENT 
 

Develop a sustainable economic base by retaining, recruiting and expanding businesses 

that provide an income-producing job base, enhance the quality of life, and are 

consistent with the sensitive environmental features of the valley, specifically air, water 

and open space.  

 

1. Promote the corporate and research development district.  

 

2. Recruit quality job generating businesses and industries that generate long-term 

employment. 

 

3. Develop an infrastructure of telecommunications and fiber-optics which will 

develop clean/green industry. 
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4. Actively pursue community and economic development through target industry 

recruitment and incentives. 

 

5. Retail development, with proper employment generation, may be considered 

part of the economic development plans in the proper zones and areas.  
 

6. Develop a Technology and Telecommunication Task Force to promote the 

creation of technological jobs. 

 

7. Heber City needs to be actively involved in promoting economic opportunities 

and coordinate their opportunities through Local, State and Multi-County 

Economic Development Boards. 

 

8. Develop a plan that will identify the housing and economic needs of higher 

education institutions, so as to maximize the benefit to Heber City. 
 

9.   In the future, the Heber Valley Special Service District may use a mechanical 

treatment system, and the land may no longer be needed for waste water 

disposal.  The land contained within these fields should be converted into a 

corporate research and development park. 

 

TOURISM 
 

As a destination for tourism, Heber City is recognized as a recreational support center, 

with many capabilities.  Activities that span the four seasons abound in and around the 

valley, but further enhancement of recreational activities is needed. The following is 

part of the comprehensive development and economic plan: 

 

1. Support the development of an arts facility for community classes, art exhibits, 

concerts, and in-and outdoor theatrical productions.  

 

2. Develop a convention center and hotel district. 

 

3. Sponsor multiple day events that encourage extended stays. 

 

4. Develop a zoning district that allows a special recreational resort community 

around a golf course or open space element. 

 

5. Protect Heber Valley's natural resources, scenic views and water features. 
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6. Promote year-round tourism and recreational coordinated programs that attract 

tourists from Utah urban population centers. 

 

7. Emphasize a historic character in the area immediately adjacent to the train 

station and present a strong theme that encourages tourism. 

 

8. Encourage the Main Street districts to become tourist attractions by virtue of the                                                                                                                                                                                                  

character of buildings, location, selection of unique businesses, and events held 

there.  

 

AIRPORT 
 

Heber City owns the Heber City Airport, and is responsible for all planning issues 

surrounding airport and related businesses.  The airport should be self sustaining.  

Revenues from the airport need to support maintenance and development.  This 

includes both short range and long range goals.  Recognizing the important role the 

airport plays in the community; Heber City created an Airport Advisory Board to assist 

in this planning. 

 

1. Develop City airport overlay zone surrounding the airport. 

 

2. Require complementary surrounding uses in land use planning. 

 

3. Implement noise abatement procedures. 

 

4. Establish airplane curfews 

 

GATEWAYS 
 

Heber City will establish gateways to the community.  The following are features of the 

gateways:   

 

a. Deciduous and conifer plant materials. 

b. Entrance signs shall be monument type signs in a planter element 

involving stone or other native materials.  

c.         Protection of certain sensitive areas, from further encroachment. 

d. Prohibit overhead utility lines along with signs and billboards. 

e. Screening, through the use of landscaping or other physical amenities of 

particular importance in the Industrial areas. 
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AIRPORT GATEWAY: 

 
a. Encourage beautification through the airport board. 

b. Design appropriate signage. 

c. Develop strategies for a variety in the color and design of hangars. 

d. Require landscaping around the individual hangars, including trees and 

shrubs. 
 

HOUSING TYPES 
 

Housing development should be consistent with community character and provide a 

balance of housing needs for a wide range of ages, income groups and abilities. Promote 

infill in certain zones and areas, rather than in new developments.  
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TRANSPORTATION  
 

Heber City is unique in that it supports airport, railway, automotive and pedestrian 

traffic.  Heber City stands at the crossroads from Provo, Park City and Vernal.  The 

transportation elements through and around Heber City are essential to the 

development and improvement of Heber City.  Heber City’s intent is to provide safe 
and adequate roadways, trails and paths for both motor vehicles and pedestrians.  

Heber City should also be actively pursuing public transit to help alleviate traffic and 

provide transportation to those who may not be able to provide it themselves.  

 
Roads  
 

Rather than funneling traffic onto one or two major roads, Heber City should disperse 

the traffic among several arterial roads.  This will help eliminate traffic congestion 

throughout the City.  This will require Heber City to expand the asphalt on existing 

roads, improve existing roads, and coordinate traffic signs and traffic lights.  Roads 

should be wide enough to meet long-term needs but designed to minimize maintenance 

costs.  

Heber City has been working with several entities to determine the route of a by-pass 

road to the west of town.  The purpose of this bypass road is to provide an alternative 

route for larger trucks to help alleviate congestion downtown. 

To date, Heber City has obtained nearly forty percent (40%) of the right-of-way running 

from UT-189, north and east, to US-40 north of town.  It is anticipated that the majority 

of the remaining portions of the bypass that fall within Heber Cities’ annexation 
boundary will be obtained through annexations.  The portion of the bypass that runs 

from UT-113 (Midway Lane) north to US-40 (Main Street) does cross land that contains 

wetlands, canals and animal habitats.  There should be studies done to ensure that these 

environmental sensitive lands are protected where possible.  Mitigation of the wetlands 

and open space should also be done to preserve the natural area to the northwest of 

Heber City. 

  

 Goal: Alleviate traffic congestion on Main Street. 

 Action Items: 
a. Disperse traffic along 100 East, 100 West, 300 West and 500 East.  This 

would include the possibility of widening asphalt, aligning stop signs, 

eliminating dips, finishing 500 East (connection between 600 South and 

1200 South) and finishing 600 West (connecting it from 500 North to 600 

South). 
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b. Improve 1200 East/Mill Road from 1200 South to Center Street. 

c. Improve US-40 (north & south of town) as well as UT-189 at least ½ mile 

further out from where they are developed as of 2009.  These 

improvements would include curb, gutter, sidewalk and asphalt 

widening. 

d. Study the effects and benefits of one way streets in the downtown core. 

e. Complete the eastern bypass road that will run from Center Street north 

and west to Highway 40. 

f. Continue cooperative effort with Wasatch County for the bypass road to 

the west of Heber City.  

i. Continue working with the RPO, UDOT, and Wasatch County to 

ensure the project continues. 

ii. Incorporate NEPA and UDOT route planning practices in the 

process. 

iii. Keep costs to a minimum and prepare cost benefit analysis 

evaluating the benefit of the project to the Heber Valley. 

iv. Work with new developments to lessen the cost and use of the 

condemnation process to obtain right of way. 

v. Use the bypass road as a mechanism for preserving open space in 

the north fields. 

vi. Solidify the alignment of a bypass road. 

 

 Goal: Improve the gateway corridors coming into Heber City. 

 Action Items: 
a. Improve (add curb, gutter, sidewalk, and storm drain) Center Street 

from 1500 East to Main Street. 

b. Improve (add curb, gutter, sidewalk, and storm drain) Midway Lane 

from Southfield Road (1200 West) to Main Street. 

c. Improve the intersection of US-40 and UT-189.  Increase the number of 

through lanes and turning lanes. 

d. Realign Daniels Road intersection with UT-189 so it aligns with 1300 

South to the north of UT-189. 

e. Plant street trees and landscape the park strip along all of Main Street. 

f. Place entrance monuments within or next to the roadway, at each of 

the main corridors leading into Heber City, if possible.  

g. Bury overhead power lines & upgrade the streetlights along the 

entrance corridors, to match those of downtown. 
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 Goal: Improve parking in downtown Heber. 

 Action Items: 
a. Work with new developments to create a large enough parking area to 

serve their projects. 

b. Work with businesses to create shared parking agreements with other 

businesses. 

c. Increase the mixed-use elements downtown so that residential and 

commercial areas can share parking. 

d. Utilize angled parking wherever possible to increase the number of 

parking stalls over parallel parking. 

e. Obtain land for increased parking through development as well as 

purchasing currently privately owned land. 
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 Roadway Policies 
x Paved roads and sidewalks should be installed in new developments prior 

to the issuance of a building permit. 

x Adopt a road hierarchy that defines right-of-way widths, lane widths, and 

general design of each type of road.  

x Roads should conform to the Streets’ Master Plan even if this involves a 
higher standard than the development would otherwise necessitate.  

x Neither roads nor trails will be closed for construction except for 

emergencies or safety reasons; detours must be reasonably convenient. 

x All new developments on arterial roadways should not create new 

driveway accesses onto the arterial roadway.  Owners of property fronting 

on arterial roadways should be strongly encouraged to provide access 

from adjacent local or collector streets. To ensure long-term maintenance 

of adequate traffic conditions, it is crucial that arterial capacity not be 

degraded through unnecessary access points. 

x The impact of traffic on residential streets should be minimized as much 

as possible through a combination of educational, enforcement and 

engineering strategies such as traffic calming devices. 

x Improve substandard roads as appropriate for the neighborhood.  

Understand the proper use of street widths and special use right-of-way 

(i.e. right of ways that contain trails or bike paths) in order to promote 

pedestrian safety. 

x Provide safe traffic flow of arterial and collector streets, to include roads 

surrounding the airport and other sensitive areas, with widths to 

accommodate circulation, parking, safe pedestrian access and landscaped 

planter strip areas. 

x Retain the super-grid or grid pattern on at least a 4-6 block basis of both 

the “east /west & north/south" corridors.  
x Require both vehicular and pedestrian connectivity with regard to access 

in commercial and residential developments. 

x Install traffic calming bulb outs in the core downtown area that will slow 

traffic and aid pedestrians in crossing Main Street in a safer manner.  

x When designing and building new roads, several factors should be 

considered: 

a. Utilize existing right-of-ways where possible. 

b. Attempt to obtain right of way through annexation and 

development; use condemnation as a last resort. 

c.  Minimize effects on existing homes & structures. 

d. Minimize environmental impacts. 

e. Follow adopted engineering practices. 
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x Meet the Streetscape Standards for the block sections of Heber and for 

new and developing areas. This system includes curb, gutter and 

sidewalks. The new Standard has larger planting strips to facilitate trees, 

and in the older block areas, to accommodate utility lines, easements, 

existing trees and irrigation ditches.   

x Along Collector streets, provide a generously wide area (ideally 50 feet or 

wider) paralleling the street to accommodate a tall landscaped berm and a 

trail (see photo). 

x Road Hierarchy: 
a. Arterial: Provides the highest level of service at the greatest speed 

for the longest uninterrupted distance, with a higher degree of 

access control. These roads would include US-40 and US-189.  The 

design and maintenance for these roads are determined by UDOT. 

b. Minor Arterial:  Provides a high level of service at a greater speed 

for longer uninterrupted distance, with a higher degree of access 

control. This would include 1200 South, Center Street heading east, 

and Midway Lane.  The purpose of these roads is to move high 

volumes of traffic.  They are designed to have up to four (4) travel 

lanes and one (1) center turn lane.  These roads would include one 

(1) bike lane to provide adequate protection for bicyclers.  The 

width of minor arterial roads vary, but typically have an asphalt 

width of 60’ or greater. 
c. Collector:  Provides a less highly developed level of service at a 

lower speed for shorter distances by collecting traffic from local 

roads and connecting them with arterials.  Has a higher degree of 

access control. These roads are designed with two travel lanes, a 

center turn lane, and they would have a bicycle lane .  When 

intersecting a road with a higher order (i.e.  Arterial, Minor 

Arterial) right hand turn lanes are required.  Typically collector 

roads have 50’ of asphalt width. 
d. Minor Collector:  Provides a less highly developed level of service 

at a lower speed for shorter distances by collecting traffic from local 

roads and connecting them with arterials.  Has a higher degree of 

access control. These roads would also be used in industrial/ 

business park settings and residential settings, when warranted by 

traffic volumes.  These roads are designed with two (2) wide travel 

lanes to allow parallel parking.  When intersecting a road with a 

higher order (i.e.  Arterial, Minor Arterial, Collector) right hand 

turn lanes are required.   Typically minor collectors have an asphalt 

width of 44’.  
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e. Local: Consists of all roads not defined as arterials or collectors; 

primarily provides access to land with little or no through 

movement. When intersecting a road with a higher order (i.e.  

Arterial, Minor Arterial) right hand turn lanes are required. Local 

roads are 36’ or less of asphalt. 
 

Ideal Collector/Arterial Streets with Landscaped Berm and Trail 

 

 
MOUNTAIN COMMUNITY TRANSPORTATION 
NETWORK 
 
 The Mountain Community District has unique mountainous features as 

compared to the rest of the city, plus the area has been master planned by Wasatch 

County. Within the Mountain Community District, several Collector and Minor 

Collector roads are shown on the Transportation Plan. The designation of those streets 

reflects the intended purpose of those streets.  The right of way and construction width 

of those streets are intended to meet adopted city standards, unless at the time of 

annexation or development, traffic studies justify that a narrower right of way or 

asphalt width will provide an adequate level of service.   

 

Goals 
1. Implement a transportation system in the area that provides ample connectivity 

to other development at a high level of service. 

2. Implement the intent of the North Village Code for pedestrian friendly streets 

and connectivity, with attention and detail given to the pedestrian and frontage 

realms of the right of way. 
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Policies 
1. Conduct/review traffic studies of the area at the time of annexation and 

development and require development to mitigate its traffic impact. 

2. Revise street standards to include flexibility to deal with the limitations within 

the rural mountainous area, such as consideration for narrower streets and 

waiver of sidewalk requirements in steep areas, etc. 

3. Consider a minimum 8 foot width planter strip along all public streets to 

accommodate snow storage. 

4. Minimize the use of cul-de-sacs. 

5. Work with UDOT, Wasatch County and the RPO to plan for the future traffic 

system in the area, including park and ride lots, public transportation, road 

network, road capacity and connectivity. 

 

Highway Access Management  
 

Heber City is part of the Rural Planning Organization (RPO), consisting of local 

jurisdictions, Utah Department of Transportation (UDOT), and Mountainlands 

Association of Governments (AOG). One of the primary purposes of the RPO is 

regional transportation planning. A Regional Transportation Plan has been adopted for 

the Heber Valley that is updated regularly. 

 

In recent years, local governments in the valley, including Heber City, have 

entered into Corridor Management Agreements with UDOT. These agreements are 

aimed at managing driveway and street access onto state highways, and planning for 

future right of way and future signalized intersection locations. Access management is 

important because it affects the ability of the State’s Highways to efficiently and 
effectively accommodate the future’s growing traffic.  
 

Goals 
A. Maintain high speed, high capacity highway facilities 

B. Promote landscaped rural entrances into Heber City. 

C. Promote nodal commercial development along highway rather than strip 

commercial. 

 

Policies 
A. Support the Highway Access Management Agreements 

B. Enter into new Highway Access Management Agreement as annexation occurs 

C. Commercial land designations should not parallel highways. 
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D. The setback area along highways should include a landscaped berm with trees 

and ground cover and a trail. 

E. Highway intersections should be modified to be as near 90 degrees as possible 

and the intersections should align rather than be offset. 

F. Private accesses to highway should be shared between properties when possible. 

G. Access to private property should be established to local streets rather than 

directly to highways when possible. These accesses should be setback from the 

highway with appropriate amount of queueing space to the highway. 

H. Buildings should be setback from the right of way along high speed segments of 

highways.  

I. Development should provide additional right of way necessary for trails, turn 

lanes, etc. 
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Transportation Plan 
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TRAILS 

Introduction 
 

In 2015-2016, Heber City participated in a County-wide Trails plan with the local 

jurisdictions in Wasatch County. The effort included an extensive public involvement 

process and resulted in the Wasatch County Regional Trails Master Plan dated 

February 1, 2016. The intent of the regional trails plan was to create a unified trail plan 

between the various jurisdictions in Heber Valley, including cities and towns, county 

and State Parks.  

Goals  
 

A. Connect trail users into a regional network that connects communities; 

B. Provide alternatives to driving; 

C. Connect the local trail network to public lands and recreation areas; 

D. Help preserve open space; 

E. Foster an active lifestyle; 

F. Prioritize the development and construction of trails;  

G. Secure outside funding to build trails; and 

H. Increase the proportion of total travel via non-motorized modes. 

Policies 
 
Trail Priorities 
 
Absent construction of trails by development, consider phasing trails as follows: 

A. Phase 1: 2017 to 2025 

a. Trails that do not yet connect through to their terminus; 

b. Railroad Trail; 

c. Mill Road and Canal Trails; 

d. Center Street; 

e. Midway Lane trail to Main Street. 

B. Phase 2: 2025 to 2034 
a. Main Street bike lanes; 

C. Phase 3: 2035 to 2044 

a. Bypass Road multi-use trails. 
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Trail Phasing 
 
Consider prioritizing trails as follows: 

A. Railroad Trail; 

B. Mill Road and Canal Trails; 

C. Bypass Road multi-use trails; 

D. Main Street Bike Lanes; 

E. Canal Trail Connection from Coyote Lane trailhead to the Hatch Springs area. 

Education 
 

A. Support and promote programs that provide education to the public about 

bicycling and walking. 
B. Support and promote programs that promote biking and walking. 
C. Support and promote partnerships with local trail groups and local jurisdictions 

for creation of educational materials such as trail maps and brochures. 

Trail Funding 
 

A. Pursue grants for the construction of trail signage, trails, trailheads and trail 

crossings where development or impact fees cannot pay for those facilities. 

B. Consider using trail impact fees to assist in construction of trails. 

Maintenance 
 

A. Establish a program for periodic trail maintenance.  

B. Consider partnering with local trail groups for the maintenance of trails. 

Plans & Trail Standards 
 

A. This Trail Plan should be periodically reviewed with nearby jurisdictions in 

context of trail routes, inventory of existing trails, design guidelines and use and 

management guidelines. 

B. Update Ordinances, Standards & Specifications and Impact Fee Analysis to 

conform to the facilities shown on this Trails Plan.  

1. Adopt trail cross sections for trails as shown on the Trails Map; 

2. Adopt standards for trails heads shown on the Trailheads Map; 

3. Adopt standards for crossings as shown on the Trail Crossings Map. 

4. Adopt standards for Adopt sign and wayfinding standards 
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C. The City should adopt standards that are flexible enough for the City to modify 

them when specific circumstances warrant, such as when right of way is limited, 

when nationally accepted engineering standards are modified and conflict with 

this plan, or when the dimensions of existing improvements would make 

meeting the standards of this plan impractical. 

D. Consider adding flexibility to the zoning ordinance to better accommodate trails. 

E. State, local, and federal government agencies should conform to the City’s trail 
plan. 

F. Trail facilities should be constructed consistent with the Plan and adopted City 

standards. 

Development 
 

A. Should provide trail connectivity from cul-de-sacs to nearby streets.  

B. Should install planned trails and sidewalks that border or traverse through the 

development. 

C. Should complete all trails concurrently with each phase of development.  

D. Should consider utilizing more trails within the development beyond those 

specified in this Trails Plan. 

E. Should repair sidewalk and trail facilities damaged during construction.  

F. Should show trails on all plats and have an easement recorded on every trail that 

allows public access.  Easements should be 5’ on each side of the center line for 
back country trails and at least 10’ from the center line for other trails or larger as 
conditions warrant. 

G. Should install trails and trail facilities as per adopted City standards.  
H. Should incorporate landscaped berms and fences with trails where appropriate 

to provide separation from streets and/or private property.  
I. Should provide commercial buildings with: 

1. a sidewalk from building entrances to the public sidewalk; 

2. bicycle parking. 
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Figure 1: Trails Map 
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Figure 2: Trailhead Locations 
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Figure 3: Trail Crossing Locations 
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Public Transit 
 
Heber City currently does not offer any form of public transportation.  It is vital as 

Heber City grows that we look at the possibilities and options we may have for 

providing public transportation.  Heber City should work closely with outside sources 

such as UTA and Park City Transit to coordinate efforts.    

 
 Goal: Study the possibilities of Public Transit in Heber Valley. 
 Action Items: 

a. Gather public input as to what is the perceived need. 

b. Conduct a cost benefit analysis. 

c. Study the possible connections with UTA and Park City Transit. 

 

 Goal: Obtain Funding. 
 Action Items: 

a. Pursue Federal Funds for studies and implementation. 

b. Pursue Utah State Funds for studies and implementation. 

c. Work with Wasatch County to see what, if any, funding may be 

available. 

 

Public Transit Policies 
x Transit funding should be adequate to operate services year-round, while 

also ensuring adequate replacement of capital assets. High-frequency 

service will be provided between all commercial and activity centers. 

Service to residential areas will depend upon the demand for and the cost-

effectiveness of such service. 

x Interlocal agreements should be reached with other municipalities so that 

the cost may be dispersed evenly. 

x The availability and convenience of transit service should be provided to 

benefit both visitors and residents. 

x A series of transit facilities should be considered. If constructed, these 

facilities should operate to maximize the convenience of transit, 

pedestrian, and bicycle transportation options. 

x  Transit routes should avoid residential streets if equivalent arterial-road 

routes are available. 

x The primary modes of access to Main Street commercial businesses should 

be via transit, bicycle, and on foot.  
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x The mobility of the public should be optimized when evaluating all modal 

options together (one mode isn't more important than another, but overall 

mobility is very important). Transportation programs should focus upon 

moving people, rather than moving vehicles. 

x Increase the proportion of visitor travel on transit service. 

x Increase the proportion of resident travel on transit service. 

x Require drop off points and public benches as part of commercial 

development. 

 

Land Use 
  

 Land use is very strongly tied to transportation.  It is important that Heber City 

is mindful of zoning, as well as road capacities, as it allows development.   

 

 Goal: Coordinate Land Use Map with Transportation Plan Map. 
 Action Items: 

a. Review Transportation Plan Map to ensure capacity for future build 

out. 

b. Make sure residential areas are connected to commercial areas with 

trails and sidewalks. 

 

Land Use Policies 
x Zoning should recognize the interrelationship of land uses and transportation 

modes. No transportation improvements should be made which would 

encourage inappropriate or premature growth.  

x No development should be approved that would limit the possibility of future 

transportation corridors that tie into the existing transit system. 

x The street network should be developed to allow an efficient transit service in the 

future.  Through streets should be provided in new developments that allow 

transit service within easy walking distance of all residences and good access to 

adjacent arterial streets.  

x Developments should be designed to serve auto, pedestrian and potential transit 

users. 

x Rather than using parking lots to separate commercial uses from adjacent arterial 

streets, commercial developers should be strongly encouraged to prepare site 

plans to cluster the commercial uses near major intersections. This encourages 

pedestrian use by allowing more convenient travel paths, and also encourages 

increased walking between buildings. 



 

 
Heber City General Plan 54 

x Mixed land uses - Zoning designations should be reviewed to identify 

opportunities to provide neighborhood-serving commercial uses with 

convenient walking or bicycling distance from residential areas. This strategy 

reduces auto use while providing increased opportunities for transit and 

pedestrian activity. 

x Drive-up windows are generally inappropriate outside of certain commercial 

areas and should be discouraged or prohibited, except in those areas. 

x Development in commercial areas should be pedestrian friendly. 

x A variety of landscaping and other compatible land uses should be encouraged 

within road rights-of-way, where feasible. 
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MODERATE INCOME HOUSING 

INTRODUCTION 
  

During the 1990's and early 2000s, Utah experienced strong growth and housing 

prices rose rapidly, while incomes remained relatively stable. Consequently, housing 

became more expensive for those households that did not already own property. In the 

late 2000’s the Country entered into a recession, driving property values down, 
increasing unemployment, and slowing income growth. By the early 2010’s the housing 
market in Utah had begun to come back from the recession. As the market has gained 

strength, property values have risen to values greater than those of the prerecession 

market, widening the affordable housing gap.   

In 1996, House Bill 295 directed each Municipality in the State to adopt a plan for 

moderate income housing. In defining the purpose of the bill, the legislature stated 

“municipalities should afford a reasonable opportunity for a variety of housing, 
including moderate income housing, to meet the needs of people desiring to live there; 

and moderate income housing should be encouraged to allow persons with moderate 

incomes to benefit from and to fully participate in all aspects of neighborhood and 

community life.”  As required by State Law, this Plan addresses the following topics: 
1. an estimate of the existing supply of moderate income housing located within 

Heber City; 

2. an estimate of the need for moderate income housing in Heber City for the next 

five years as revised biennially; 

3. a survey of total residential zoning; 

4. an evaluation of how existing zoning densities affect opportunities for moderate 

income housing; and 

5. a description of Heber City's program to encourage an adequate supply of 

moderate income housing. 

 

 In addition to the required topics, this Plan provides additional information on 

City demographics relevant to moderate income housing and the City’s participation 
with the Wasatch County Housing Authority. 

 

DEFINITIONS 

 

 Moderate income housing is currently defined in Utah Code 10-9-307 as 

‘‘housing occupied or reserved for occupancy by households with a gross household 
income equal to or less than 80% of the median gross income for households of the 
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same size in the County in which the City is located.” Heber City is located in Wasatch 
County. 

 From the website of the U.S. Department of Housing and Urban Development 

(HUD), “The generally accepted definition of affordability is for a household to pay no 

more than 30 percent of its annual income on housing.” 

 The Census Bureau defines household to include all the persons who occupy a 

housing unit. A housing unit is a house, an apartment, a mobile home, a group of 

rooms, or a single room that is occupied (or if vacant, is intended for occupancy) as 

separate living quarters. Separate living quarters are those in which the occupants live 

and eat separately from any other persons in the building and which have direct access 

from the outside of the building or through a common hall. The occupants may be a 

single family, one person living alone, two or more families living together, or any other 

group of related or unrelated persons who share living arrangements.  The Census 

Bureau defines a family as consisting of a householder and one or more other persons 

living in the same household who are related to the householder by birth, marriage, or 

adoption.  All persons in a household who are related to the householder are regarded 

as members of his or her family. A household can contain only one family for purposes 

of census tabulations. Not all households contain families since a household may 

comprise a group of unrelated persons or one person living alone. 

 

BACKGROUND 

  

Over the last two decades, Heber City has put forth tremendous efforts towards 

encouraging affordable housing.  The city has adopted several zoning regulations 

aimed at encouraging affordable housing and several developments have been 

approved under these regulations. 

 Compared to other locations within Wasatch County, the proximity of Heber 

City in relation to urban public services such as fire protection, water system, sewer 

system, police protection, and a commercial core, make Heber City an obvious choice 

for location of affordable housing.  Additionally, Heber City's zoning regulations also 

permit a higher density than that found in other locations because of the existence of 

these services, making the goal of affordable housing more of a reality.  

 In 1999 Heber City adopted the Density Zoning Ordinance.  This encouraged the 

construction of affordable housing through the use of density incentives, and it also 

encouraged provisions for open space.  The result of this ordinance permitted the 

construction of many affordable single family home developments and rental units, 

including Daniels Gate Plat A (50 lots), Heber Landing 1 & 2 (74 lots), Greenfield Town 

Homes (50 lots), Greenfield Apartments (120 apartments), Muirfield (246 lots), totaling 

540 units.  Additionally, some of the homes in these developments utilized funding 
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from the Wasatch County Housing Authority and from developers from other 

jurisdictions in the County to ensure their continued affordability.  Many of the units in 

these developments are now out of reach for those earning 80% or less of median family 

income. In 2000, the city repealed the Density Zoning Ordinance. 

 In 2000, Heber City, Wasatch County, and Midway City established the Wasatch 

County Housing Authority.  This organization was meant to assist in the creation of 

affordable housing by establishing a housing fund.  This fund still exists today, and is 

provided to qualified housing recipients through lower interest loans, down payment 

assistance, etc., all meant to lower the cost of housing to an amount considered 

affordable (i.e. 30% of a family's gross annual income). The fund is provided by funds 

from the state and federal government, when available, and developers through 

payments in lieu of affordable housing from the years 2000-2012 when both Heber City 

and Wasatch County changed the fee-in-lieu to a voluntary ordinance.  

 In 2002, Heber City revised its general plan and adopted as part of that 

amendment a Moderate Income Housing Element of the General Plan that identifies the 

city's goals and policies in relation to affordable housing.  Shortly thereafter, the city 

adopted the Affordable Housing Ordinance, which required developers of 10 lot or 

larger single-family subdivisions to construct either on-site or off-site 10% of the 

subdivision units as affordable units, pay an equivalent fee-in-lieu or dedication of land.  

The amount contributed by a developer was equated as 10% of the subdivision units, 

times $29,000.  The $29,000 amount per unit was established at the time as the amount 

needed to make a typical housing unit affordable.   

 Many developments have contributed to the affordable housing fund.  A 

monetary contribution to the affordable housing fund is called a fee-in lieu, as the 

developer is providing a “fee in lieu” of providing actual constructed affordable 
housing within the development.  Some developments, because of their smaller lot 

sizes, did not only contribute money to the affordable housing fund, but also have lots 

that are much more affordable than other developments.  Developments that have 

contributed a fee in lieu include Daniels Gate Plat B, Daniels Gate Plat C, Broadhead 

Estates 2, Willow Creek Estates, Browning Estates, Red Ledges, Aspen Pointe, Majestic 

Mountain, Noble Vista, Swift Creek, Heber Meadows, and the Cove at Valley Hills 1 & 

2. During the 12 years of the Affordable Housing Ordinance, the fee had not been 

increased to keep pace with inflation and rising land and construction costs. 

 The Last Stand Subdivision provided services in kind instead of a fee in lieu.  

These services equated to the monetary equivalent of the fee in lieu, and consisted of 

demolition of the city's old public works sheds and grading of the site, upon which will 

be two lots that Habitat for Humanity will offer to qualified affordable housing 

recipients.  The city agreed to provide 2 of the lots on the property to Habitat for 

Humanity in exchange for Habitat's construction of subdivision improvements on that 

and the remaining property.  
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 Mill Road Estates and Wheeler Park provided the monetary equivalent of the fee 

in lieu as building lots.  From these two developments, the city had title to 15 building 

lots that were utilized as affordable housing units.  The City worked with Utah Housing 

Corporation (a non-profit affordable housing corporation) to establish a program that 

provided affordable housing units to qualified buyers on these lots in a way that is 

compatible with surrounding homes in these new developments. 

 The affordable housing funds are provided not just directly to potential 

individual home buyers.  The funds have been provided also to Habitat for Humanity, 

which has had 6 successful home constructions in Heber City.  These funds also may be 

provided within the Ranch Landing development in conjunction with state funds for 

construction of senior based affordable apartments. 

In 2012 the City amended the Affordable Housing Ordinance to no longer 

require an affordable housing fee-in-lieu, but to continue offering it as a voluntary 

option. The Affordable Housing Code is currently a voluntary code that offers 

incentives for developments that choose to create affordable housing or to pay a fee-in-

lieu. Since the amendment, there have not been any developments that have used the 

Affordable Housing Section of the Code. While there have not been any developments 

that have contributed to the Wasatch County Housing Authority fund, the housing 

authority has continued to offer aid to those who meet the income requirements with 

down payment assistance in the County and up to $40,000 per unit in the Ranch 

Landing Condominiums. 

Heber City amended the zoning ordinance in 2002 to address compatibility of 

infill housing in the core of Heber City.  The result was the adoption of the Cottage 

Home Overlay Zone, and the removal of duplexes and twin homes as permitted uses.  

Additionally, the city repealed the apartment regulations.  These actions contributed to 

a more compatible infill of town, but also resulted in fewer affordable housing units 

built. 

 In 2004, Heber City adopted new apartment regulations in response to the need 

for more rental units and the potential need for student housing for the UVU Wasatch 

Campus.  Additionally, the city revised the Land Use Element of the General Plan to 

add additional high density housing areas to replace area displaced by the new high 

school. The UVU Wasatch Campus was not built within the City limits. The apartment 

regulations were later repealed. 

 In 2007 Heber City adopted a Clustered Open Space Overlay Zone (COSZ), 

modeled after Midway's open space ordinance.  The Zone permits condominiums and 

town homes at slightly higher densities and requires that each development provide 

50% open space.  Ranch Landing, located next to the new library, was approved under 

this new zone.  For an affordable housing strategy, the developer began marketing the 

homes in the first phase first to qualified essential government workers at a starting 

price near $200,000. Condominium Units in Ranch Landing now start at $240,000. 
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Ranch Landing just received occupancy on 12 units and have their remaining 24 units 

under construction. The Villages on 12th are a similar project to the Condos at Ranch 

Landing. The Villages on 12th received approval for 120 Condominium Units under the 

COSZ zoning in 2017. There are currently 24 units under construction. Units in this 

development start around $230,000. 

 Utilizing the Mixed Use Residential Commercial Zone (MURCZ) adopted by 

citizen referendum in 2007, three residential developments have been constructed, 

Liberty Station, Cottages at Valley Station, and The District at Valley Station. Liberty 

Station is a 56-unit apartment complex consisting of 3 and 4 bedroom apartments. 

Government subsidized rent is available to approved tenants that are 50% AMI or less. 

Tenants whose income is greater than 50% AMI pay market rate. Cottages at Valley 

Station is a Single Family Residential development consisting of 103 homes with lots 

ranging from 4,800 square feet to 9,300 square feet. The average home lots are in the 

5,000 to 6,500 square foot range, providing for smaller lots to promote affordability. The 

last phase of the Cottages at Valley Station started in the low $300K’s.   The District at 

Valley Station is a 58-unit apartment complex, with 1-3 bedroom units. The bottom floor 

units are ADA units. These units are a market rate development. The rents are between 

$950-$1,300. Liberty Station is the only subsidized development in this area that could 

guarantee to provide some housing for those earning 30% AMI or less. 

In 2008 the City adopted the Accessory Apartment Ordinance, which permits 

accessory apartments within the city. The City has seen an increasing interest in 

Accessory Apartments as property values have continued to rise. 

In 2008 the City adopted the Planned Community Mixed Use Zone (PCMU), 

which permits a mixture of housing types including apartments, single family, town 

homes, condominiums, accessory apartments, and small commercial uses.  While not all 

of the development would be affordable, the PCMU provide the flexibility and ample 

opportunity for the creation of affordable units.  The intended location of the PCMU 

zone is within a future annexation to the east side of Highway 40 north of Kings and 

south of Coyote Lane. In 2017 the City approved a zone change to property south of 

1200 South and west of 1200 West (Mill Road) to the PCMU zone and subsequently 

approved an 85 acre PCMU Master Plan for the Sawmill Planned Community, 

consisting of over 600 residential units. The development contains 110 condominiums, 

108 senior (55+) condominiums, 37 mixed use residential units, 232 town homes, 54 

duplex/triplex, and 73 single family units. In addition to providing multifamily 

products, the developer has agreed with the City to work with the Wasatch County 

Housing Authority on possible programs similar to their partnership with Ranch 

Landing. The developer has also agreed to provide up to 5% of the purchase price in a 

grant to essential employees of Heber City, Wasatch County, and Wasatch County 

School District. This would be on top of the assistance they may receive from the 

Housing Authority. The Master Plan also identifies Accessory Apartments in the 
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basement of town homes. This will allow for the town home owners to supplement 

their housing costs, aiding in the affordability of the town home products within the 

development.  

 In June of 2018, the City Council repealed the PCMU zone and assigned all areas 

with the PCMU zone to the Planned Community (PC) zone. The PC zone permits two 

units per acre. The Sawmill development is vested in the PCMU zone and will continue 

to develop according to their approved master plan. There are some other property 

owners that have contractual rights to the PCMU zone that will be able to still develop 

under the code. The largest property with these rights is the Basset and Ritchie 

properties that were Annexed into the City with the Basset-Ritchie Annexation.  

Current State of the city 
 

 The following statistics illustrate the current condition of Heber City. 

 
Heber City Population Change in Past 5 Years 

 
 
 
 
 
 
 
 

12,332 
13,017 

13,631 
14,289 

14,969 

5.60% 

4.70% 4.80% 4.80% 

0.00%

1.00%

2.00%

3.00%

4.00%

5.00%

6.00%

7.00%

8.00%

0

2,000

4,000

6,000

8,000

10,000

12,000

14,000

16,000

2012 2013 2014 2015 2016

Heber City Population 2012-2016 
5% AAGR from 2013 -2016 

S o u rce :  U . S .  C en s u s  Bu re u a  v i a  D e p a rtm e n t  o f  W o rkfo rc e  S e rv i c e s  

Population Growth Rate



 

 
Heber City General Plan 61 

 
 

Heber City 20 Year Population Projections 

 
  

Mountainland Association of Governments projects the 2038 City population to 

be near 26,000.  Not only is the City growing, it is becoming more diverse. The non-

white population has gone from 1.3% of the population in 1990 to 2.4% in 2016, with it 

peaking at 5.7% in the year 2000. Heber City also experienced a significant increase in 

the number of Hispanic persons (of any race) during the 1990’s, growing from less than 
one percent of the population to over fifteen percent of the population in 2016. While 

the non-white population has risen and fell, the Hispanic (of any race) population has 

consistently increased. 
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Table 1: 1990, 2000, 2010 and 2016 Estimates for Race in Heber City  

Year/ 
Population 

White African 
American 

America
n Indian 

Asian and 
Pacific 

Islander 

Other 
race(s) 

Two or 
More 
Races 

Hispanic 
(of any 

race) 

1990 

Population

:  4,782 

4719 

(98.7%) 

1 

(<0.01%) 

32 

(0.7%) 

5 

(<0.01%) 

25 

(0.5%) 

N/A 122 

(0.03%) 

2000 

Population

:  7,291 

6877 

(94.30%) 

4 

(0.10%) 

32 

(0.4%) 

26 

(0.4%) 

242 

(3.3%) 

110 

(1.5%) 

516 

(7.1%) 

2010  

Population

:  10,765 

10,383 

(96.5%) 

14 

(<0.01%) 

116 

(1.1%) 

222 

(2.1%) 

304 

(2.8%) 

274 

(2.5%) 

2,263 

(21%) 

2016 

Population

: 

13,655 
(est.) 

13,333 

(97.6%) 

0 

(0%) 

275 

(2%) 

336 

(2.5%) 

183 

(1.3%) 

439 

(3.2%) 

2,131 

(15.6%) 

Source:  2000 US Census, 2016 American Community Survey 

 

Table 2: Changes in Household and Family Size 

Year Household Size Family Size 

1990 3.03 3.61 

2000 3.16 3.55 

2010 3.26 3.60 

2016 3.27 3.83 

Source:  2000 US Census, 2016 American Community Survey 

 

Income 
 Another factor affecting housing affordability is income. U.S. Census numbers 

indicate that incomes in Heber City are lower than those in Wasatch County. 
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Comparison of Income Levels – Heber City and Wasatch County 

 
  

In identifying the needs of those whose income is less than 80% AMI of Wasatch 

County, it is important to understand the characteristics of those households. In 2015, 

Hispanic and other minority groups made significantly less than White and Non-

Hispanic groups. As most of 

these race groups fall in the 

<50%AMI and <30% AMI 

income brackets, any increase 

in these housing target groups 

would aid in providing 

affordable housing for the 

identified minority groups.  

 In addition to race 

groups, those with ambulatory 

disabilities are often within the 

<50% AMI and <30% AMI 

income groups and targeting 

housing for these income 

groups will aid in providing 

affordable housing for the 

disabled.  

 In 2010, most residents 
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of both Heber City and Wasatch County owned rather than rented. This is the same in 

2016. However, since 2010 the number of owner occupied units has been decreasing and 

the number of renter occupied units have been increasing.  As the housing market has 

come back from the recession, it would be anticipated that the rental rates would drop, 

but this has not been the case. Increasing population, property values, and the increase 

of the Millennium generation entering the housing market may be some key factors in 

the continued rise in rental units.  

 

Renter and Owner Occupied Housing Units 

 
 

72.1% 
69.0% 

66.3% 67.6% 65.8% 
63.6% 

61.1% 

27.9% 
31.0% 

33.7% 32.4% 34.2% 
36.4% 

38.9% 

0.0%

10.0%

20.0%

30.0%

40.0%

50.0%

60.0%

70.0%

80.0%

2010 2011 2012 2013 2014 2015 2016

Heber City Estimated Renter and Owner 
Occupied Housing Units 2010-2016 

Source:  2016 American Community Survey  

Owner Occupied Renter Occupied



 

 
Heber City General Plan 65 

 

 
 
Building Trends 
 Although Heber City contains mostly single family homes, there is a good 

representation of other housing types. While the majority of new housing is also single 

family, there have been spurts of growth in the other housing types as well.  

Residential Building Permits 2008 – 2017 
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Available Land 
 As of March 2018, there were approximately 5,617 acres in the city or about 8.8 

square miles.  Planning staff estimates that there are approximately 803 vacant 

subdivided lots, 1,647approved/undeveloped (paper) building lots, and 3,084 units 

from potential future developments, totaling 5,534 potential residential units.  The 

population of Heber City at buildout within the current annexation boundary would be 

33,512 persons.  Including just the approved and recorded subdivisions in the current 

city boundaries, Heber City's population will be 23,182 persons.  It will likely take 5 to 

10 years for the vacant subdivided lots and approved/undeveloped lots to completely 

develop. 

 

Existing supply of Moderate income housing 

 

 To determine the existing supply of moderate income housing requires two 

things: the number of housing units within Heber City and the price range of these 

units.   Table 3 illustrates the value of owner occupied housing in Heber City in 2016 

based on the Wasatch County Assessor's tax database.  Table 4 illustrates the estimated 

monthly cost and numbers of rental units in Heber City in 2016, based on the 2016 

American Community Survey data. 
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Table 3:  Number of Owner-Occupied Units by Value in Heber City 2016 

Value Number of Units Percent 

Less than $50,000 43 1.7% 

$50,000 to $99,999 0 0.0% 

$100,000 to $149,999 71 2.8% 

$150,000 to $199,999 475 18.9% 

$200,000 to $299,999 1,047 41.6% 

$300,000 to $499,999 758 30.1% 

$500,000 to $999,999 113 4.5% 

$1,000,000 or more 11 0.4% 

Median Value:  $271,100   

Total Owner Occupied Units 2,518  

Source:  2016 American Community Survey 

 
Table 4:  Number of Renter-Occupied Units by Rent in Heber City 2016 

Gross Rent Number of Units Percent 

Less than $500 34 2.3% 

$500 to $999 387 26.0% 

$1,000 to $1,499 789 53.1% 

$1,500 to $1,999 230 15.5% 

$2,000 to $2,499 46 3.1 

$2,500 to $2,999 0  

$3,000 or more 0 5% 

No rent paid 118  

Median rent:  $1,165   

Total Renter Occupied Units 1,486  

Source:  2016 American Community Survey 

 

 Utah Code 10-9-307(1)(a) states: “municipalities should afford a reasonable 
opportunity for a variety of housing, including moderate income housing, to meet the 

needs of people desiring to live there.” Although the term “reasonable opportunity” is 
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not defined in the Utah Code, for the purposes of this Plan, a reasonable opportunity 

means that a municipality’s housing prices should reflect the purchasing ability of all 
income levels within Wasatch County. In other words, for a community to provide a 

reasonable opportunity, the percentage of housing units in the community which are 

affordable to moderate income households should be close to the percentage of 

households within Wasatch County that are moderate income households. Table 6 

below shows household income by income bracket for Wasatch County. 

 Wasatch County income levels are used as a means of assessing Heber City 

housing affordability for three reasons. First, the State definition of moderate income 

housing is based on the median gross income “in the County in which the City is 
located.” Second, comparing Wasatch County income levels (or purchasing ability) 
instead of Wasatch County housing prices to Heber City housing prices is a more 

reasonable means of comparison because Wasatch County housing prices may not be 

balanced with the purchasing ability of Wasatch County residents.  Third, if local 

income levels were used to assess a community’s affordability, the results would 
perpetuate the housing situation, good or bad, within the community. For example, 

using income levels from a predominantly high-end housing community to determine 

housing affordability within the same community would indicate that little or no 

affordable housing is needed since most persons living within such a high-end housing 

community would by necessity earn more than 80% of the median income to be able to 

purchase a home. Conversely, low income communities would have inordinately high 

demands. 
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Table 5: 2016 Household Income for Heber City 
Income Number of 

Households 
Percent 

Less than $10,000 195 4.7% 

$10,000 to $14,999 133 3.2% 

$15,000 to $19,999 128 3.1% 

$20,000 to $24,999 173 4.2% 

$25,000 to $29,999 290 7.0% 

$30,000 to $34,999 153 3.7% 

$35,000 to $39,999 118 2.9% 

$40,000 to $44,999 259 6.3% 

$45,000 to $49,000 145 3.5% 

$50,000 to $59,999 349 8.5% 

$60,000 to $74,999 418 10.1% 

$75,000 to $99,999 677 16.4% 

$100,000 to $124,999 552 13.4% 

$125,000 to $149,999 180 4.4% 

$150,000 to $199,999 237 5.7% 

$200,000 + 115 2.8% 

Median household income:   $63,627  

Median family income:   $72,055  

Total households 4122  
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Table 6:  2016 Household Income for Wasatch County 
Income Number of 

Households 
Percent 

Less than $10,000 352 4.0% 

$10,000 to $14,999 182 2.1% 

$15,000 to $19,999 240 2.8% 

$20,000 to $24,999 284 3.3% 

$25,000 to $29,999 467 5.4% 

$30,000 to $34,999 271 3.1% 

$35,000 to $39,999 305 3.5% 

$40,000 to $44,999 438 5.0% 

$45,000 to $49,000 369 4.2% 

$50,000 to $59,999 719 8.3% 

$60,000 to $74,999 912 10.5% 

$75,000 to $99,999 1,279 14.7% 

$100,000 to $124,999 1,096 12.6% 

$125,000 to $149,999 500 5.8% 

$150,000 to $199,999 734 8.4% 

$200,000 + 545 6.3% 

Median household income:   $71,337  

Median family income:   $78,812  

Total households 8,693  

Source: 2016 American Community Survey   

 

 Utilizing Tables 3 – 6, Table 7b was created to show how Heber City's house 

prices and rents compare with Wasatch County income levels. The income categories of 

50% and 30% of the median are included because the State definition of moderate 

income housing includes housing affordable to households with an income “equal to or 
less than 80% of the median gross income.”  Table 7a was generated from 2000 Census 
data.  Comparing Table 7a and Table 7b demonstrates the impact of rapidly increasing 

land and construction costs between 2008 and 2016.  
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Table 7a: 2008 Comparison of Heber City Housing Costs with Wasatch County 
Income Levels 

 Annual 

Income 

Monthly 

Income for 

Housing 

Affordable 

House 

Price** 

% of Renter 

Occupied 

Heber City 

Units 

% of Owner 

Occupied 

Heber City 

Units 

% of 

Wasatch 

County 

Households 

in Income 

Bracket 

Median 

Household 

Income 

$60,155 

 

$1,504 

 

$213,000 

 

95.8% 20.7% 50% 

80% of 

Median 

$48,124 

 

$1,203 

 

$170,400 

 

81% 2.2% 31.4% 

50% of 

Median 

$30,078 

 

$752 

 

$106,500 

 

38.4% 0% 15.3% 

30% of 

Median 

$18,047 

 

$451 

 

$63,900 

 

14.4% 0% 7% 

* Assumes 30% of income is available for housing 

**Assumes 6% interest rate, 30 year mortgage and includes taxes and insurance 
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Table 7b: 2016 Comparison of Heber City Housing Costs with Wasatch County 
Income Levels 

 Income Monthly 

Income for 

Housing 

Affordable 

House 

Price** 

% of Renter 

Occupied 

Heber City 

Units 

% of Owner 

Occupied 

Heber City 

Units 

% of 

Wasatch 

County 

Households 

in Income 

Bracket 

Median 

Household 

Income 

$71,337 

 

$1,783 

 

$320,726 

 

96.9% 65% 50% 

80% of 

Median 

$57,070 

 

$1,427 

 

$254,091 

 

81.4% 44.2% 38.7% 

50% of 

Median 

$35,669 

 

$892 

 

$154,138 

 

28.3% 4.5% 20.6% 

30% of 

Median 

$21,401 

 

$535 

 

$87,499 

 

2.3% 1.7% 9.7% 

* Assumes 30% of income is available for housing 

**Assumes 0% down payment, 4.25% interest rate, 30 year mortgage and includes taxes and insurance, excludes 

PMI and basic utilities. 

 

  The first column of Table 7 lists the four income levels used to assess housing 

affordability. The second column lists the amount of money a household within the 

given income levels could spend on housing each month. The third column shows the 

maximum amount a household could pay for a home in each of the income levels. The 

fourth column shows the percentage of Heber City renter-occupied units that would be 

affordable to persons in each of the four income levels. The fifth column lists the 

percentage of Heber City owner-occupied units that would be affordable to persons in 

each of the four income levels. Finally, the last column shows the percentage of Wasatch 

County households that earn no more than the specified incomes. 

 

5 year need estimate for moderate income housing 

 

 The first column in Table 8 below lists once again the four income levels used to 

assess housing affordability. The second column shows the number of existing Heber 

City housing units (both renter and owner-occupied) that are affordable to households 

in each of the four income levels. The third column provides the percentage of all Heber 
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City housing units that are affordable to households in each of the four income levels. 

The fourth column shows, as in Table 7, the percentage of Wasatch County households 

that earn no more than the specified incomes. The final column is the result of 

multiplying the total number of Heber City housing units by the percentage in column 

four. In other words, this column shows how many housing units Heber City would 

need as of the 2000 Census to provide a housing price range that reflects the purchasing 

power of households in Wasatch County. 

 

Table 8: Heber City Moderate Income Housing Need 2016 

 Amount Number of 

Existing 

Affordable 

Heber City 

Housing 

Units per 

Income 

Bracket 

Percent of 

Heber City 

Units per 

Income 

Bracket 

Percent of 

Heber City 

Households 

per Income 

Bracket 

Percent of 

Wasatch 

County 

Household

s per 

Income 

Bracket 

Housing 

Need 

Deficiency* 

Median 

Household 

Income 

$71,337 

 

1,382 

 

33.5% 9.5% 10.4% 392 -990 

80% of 

Median 

$57,070 

 

872 

 

21.2% 18.7% 18.5% 771 -101 

50% of 

Median 

$35,669 

 

375 

 

9.1% 14.9% 11.8% 614 239 

30% of 

Median 

$21,401 

 

77 

 

1.9% 11.0% 8.9% 453 376 

*Negative numbers indicate an excess supply, positive numbers indicate a deficiency in supply. 

  

When comparing the number of affordable housing units in Heber City (column 

2) with the need for affordable units (column 6) it is clear that in 2016 Heber City had 

insufficient affordable housing for persons earning 100%, 80%, 50%, and 30% of the 

median income, largely as a result of increasing land values and construction costs.  The 

projected 5 year need for moderate income housing is shown in Table 9 below.   
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Table 9:  5 Year Moderate Housing Need 

Year Population  Annual 
Growth 

Rate 

Total 
Housin
g Units 

Annual 
New 

Housin
g Units 

30% 
AMI 

needed 
units 

50% 
AMI 

needed 
units 

80% 
AMI 

needed 
units 

AMI 
needed 
units 

2016 14,969  4191 - 376 239 -101 -990 

2017 15,723 4.7% 4402 211 23 31 39 20 

2018 16,462 4.7% 4623 221 24 33 41 21 

2019 17,236 4.7% 4854 231 25 34 43 22 

2020 18,046 4.7% 5096 242 27 36 45 23 

2021 18,454 2.26% 5218 122 13 18 23 12 

2022 18,871 2.26% 5342 124 14 18 23 12 

2023 19,297 2.26% 5469 127 14 19 24 12 

Subtotal -  -  141 190 239 121 

Total 
(includes 
existing 
deficiency
) 

-  - - 517 429 138 -869 

*Negative numbers indicate an excess supply, positive numbers indicate a deficiency in 

supply. 

  

Table 9 indicates that over the next 5 years, the city will need an additional 570 

affordable housing units to address the projected need for each of the three income 

brackets.  The city will need 1,084 housing units that are affordable to those earning the 

average median income or less if it is to make up for the existing deficiency of moderate 

income housing.  138 of these units will need to be affordable to those earning 80% or 

less of average median income, 429 of these units will need to be affordable to those 

earning 50% or less of average median income, and 517 of these units will need to be 

affordable to those earning 30% or less of average median income. 

 
Affordable Housing Gap 
 Table 7b indicates that a unit must be $254,091 or less to be considered 

affordable. Heber City currently has 5 projects in process or under construction that will 

provide some of the projected need within the next 5 years, for 80% AMI.  

 Ranch Landing, located next to the new library, is nearing completion of their 
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approved 116 condominium units. The developer is marketing the condominiums near 

the $240,000 range, and is working with the Wasatch County Housing Authority’s 
down payment assistance program to meet the affordability requirements of those with 

80% of AMI.  In 2018 and 2019, the development will complete the final 36 units.  

 The Villages on 12th is a 120-unit condominium project located on 820 East and 

1200 South. Two buildings are currently under construction, with additional buildings 

in the building permit and planning approval process. These units are currently 

advertised in the range of $230,000, targeting the 80% AMI group. 

The Sawmill Development contains two products that will meet the affordable 

criteria. The project consists of 70 condominium units with a target price of about 

$230,000, in their first phase. In a later phase, the project consists of 108 senior 

condominiums. The Master Plan agreement gives Heber City the opportunity to partner 

with the developer in making these units affordable through a possible grant from the 

Community-Driven Housing Program, in conjunction with the Olene Walker 

Foundation. The grant could provide at least half of the units as affordable. The condos 

will target the 80% AMI group. 

Self Help is currently building in the Wasatch Vista Subdivision consisting of 118 

Single Family homes aimed at 50% to 80% of AMI, through a mutual self-help building 

process, requiring 35 hours a week of sweat equity, in conjunction with the U.S. 

Department of Agriculture loans. There are currently 2 groups of ten that are under 

construction, with one group to finish in the summer or early fall of 2018, following 

which their 4th group will begin construction. The current build rate has been 1.5 groups 

per year, or 15 homes per year.  

Parkview Place is a 49-unit affordable housing project being developed by the 

Mountainland Community Housing Authority. The project provides for-purchase units 

for 30% AMI, 50% AMI, and 80% AMI households.   

The Prestige, a Wasatch County Housing Authority senior housing project, is 

currently under construction. The project is adjacent to Ranch Landing and contains 38 

apartment units to be marketed to those earning less than 80% AMI.  

  These developments will assist in meeting the need for moderate income 

housing for the next 5 years, but will not completely meet the projected need.  The city 

will need to put forth additional effort to meet the 5 year projected need for 30% to 80% 

AMI housing and to overcome the existing deficiency, that has been amplified by 

rapidly increasing land and construction costs. 

 Based on the densities and projected completion rate of the 5 developments, 

Table 10 shows the gap between the future need and future supply of affordable 

housing in Heber City, not including the deficit of current supply. As shown in Table 

10, the projected supply of affordable units is 442 units. The projected need is 570 units, 

leaving a gap of 128 affordable units. When compared to the overall projected growth of 

housing units, the gap is equal to 12%. That is, 12% of the necessary 53% future 
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affordable housing units needed is not yet accounted for.   

To meet the projected need of 570 units, the remaining 128 needed units would 

have to come from the future 625 Market Rate units. The additional needed units equate 

to 20% of the remaining 625 projected future units. That is, 20% of all future market rate 

units needs to be affordable.    

Heber City should consider different strategies to fill the gap of the projected 

future affordable housing need, as well as the current deficit. Zoning may be a strategy 

to make up the deficit, while a mandatory Inclusionary Housing ordinance may be a 

strategy for the future need.  

Inclusionary Housing ordinances are codes that require the development of 

affordable housing. As outlined in Table 10, any new development not providing at 

least 20% of the units as affordable would not be increasing the affordable housing 

supply to meet the needs outlined and would be increasing the demand on affordable 

housing units in the City. Based on this analysis, the City could adopt an Inclusionary 

Housing ordinance requiring up to 20% of all new developments to provide affordable 

units, or an equivalent, as it is directly proportionate to the affordable housing needs 

gap of all future housing development in Heber City within the next 5 years.  

Heber City should also continue to foster relationships with non-profit and grant 

programs to meet the current and projected affordable housing needs in the City. 

Wasatch County has had a County-Wide Nexus Study (Appendix Exhibit A) 

done for affordable housing, which shows Heber has a need of 14% of all future 

residential units to be affordable housing. 
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Table 10: 5 Year Affordable Housing Gap 

Heber City 5 Year Affordable Housing Gap Analysis 
  

     

  

5 Year Affordable Housing 
Supply  5 Year Growth 

 
5 Year Need 

Development Units Year New Units 
 

Income 
Group Needed Units 

Ranch Landing 36 2018 221 

 

30% 141 

Villages on 12th 120 2019 231 

 

50% 190 

Sawmill Condos 70 2020 242 

 

80% 239 

Sawmill Senior Condos* 54 2021 122 

 

Total 570 
Wasatch Vista (Self Help 

Homes) 75 2022 124 

  

  

Parkview Place (MCHA) 49 2023 127 

  

  

Prestige 38 Total 1067 
  

  

Total 442 
    

  

  
      

  

  

  

5 Year Affordable Housing Gap 

  

  

5 
Year 
Need 

5 Year 
Supply 

5 Year 
Gap  New Units Gap % 

  

  

570 442 128 1067 12% 

  

      

  

  

  

5 Year Gap Strategy 

  

  

New 
Units 

5 Year 
Affordable 

Supply 

Market 
Rate 
Units 5 Year Gap 

Gap % of  
Market Rate 

Units 
  

  

1067 442 625 128 20% 

  

      

  

*Based on half of units being affordable. Dependent on ability to obtain grant from the Olene  

Walker Foundation and Community Driven Housing Grant. 
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RESIDENTIAL ZONING AND DENSITY SURVEY 
 

  Table 11: Survey of Permitted Residential Uses in all Zones in Heber ity 
Zone Permitted Residential  

Uses 
Minimum Lot 
Size/Density 

2009 
Acres 

2009 
% of 
Total 

2018 
Acres 

2018 
% of 
Total 

Commercial Zones 

C-2 Commercial One-family dwelling on 

2nd story or basement 

- 483.95 9.01% 596 10.63% 

C-3 Central 

Commercial  

One-family dwelling on 

2nd story or basement 

- 53.53 1.00% 52.2 0.93% 

C-4 General 

Commercial 

One-family dwelling on 

2nd story or basement, 

Caretaker dwelling 

- 72.70 1.35% 69.84 1.25% 

Industrial Zones 

I-1 Industrial Inclement weather 

employee accessory 

apartment 

- 463.86 8.63% 443.49 7.91% 

I-2 Industrial Inclement weather 

employee accessory 

apartment 

- N/A N/A 45.17 0.81% 

CMP Corporate 

Medical Park 

- - 92.92 1.73% 44.63 0.80% 

MBP Manufacturing 

and Business Park 

Inclement weather 

employee accessory 

apartment  

- 45.04 0.84% 45.01 0.80% 

Residential and Agriculture Zones 

A-2 Agriculture Single Family Dwelling 1 unit/20 acres 19.41 0.36% 13.96 0.25% 

RA-2 Residential-

Agriculture 

Single Family Dwelling 20,000 square feet 226.82 4.22% 201.73 3.60% 

R-14 Residential  Single Family Dwelling 14,000 square feet 0 0.00% 0 0.00% 

R-1 Residential Single Family Dwelling 10,000 square feet 842.35 15.68% 766.48 13.67% 

R-2 Residential Single Family Dwelling 8,000 square feet 552.83 10.29% 584.34 10.42% 

R-3 Residential Single Family Dwelling 6,500 square feet 500.18 9.31% 506.55 9.03% 

PC Planned 

Community  

Single Family Dwelling, 

2, 3, and 4 unit multi-

family dwelling 

2 units/acre maximum 

with variable lot size 

1931.93 35.96% 2120.47 37.82% 

MURCZ Mixed Use 

Residential 

Attached and detached 

multi-family and single 

20 units/acre 86.49 1.61% 116.69 2.08% 
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Commercial Zone family dwellings, 

condominium and 

townhouse 

developments, 

apartments, and 

planned unit 

developments 

Overlay Zones and Other Uses (note:  overlay zones are not calculated as part of total acreage) 

RC Residential 

Commercial 

- - 15.07 0.28% 15.54 0.28% 

COSZ Clustered 

Open Space Zone 

Condominium, Town 

Home, Single-Family, 

Multi-Family 

Overlay R-2:  5 

units/acre 

Overlay R-3:  12 

units/acre 

17.89 0.33% 49.80 0.89% 

NIOZ Neighborhood 

Infill Overlay Zone 

Single Family Dwelling Overlays part of the 

downtown R-2 and R-

3 Zones; 5,500 square 

feet 

467.2 8.70% 462.26 8.24% 

SOB Sexually 

Oriented Business 

Zone 

- - 59.56 1.11% 59.56 1.06% 

Hillside Overlay 

Zone 

- - 341.53 6.36% 341.53 6.09% 

Accessory 

Apartments 

Apartments accessory 

to a main dwelling, 

permitted in all 

residential zones which 

permit single family 

dwellings 

Variable according to 

zone 

4160.01 77.44% 4310.22 76.88% 

Total   5372.01  5606.56  

 

 As seen in Table 10 above, Heber City offers a variety of residential zones and 

residential uses. One or more of these zones allow single family homes, duplexes, 

fourplexes, townhomes, condos and apartments. Specifically, for single family, the City 

has a variety of lot sizes including smaller lots that help to offset the high price of land.  

Because of the high land and construction costs, the possibility of obtaining moderate 

income housing will be difficult if not impossible without other considerations to 

subsidize the cost of the housing to the target AMI. 
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Table 12:  Building and Impact Fees 
Fee Amount 

Culinary Water Impact Fee $2,812.00 

Pressurized Irrigation Impact Fee $754.00 

Sewer Impact Fee $2024.00 

Storm Drain Impact Fee $0 

Streets Impact Fee $1,546.00 

Parks & Trails Impact Fee $560.00 

Water Meter Fee (based on a .75” meter, typical for single 
family residential) 

$277.20 

Heber Valley Special Service District $2179.00 

Wasatch County Fire and Garbage Impact Fee $394.31 

Heber Light & Power Impact Fee (200 Amp Service) $2,774.30 

Building and Plan Check Fee *Varies based on project 

value (estimate based on 1,400 sq.ft. rambler with a 2 car 

garage) 

$2100.00* 

Total $15,420.81 

Source:  Heber City Consolidated Fee Schedule, Wasatch County Clerk’s Office, Heber 
Light and Power  

 

WASATCH COUNTY HOUSING AUTHORITY  

 
 The Wasatch County Housing Authority consists of 7 board members 

represented by 3 county at large members, one Midway City Council Member, two 

Heber City Council Members, and one Wasatch County Council Member.  The housing 

authority was formed around 2000.  Heber City is part of the Wasatch County Housing 

Authority.  Its purpose is to: 

x Act as an advocate for low and moderate income families living in Wasatch 

County; 

x Provide first time home buyer assistance to income qualified county residents; 

x Subsidize rent for income qualified households in 12 contracted apartments; 

x Provide assistance to local governments in Wasatch County with Affordable 

Housing Ordinances; 
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x Assist with housing related projects that will benefit the overall community (i.e., 

grant applications, targeted group programs, etc.); and 

x Create and preserve affordable rental and for purchase housing opportunities. 

 

MODERATE INCOME HOUSING PLAN 
 

GOALS AND POLICIES 

 
1) GOAL:  Heber City should provide a realistic opportunity to meet the 

estimated needs for additional moderate income housing. 
 

POLICIES:   
a) facilitate a reasonable opportunity for a variety of housing, including moderate 

income housing to meet the needs of people desiring to live there; 

b) implement land use policies that allow persons with moderate incomes to benefit 

from and fully participate in all aspects of neighborhood and community life; 

c) consider Inclusionary Housing ordinances to close the future housing need gap. 

d) consider requiring land dedications for moderate income housing with 

annexations; 

e) consider rezoning for densities necessary to assure the production of moderate 

income housing; 

f) facilitate the rehabilitation or expansion of infrastructure that will encourage the 

construction of moderate income housing; 

g) provide zoning regulations to encourage housing types for elderly or senior 

citizens including assisted care, independent care, and targeted senior retirement 

communities; 

h) promote adequate housing opportunities to recruit and retain a workforce with 

the skills and credentials needed by community employers; 

i) promote the creation and retention of housing stock affordable to very low, low, 

moderate, and moderate to area median income (AMI) households; 

j) recognize the need for special target groups for affordable housing, namely, 

families in crisis, handicapped and other special need groups; and 

k) encourage the rehabilitation of existing uninhabitable housing stock into 

moderate income housing; 

 

2) GOAL:   Heber City should continue to foster partnerships with non-profit 
organizations and developers, and identify new funding sources to 
implement affordable housing policies. 



 

 
Heber City General Plan 82 

 

POLICIES: 
a) focus on state and federal -sponsored programs, such as HOME Comprehensive 

Housing Assistance Mortgage Program, USDA’s rural development, Community 
Development Block Grant Program, Utah Housing Authority’s First Time Home 
Ownership, Credit to Own (CROWN), and ECHO; 

b) consider using state and federal program funding to purchase land for affordable 

housing; 

c) consider general fund subsidies to waive construction related fees that are 

otherwise generally imposed by the city; 

d) consider utilization of state or federal funds or tax incentives to promote the 

construction of moderate income housing; 

e) consider utilization of programs offered by the Utah Housing Corporation 

within that agency's funding capacity; 

f) consider utilization of affordable housing programs administered by the 

Department of Community and Culture; and 

g) continue to support the County-wide Housing Authority. 

 

3) GOAL:   Heber City shall biennially review the moderate income housing plan 
element of its general plan. 

 

POLICIES: 
a) As required by Utah State Code, Heber City shall send a copy of a biennial report 

to the Housing & Community Development Division of the Department of 

Workforce Services and Mountainland Association of Governments; the biennial 

review shall include a description of efforts made by the city to reduce, mitigate, 

or eliminate local regulatory barriers to moderate income housing, actions taken 

by the city to encourage preservation of existing moderate income housing and 

development of new moderate income housing, progress made within the city to 

provide moderate income housing, as measured by permits issued for new units 

of moderate income housing, and efforts made by the city to coordinate 

moderate income housing plans and actions with neighboring municipalities; 

b) Heber City should update the Moderate Income Housing Element of the General 

Plan at each Census and at least once between each Census to ensure updated 

accurate data and policies;  any fees or target group demographic data should be 

updated annually based on available data from the Census or official Census 

updates,  HUD, or other government or demographic sources. 

 

OBJECTIVES 
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1) Revise the Affordable Housing Ordinance to reflect current housing needs 

within the city: 

a) Consider changing the ordinance to an Inclusionary Housing ordinance, 

requiring up to 20% of all future market rate developments to provide 

affordable housing to close the future need gap of 128 units. 

b) consider deed restriction programs to keep new moderate income housing 

units affordable to target populations; 

c) consider land dedications by developers to promote land acquisition for 

the Wasatch County Housing Authority, Habitat for Humanity, and other 

affordable housing organizations; 

d) consider alternative approaches to affordable housing dedications or 

payments by developers that will not create costs that are passed down to 

home buyers; and 

e) consider fee and impact fee waivers for affordable housing projects; 

2) Remove and/or revise regulatory barriers to affordable housing in the city's land 

use regulations; 

3) Educate home builders, neighborhoods, and developers about the need for 

affordable housing in Heber City; 

4) Promote energy efficiency and LEED certified homes and developments; 

5) Promote owner occupied housing units as the majority of all new affordable 

units.    

6) Provide 517 units of 30% AMI or less in the next five years: 

7) Promote utilization of accessory apartments to address 30% AMI rental needs. 

8) Provide 429 units of 50% AMI or less in the next five years: 

9) Promote utilization of accessory apartments to address 50% AMI rental needs. 

10) Provide 138 units of 80% AMI or less in the next five years;  

 

SENIOR CITIZEN 

 

Provide a variety of housing types for senior citizens, including assisted care centers, 

independent care centers, and targeted senior retirement communities.  These facilities 

need to be located near critical support facilities, namely: medical, shopping, churches, 

etc.  
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CAPITAL IMPROVEMENTS PROGRAM 
 

The document "Heber City Impact Fees 2000 to 2020" contains capital improvement 

plans for transportation, parks and recreation, and storm drains.  The documents 

"Heber City Culinary Water Master Plan Update 2000 to 2020" and "Heber City Waste 

Water Master Plan" contain capital improvement plans for culinary water and for 

wastewater. These documents should be consulted to determine the time span in which 

the City will be placing these public services in a particular area of town in conjunction 

with this plan. 

 

Financing these improvements will be done through taxes, grants such as Community 

Development Block Grants, Class "C" Road funds from state highway taxes, impact fees, 

and other logical means. 
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DEVELOPMENT DESIGN 
 
The primary goal for the developing areas is to maintain the character of a safe, 

community-centered, aesthetic environment, while maintaining Heber City’s small-

town, historic, rural mountain atmosphere.  The vision of residential neighborhoods is 

one that encourages building communities and interaction among neighbors.   

Neighborhood layout and design shall encourage chance interaction among residents.  

Designs shall encourage front porches, encourage pedestrian safety, provide a sense of 

place and privacy for the neighborhood.  The City will be developed in such a way that 

beauty is a product of design rather than an afterthought. 

 

DESIGN THEME 
 
The design theme of Heber City should reflect the authentic design elements which 

come from the surrounding environment and the historic, social and cultural features 

that carry the spirit of a special plan and provide a link between the founders of Heber 

City, those who live here today, as well as those in the future who will choose to call 

Heber home. 

 

Heber City sits on a broad, green, mountain valley floor with spectacular, mountain 

vistas as a backdrop.  The beautiful, dark evergreen trees, accented by rich fall colors, 

the Provo River, sage, red sandstone and river rock provide a broad color pallet of 

materials, textures and hues for Heber’s theme. 
 

Heber has a unique, western architectural style which was transferred from the north-

eastern United States, England and Europe in the mid 1800’s.  It embraces the natural 
textures and colors, black iron of the railroad and the brick and stone of the 

environment.  These design elements are reflected in the Tabernacle, Heber Bank, C. 

John Murray Murdock and Abram Hatch Homes.  They depict an architectural style 

that is in sharp contrast to the frontier and mining towns of the wild west. 
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DENSITY AND OPEN SPACE 
 
Heber City encourages developments that preserve open space, natural features and 

natural resources.  All developments should be designed around a usable, accessible 

open space area that can be enjoyed by all.  Traditional development patterns do not 

encourage open space features, and therefore the City should consider a residential 

development strategy in environmentally sensitive areas or areas that offer unique or 

special open space opportunities such as mountainous terrain, sandstone outcropping 

features, and areas located on ridge lines.  Such a strategy must have rigorous open 

space requirements, yet not exceed the gross density called for in the master plan for 

that area.   In considering such a strategy, the City desires detached housing at a scale 

that maintains a small town residential sense of place, giving consideration to a 

maximum height of two stories, a generous front setback, standard minimum parking 

requirements to facilitate recreational vehicles, and minimum front porch sizes.  The 

City desires that such developments have standard width public roads.   

 

Parks and open space throughout the City should be linked to one another with trails.  

Corridors such as canals, streams, and collector and arterial streets should contain a 

public dedicated trail element.  Open space such as golf courses, parks, trails, access to 

waterways and public land are encouraged by the City. 

 

SIGNS 
 
Billboards are discouraged within Heber City, and are regulated as to placement and 

size.  Billboards are allowed only within the highway commercial district and industrial 

districts when not located along a scenic byway (currently Highway 189 is a scenic 

byway and therefore no new billboards are allowed along Highway189). 

 

LIGHTING 
 
Lights within Heber City shall be placed so as not to reflect or shine on adjoining 

properties or into the night sky. 

 

WATER RIGHTS 
 
When property is split or subdivided in Heber City, the land developer is responsible 

for the dedication of water rights to Heber City for the additional culinary and 

secondary water connections. 
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AGRICULTURE  
 
The City encourages residents to grow crops and keep gardens.   
 

NON CONFORMING USES 
 
As areas are rezoned or annexed into the City, uses no longer compatible with the new 

zone become non-conforming or “grandfathered” and are allowed to remain as they 

are.  No additions are allowed to the non-conforming use to keep the use at its present 

level.  It is the desire of the City that non-conforming uses will eventually cease and be 

changed to a conforming use. 
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GROWTH MANAGEMENT 
 
Growth management in Heber City encompasses a number of elements designed to 

shape growth trends, mitigate development impacts, protect natural systems (land, air 

and water), and preserve the quality of life for all of us within the city and county.  In 

other words, growth management has emerged as a concept that addresses a wide 

range of “quality-of-life” values.  Heber City is currently in the process of formulating a 
growth management framework.  Developers and builders in our community should 

understand the city’s intent as we move forward with these initiatives: 

 

1. Discourage sprawl and encourage inter city growth and development, in-fill, and 

revitalization. 

 

2. Continued review of commercial plans for economic development strategies 

including efforts to promote economic development in Heber City’s Main Street 

and residential core. 

 

3. Protect sensitive lands and open spaces. 

 

4. The city will prohibit extension of municipal and private water and sewer 

services outside the city growth boundaries. 

 

5. Developers are required to pay for all new infrastructure costs to serve their new 

developments (e.g. roads, water, sewer). 
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FUTURE LAND USE MAP AND DISTRICTS 
 

Heber City’s envisioned land use pattern centers around a core downtown business 

district along Highway 40 between 300 North and 200 South.   A general commercial 

district extends along highway 40 from 500 North to 2400 South, providing services to 

traveling motorists.  One node of the commercial district exists along Midway Lane (100 

South) and 600 West, and a planned node of the commercial district exists at the corner 

of Highway 40 and Mill Road. 

 

Industrial, manufacturing, and technology land uses are provided for in a pattern 

extending from the Airport, near and along Highway 40 and Highway 189, providing 

essential access to the Airport and Highways.  A node of industrial land use surrounds 

the commercial node along Midway Lane and 600 West. 
 

The commercial districts are surrounded by a high density residential district, allowing 

most residents to be able to walk or ride bicycles to work or to the general store.  As one 

travels away from the center of the City to the 20 year build out line, residential density 

is reduced to a lower density to be more compatible with the very low density of the 

unincorporated area. 

 

As land is annexed or developed in the City, it is expected that the new developments 

will conform to the General Plan. Each Land Use District shall decrease in intensity, 

density and height along a boundary with a less intense Land Use District, and provide 

landscaped screening, larger setbacks and fence screening along the boundary. 

 

DOWNTOWN COMMERCIAL DISTRICT 
 
The downtown commercial district is located within the central part of the city, where 

the street pattern makes business buildings readily accessible to all parts of the city and 

surrounding region and where business and shopping activities can be carried on with 

maximum convenience.  This area is characterized by wide, clean, well-lighted streets, 

an historic building street wall along the sidewalk with rear parking and ample 

pedestrian ways for the convenience and safety of the public.  Attractive, inviting, and 

well maintained shops, stores, offices, and other buildings are existing and desired 

characteristics of this district. Two to three story buildings serve to house specialized 

retail shops and offices on the main floor.  Mixed use is accommodated with residential 

uses being limited to stories above or below the main floor. 
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COMMERCIAL DISTRICT 
 
This district is characterized by commercial buildings set back from the street with well 

maintained landscaping.  The district provides a broad range of retail services and 

businesses.  It includes commercial areas along major thoroughfares, with freestanding 

commercial establishments and shopping centers. 

 

INDUSTRIAL DISTRICT 
 
This district serves as an area used primarily for manufacturing, processing, 

warehousing and fabrication of goods can that be carried on most appropriately with 

minimum conflict or deleterious effects upon surrounding properties.  The district 

includes the airport and surrounding properties that are not desirous for other uses due 

to height restrictions and noise from the airport.  This district also surrounds 

commercial node to the north near 100 South and 600 West 

 

MANUFACTURING AND BUSINESS PARK 
DISTRICT 
 
This district provides an area for development of offices, research and development 

institutions, and light manufacturing establishments.  The district is characterized by 

generous landscaping and parking with uses that are compatible with surrounding 

residential development. 
 

RESEARCH AND TECHNOLOGY DISTRICT 
 
This district surrounds the new hospital and is meant to provide an area for new and 

existing medical businesses which will provide jobs and services for the residents of 

Heber Valley.  The district is characterized by low height buildings surrounded by large 

expanses of well landscaped open space and generous parking. 
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RESIDENTIAL AGRICULTURAL DISTRICT (2 UNITS 
PER ACRE) 
 

This land use is located along the western perimeter of the City’s 20 year build-out line 

in locations where it is desirable for larger lots.  The district is characterized by low 

density residential uses at a density of 2 units or less per acre with wide lots along 

public streets and larger homes.  This district is meant to be used as a transition from 

the low density residential districts of Heber City, to the very low density of the 

agriculture and rural unincorporated County.  Single family residential uses are 

characteristic of this zone, as well as some agricultural uses.  However, it is anticipated 

that as land is developed in this area, the agricultural uses will be discontinued.   
 

LOW DENSITY RESIDENTIAL DISTRICT (4 UNITS 
PER ACRE 
 
Heber City’s low density residential district consists of large lots at a density of 4 units 

or less per acre with wide lots along public streets to accommodate larger single family 

dwellings, and generous side setbacks.   The density decreases in this district as one 

travels away from the center of Heber City. 
 

MODERATE DENSITY RESIDENTIAL DISTRICT (5 
UNITS PER ACRE) 
 
Heber City’s moderate density residential district contains lots at a density of 5 units 

per acre or less with moderate frontage lots along public streets to accommodate 

moderate sized dwellings with moderate side setbacks.  The district is characterized by 

single family dwellings. 
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HIGH DENSITY RESIDENTIAL DISTRICT (6 UNITS 
PER ACRE) 
 
The high density residential district is characterized by a somewhat higher density of 

residential uses at 6 units or less per acre, including single family homes, commercial 

apartments, and manufactured home parks.   Commercial apartments may exceed this 

density.  Health clinics and hospitals also exist in this district, but are approved as 

conditional uses to ensure compatibility with the residential uses.  This district, with the 

higher density and higher traffic volumes, is located near and adjacent to the 

commercial districts to provide a close proximity to services for the residents of the 

district and to serve as a buffer to commercial districts for the lower density residential 

uses. 

 
RESIDENTIAL COMMERCIAL DISTRICT 
 
This district overlays those properties fronting 100 South, between 600 West and 100 

West.  The district is characterized by single family dwellings which may be converted  

to a commercial use while maintaining the residential feel and style.  Uses appropriate 

in this district include single family dwellings and limited office and retail uses. 

 

PLANNED COMMUNITY DISTRICT (2 UNITS PER 
ACRE) 
 
This district is ideal for a planned community that can be characterized by generous 

open space and sensitivity to environmental concerns and detached single family 

dwellings, with flexibility in design to accommodate the open space.  The density of this 

district should be less than 2 units or less per acre. 

 

INFILL DISTRICT 
 

This district overlays the Old Town area.  The district is meant to provide a means 

through which the remaining vacant lots in Old Town can be developed in a compatible 

way with existing residential uses. 
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HILLSIDE PROTECTION AREA 
 
This area overlays properties in steep areas prone to erosion, protecting them from 

flooding, erosion and other environmental hazards.  This area minimizes loss from 

threat of fire, preserves natural features, minimizes scarring of hillsides, minimizes loss 

to wildlife habitat, and protects view sheds. 

 
DRINKING WATER SOURCE PROTECTION AREA 
 
This area protects the wells providing culinary water to the residents of Heber City. 
 

INSTITUTIONAL DISTRICT 
 
This includes government property like the sewer farms, airport, school district 

property, municipal, state, and federal lands. 

 
SEXUALLY ORIENTED BUSINESSES 
 
Heber City has adopted a County Wide Sexually Oriented Business License Ordinance.  

This document by reference is part of the Heber City General Plan. 

 

ECONOMIC DEVELOPMENT DISTRICT 
 

The Economic Development District is currently part of the Heber Valley Special 

Service District.  This area should be reserved for an economic development strategy for 

Heber City. 

 

RA-1 RESIDENTIAL AGRICULTURAL DISTRICT 
 

The RA-1 Residential Agricultural District encompasses the Wasatch View Estates 

Subdivision.  Its intent is to promote an area that is supportive for the operation of 

agriculture. Zoning for the area includes the RA-1 Residential Agriculture Zone that 

requires a minimum of 1 acre per dwelling unit, similar to the zoning for the 

unincorporated area.  

 

RA-5 RESIDENTIAL AGRICULTURAL DISTRICT 
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The RA-5 Residential Agricultural District encompasses the area between the western 

city boundary and the future bypass. Zoning for the area includes the RA-5 Residential 

Agriculture Zone that requires a minimum of 5 acres per dwelling unit. The intent of 

the area is to serve as a low intensity holding area until future general plan studies 

identify a long term permanent land use for the area. 

  

MOUNTAIN COMMUNITY DISTRICT 
 

This area includes the North Village and part of the Jordanelle area within the 

mountainous area to the north of Heber City. The area is intended to protect the 

environment, preserve open space, promote economic development and recreation, 

zoning in the area should promote recreational communities with amenities such as golf 

courses, equestrian facilities, dining, shopping, hotels, gathering places and promote 

high quality residential development and second homes. The area may be utilized as a 

receiving area for Transfer of Development Rights (TDR). 

 

The area is intended to utilize a multi-use, lower density base zone, the Mountain 

Community Zone. Within the area identified on the Land Use Plan as the North Village 

Overlay, the North Village Master Plan and North Village Code may be requested 

through rezone request as an overlay zoning district. 

 

NORTH VILLAGE OVERLAY 
 
The North Village Overlay consists of pedestrian-friendly, mixed-use oriented area with 

compact neighborhoods. Ordinary activities of daily living should occur within walking 

distance of most dwellings. The North Village Overlay is implemented through a form 

based code with 6 transects described below. 

 

NEIGHBORHOOD RURAL 
 

The Neighborhood Rural Transect Zone is the most rural (village like) reecting its 
adjacency to natural open space. An area characterized by low density single-family 

dwellings and small agricultural properties.  Density is 2 dwelling units per net acre. 

 

NEIGHBORHOOD EDGE 
 

The Neighborhood Edge Transect Zone can be more rural or more urban depending 

upon its context. An area characterized by single-family dwellings. Density is 2 
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dwelling units per net acre. 

 

NEIGHBORHOOD GENERAL 
 

The Neighborhood General Transect Zone is mixed in function, but principally 

residential. An area characterized mainly by residential development with some home 

businesses.  Dwelling units include twin homes and small and large single-family 

dwellings. Density is 3 dwelling units per net acre. 

 

NEIGHBORHOOD CENTER 
 

The Neighborhood Center Transect Zone is a dense multi-functional area, centrally 

located within walking distance of the surrounding predominantly residential areas. A 

moderate intensity area characterized by single use and mixed-use areas with 

residential units, home businesses, corner shops, and/or a small amount of retail and 

office uses. Dwelling units include townhouses and small single family dwellings. Open 

space in the form of greens or playgrounds is common. Density is 4 dwelling units per 

net acre. 

 

TOWN CORE 
 

The Town Core Transect Zone is the business, service, and institutional center, 

straddling thoroughfares at active intersections. A high intensity mixed-use area 

characterized by both mid- to high-density residential units adjacent to townhouses, 

including include retail shops and professional offices adjacent to major nodes. Open 

space in the form of plazas, greens, and playgrounds are common. Density is 6 dwelling 

units per net acre. 

 

VILLAGE CENTER 
 

The Village Center Transect Zone provides locations for increased commercial intensity 

and is located at proposed major intersections of U.S. 40. These centers provide 

clustered hubs for increased commercial activity and community gathering spaces. The 

Village Center is intended to have the most intensity and activity for the area. A mixed-

use area characterized by high intensity commercial development including retail 

shops, professional offices, and research and development adjacent to major nodes. 

Open space in the form of urban plazas, squares, and greens are common. Density is 6 

dwelling units per net acre. 
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LAND USE PLAN 
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ROSENTHAL & ASSOCIATES INC. 
 

 

Rosenthal & Assoc. Inc. Park City Utah 
435.658.3700 
801.556.5959 

 
 
July 25, 2018  
 
Mr. Scott Loomis, Executive Director 
Mr. Steve Laurent, Deputy Director 
Mountainlands Community Housing Trust 
1960 Sidewinder Dr. Suite 107 
Park City, Utah 84060 
 
Dear Mr. Loomis and Mr. Laurent: 
 
We are pleased to submit the Summit and Wasatch County Affordable Housing Nexus Study.  The study 
is an analysis of the relationship between market-rate property development and the need for 
affordable housing.  It illustrates the linkage and quantifies the rate of employee generation and 
employee housing demand attributable to different categories of residential and commercial new 
development.  The study provides separate analyses for Summit and Wasatch counties and it defines 
separate housing demand rates for each.  This study is based on the latest (2017) economic, 
demographic, and housing market data, specific to each county. 
 
It has been a pleasure working with you on this project.  Please let me know if you have any comments 
or questions regarding this report. 
 
Sincerely, 
 
 
 
Robert N. Rosenthal, MBA 
President 
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EXECUTIVE SUMMARY 

This is a summary of the 2018 Summit and Wasatch County Utah Affordable Housing Nexus Study.  The 

purpose of the report is to illustrate the linkage between market-rate property development and 

affordable housing demand, and then quantify the rate of employee generation and housing demand 

attributable to different categories of residential and commercial development.  The report begins with 

an introduction and then a table of contents page 9.  The report was prepared for Mountainlands 

Community Housing Trust under a grant from the Mountainlands Association of Governments for the 

benefit of local governments in Summit and Wasatch counties.   

Overview:  in high-cost housing markets such as those that persist in Summit and Wasatch 

counties, new development generates a need for affordable housing.  Recent Affordable Housing Needs 

Assessments for Summit and Wasatch counties show there are deficits in the affordable housing supply 

across both counties.1  Every new development creates a need for affordable housing, at a rate 

proportionate to the type and number of units – residential and commercial – built at each project.  If that 

new demand is not met, the deficit is increased.  The current deficit is a consequence of the failure to 

meet affordable housing demand in the past – especially over the past ten or fifteen years given the 

accelerated rate of new development since the 1990s.  In addition, the impact of each unit of new 

development has increased as market value has increased (an increasing level of service accompanies 

rising value, and a higher level of service means rising employee generation rates).  All of this means that 

growth is reducing the availability of affordable units, and that it is doing so at an increasing rate. 

 Nexus analysis:  a basic assumption is that there is a connection between property 

development and affordable housing demand – that a cause-and-effect relationship exists.  To 

demonstrate that relationship is what is meant by nexus analysis.  How does new development drive 

affordable housing demand?  What is the linkage?  The relationship is straightforward:  increased local 

spending – spending by new households and businesses – generates economic growth (increased gross 

                                                           
1 See three reports by James Woods – Housing Needs Assessment: Unincorporated Wasatch County, Heber, and 
Midway, October 2017; Draft Housing Affordability Assessment: Snyderville Basin and East Summit County, 
October 2017; and Park City Housing Needs Assessment, 2016. 
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regional product).  Economic growth generates jobs and because a certain number of these jobs are low-

paying, new employees create a need for affordable employee-priced housing. 2 

Rate study: a nexus analysis is concerned with the affordable housing impact of new 

development.  It is not a market analysis.  A rate study looks at the rate at which new development 

generates employees and employee housing demand.  The way this demand is accommodated in the 

marketplace (e.g. how many units are needed, and of what type; is new construction needed; can the 

demand be met by the existing supply) is the subject of an affordable housing needs assessment (or a 

market study for a particular project).   

IMPLAN:  new development generates economic growth and employee housing demand.  The 

amount of growth and new employment, the actual calculation, is made using economic impact analysis 

software.  This study uses IMPLAN, a widely accepted modeling program that was developed in the 1970s 

by the federal government (it has since been privatized).  IMPLAN was used in this study to establish the 

basic employee generation rates.  A separate allocation model was used to convert those rates into 

employee generation and housing demand by income category.  IMPLAN can be operated at different 

levels of complexity.  For this project it was implemented in such a way as to minimize the need for 

estimating assumptions and interpretation.  The model and the county specific 2017 IMPLAN datasets 

were used unmodified and the only user input was the basic estimating parameters3 – disposable income 

for households, and sales rates for the different categories of commercial property use.  The other 

estimating parameters – such as the employee generating local share of household disposable income – 

are defined by the IMPLAN datasets.  The intent was to develop employee generation rates based on the 

highest degree of technical proficiency, and that meant relying on the expertise and experience of IMPLAN 

economists, as embodied in the structure of the model and content of the county specific datasets. 

IMPLAN is an input-output (I/O) model.  A key characteristic of the methodology is that I/O analysis is not 

a projection – it is a calculation based on the structure of the economy as it exists today, meaning that the 

analytical findings – the employee generation rates – are rooted in actual current conditions. 

                                                           
2 This analysis is directed at the needs of full-time, year-round employees.  It does not include seasonal resort jobs 
or jobs of limited duration related to new construction and infrastructure capacity expansion, because these 
employees require a different type of housing than that addressed in this analysis. 
3 The Summit County analysis was modified using IMPLAN recommended methodology to adjust for a positive 
inbound commuting rate. 
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Although the format of an I/O analysis is consistent (it’s based on the structure of the economy and the 

existing supply and demand relationships) the underlying IMPLAN datasets that drive the analysis are 

location specific and are regularly updated.  This project uses separate 2017 datasets for Summit County 

and Wasatch County, and the datasets are built so that they reflect the specific economic and 

demographic circumstances that prevail now (2017) in each county. 

Generation rates:  The affordable housing impact of new development is measured in terms 

of employee generation rates.  The rates are in this format – x number of employees per 1000 square feet 

of commercial development or X number of employees per 100 units of residential development.  

Employee generation rates are a standard measure used to calculate the number of employees that will 

be generated by a new development.   

Employee generation is not the same as housing demand, but employee generation rates provide the 

basis for calculating household generation, and household generation rates do represent housing 

demand.  Furthermore, because of the way households are defined in this analysis, household generation 

rates represent AUE equivalent demand – i.e. demand expressed in terms of an affordable unit equivalent 

or AUE, which is the current policy defined unit of measure used by local governments for affordable 

housing planning purposes.  An AUE is a 900 square foot two-bedroom housing unit and it serves as a 

measure for both calculating and satisfying affordable housing demand mitigation requirements.  (See 

Table 3 for an example calculation.) 

 Analytical findings:  AUE housing demand rates are shown in the two tables on the next page.  

The tables show affordable housing demand for employee households that earn up to the HUD Low 

Income category4 as this is the Utah statutory standard utilized for affordable housing planning purposes.  

This income standard may not be ideal for Summit and Wasatch Counties, however, because the high cost 

                                                           
4  Note that the Snyderville Basin Development Code utilizes the HUD definitions of Extremely Low Income, Very 
Low Income and Low Income rather than calculated values of 30%, 50% and 80% of area median income (AMI).  
The effect is that the HUD Low Income category for Summit County has income limits that are less than 80% of 
AMI.  In Wasatch County the Extremely Low Income category has income limits that are higher than 30% of AMI.  
For consistency, this report uses the HUD defined income limits in place of the calculated values. 
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of housing causes barriers for many households that earn more than 80% AMI.5  For this reason, the more 

complete generation rate tables in the body of the report include higher income categories. 

Table 1 Housing Demand Generated by Commercial Development 
EMPLOYEE HOUSING DEMAND GENERATED BY COMMERCIAL DEVELOPMENT
Households that Earn Up to 80% of AMI (median Income)

0.62 1.05 2.73 1.14 0.31 0.57

0.63 1.88 1.90 1.01 0.26 0.00

Manufacturing

Summit County

Retail Hotel

Commercial Development

Wasatch County

Employee Housing Units (AUE)
per 1000 square feet of Commercial Space
(hotel is per room)

Professional 
Office

Medical 
Office

Restaurant

 
Source –Table 6 of the report. 

Table 2 Housing Demand Generated by Residential Development 
EMPLOYEE HOUSING DEMAND GENERATED BY RESIDENTIAL DEVELOPMENT
Households that Earn Up to 80% of AMI (median Income)
Housing Demand (AUE) as a Percent of Market Rate Development

41.1% 26.9% 14.9% 14.3% 20.1% 16.7%

Other Wasatch 
County

Park City Snyderville Basin
Eastern Summit 

County
Heber City Midway City

 
Source – Table 4 and Table 5 of the report.  As discussed in the report, the rates differ by area because home 
prices, household income and local spending differ by area, as do regional economic characteristics. 

The results of nexus analysis can be utilized to support local inclusionary zoning ordinances like those 

currently in use or under consideration in Summit and Wasatch Counties.  Inclusionary zoning is a land 

use planning tool that mandates (or incentivizes) a new development to provide a certain number of 

affordable housing units proportionate to the development’s impact on the need for affordable housing.  

The obligation to provide affordable units is expressed as a ratio or rate, and rates calculated in this study 

are intended to support updated or newly adopted local obligation/mitigation rates.  

The commercial assessment is based on square footage.  It is calculated as the product of square 

footage (in 1000s) and the demand rate, using rates shown in Table 1.  The residential assessment is 

                                                           
5 This is more fully demonstrated in the needs assessments but for purposes of illustration – in Summit County, 
2017 median MLS sales price was about $775,000.  By comparison, affordable purchase price for a household at 
the top of the 120% income category was about $515,000. 
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based on number of market-rate dwelling units.  It is calculated as a share of proposed total new 

development, using percentages shown in Table 2.6   

An example affordable housing demand calculation is shown below.  The example is for a hypothetical 

Snyderville Basin project consisting of 50 residential units and 12,000 square feet of retail space. 

Table 3 Example Affordable Housing Demand Calculation 
AFFORDABLE HOUSING DEMAND CALCULATION EXAMPLE
Snyderville Basin Development Project
50 Residential Units and 12,000 Square Feet of Retail Space

Affordable Housing Demand Generated by Residential Development
Proposed New Residential Units (DU) 50
Snyderville Basin Residential Demand Rate (AUEs as a % of total residential development) 26.9%
Affordable Housing Demand (AUE) 13.5

Summary
Market Rate Units (DU) 50
Affordable Units AUE) 13.5

Affordable Housing Demand Generated by Commercial Development
New Retail Space (net leasable square feet) 12,000

Square Feet in 1000s 12.0
Summit County Retail Demand Rate (AUEs per 1,000 sq. ft.) 1.14
Affordable Housing Demand (AUE) 13.7

Total Affordable Housing Demand (AUE) 27.1  
Source – the demand rates are from Table 1 and Table 2.  

It is important to note that the demand rates calculated in this study (as shown in Table 1 and Table 2) are 

the maximum rates that could be adopted into a local inclusionary zoning regulation, but a locality is not 

required to adopt a regulation at the maximum rate.  For a number of public policy reasons, including 

impacts to desired growth/development, the anticipated occupancy of new homes as second homes, or 

desire to reduce the risk of legal challenge, a local government could choose to adopt a reduced mitigation 

rate (or none at all).  But it is also important to note that if a lesser rate is applied, or no rate is applied, 

then most new development would be creating a demand for affordable housing that is not being 

satisfied, and this externality is not only fundamentally unfair, it also leads to undesirable community 

impacts such as increased traffic congestion and increased air pollution from and increasingly imported 

(commuter) workforce. 

                                                           
6 The residential rates are based on the same methodology as the commercial rates, except the residential rates 
are expressed as a percent.  Current practice is to calculate the residential assessment as a percent of total 
residential development. 
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Methodology: following is a brief summary of the methodology used to calculate the employee 

and housing demand rates:  

Quantify basic employee generation:   IMPLAN was used to calculate the basic generation rates.  Rates for 

commercial development were defined in terms of six property use categories covering each county 

(professional office, medical office, restaurant, retail, hotel, and manufacturing).  Residential rates were 

defined by area for three political units in each county (Park City, Snyderville Basin and Eastern County for 

Summit County; and Heber City, Midway and all other areas of the county for Wasatch County).  The 

IMPLAN model calculates economic impact based on the dollar value of a change to the local economy.7  

In this analysis the change is the value of new household spending, and new business purchases.  The local 

component of new household spending is derived from residential unit sales price (2017 MLS median sales 

price for each residential assessment area).  The local component of business purchases is derived from 

typical per square foot sales rates for each category of business property use.  Sales price is used as the 

basis for the residential analysis for reasons as explained in the main report, but in essence – price is used 

because it is the most direct way to make the calculation and minimizes the number of analytical decisions 

and estimating assumptions required; and it accurately represents the characteristics of any given 

residential unit type because price internalizes all of the characteristics that distinguish one house from 

another, and one neighborhood from another – i.e. all of the characteristics that make up market value.8     

Convert IMPLAN employee generation (expressed as number of employees by industry) into number of 

employees in each of four affordable housing income categories.  IMPLAN employee generation is output 

in terms of number of employees in each of 536 IMPLAN industry sectors.  In this step, the number of 

employees in each industry is broken down into number by occupation – i.e. for a given industry line item, 

how many employees are in service jobs, management, manufacturing, etc.  The headcount is broken 

down by occupation because local pay rates for each occupation in each industry, are known.9  Once pay 

                                                           
7 An IMPLAN analysis is based on a defined study area.  This is what is meant by local economy.  In this analysis 
there are two separate study areas – Summit County and Wasatch County. 
8 If the analysis were to be based on housing type rather than price, it would be necessary to decide on a 
“representative” dwelling unit – actually, to decide what are the representative categories and types of dwelling 
units; what subareas should be defined within the employee generation study area; what is the average square 
footage, lot size, number of bedrooms, amenities, etc.  And after resolving those questions, the final question is 
purchase price, because price, however it is derived, is the basis for calculating employee generation – purchase 
price determines the income of the new resident; income determines local spending; and local spending 
determines employee generation. 
9 The analysis uses 2017 EMSI data, provided by the Summit County Office of Economic Development, for county 
specific occupational pay rates by industry. 
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rates are attached to each occupational line item, that line item can be classified in terms of the affordable 

housing income category to which it belongs (there are four categories, expressed in terms of a range of 

HUD AMI (area median income) – less than 30% of median income, 30% to 50%, 50% to 80%, and 80% to 

120%).  Adjustments are made to reduce the generation rates for certain property use categories, to 

account for circumstances of employee generation that do not contribute to added housing demand.  This 

quantifies the net employee generation rates. 

Convert employee generation rates into AUE-equivalent housing demand.  In this step, number of 

employees by industry and occupation is converted into number of employee households.10  Household 

pay rates are derived from employee pay rates, and once household pay rates are known, each household 

line item can be classified in terms of the affordable housing income category to which it belongs. 

Alternative approach:  in this analysis residential generation rates are calculated based on 

household disposable income.  Disposable income is derived from residential unit sales price.  A 

representative sales price (a price typical of a given region within the county) is defined based on analysis 

of the price of MLS closed sales.  Another approach to define a representative price would be to base the 

analysis on housing type.  In either case disposable income is calculated in exactly the same way – based 

on sales price.  The two different approaches simply represent two different ways of estimating price.  

This analysis uses a direct approach to price estimation because it avoids many of the estimating 

assumptions and analyst decisions that are necessarily a part of the process of defining price based on 

analysis of the housing market (it avoids subjective decisions such as the selection of a representative 

housing type and size, a representative neighborhood, typical amenities, and other).   

 

 

                                                           
10 The conversion is made based on average AUE household size of 2.33 persons, with 1.59 employees.  This is the 
regional average for two-bedroom units that have at least one employee.  AUE household size is calculated based 
on analysis of PUMS data – Public Use Micro Data Sample, US Census Bureau American Community Survey, 2011 – 
2015 ACS Five-Year estimates.  PUMA 5001 and 13001 for Summit County and Wasatch County, respectively. 
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REPORT INTRODUCTION 

This is the 2018 Summit and Wasatch County Utah Affordable Housing Nexus Study prepared by Rosenthal 

& Associates Inc. The purpose of the report is to illustrate the linkage that exists between property 

development and affordable housing demand, and then then quantify the rate of employee generation 

and affordable housing demand attributable to different categories of residential and commercial 

development in Summit and Wasatch Counties.  The report was prepared for Mountainlands Community 

Housing Trust under a grant from the Mountainlands Association of Governments for the benefit of local 

governments in Summit and Wasatch counties. 

Organization of the Report 

x The first section of the report, preceding this Introduction, is the Executive Summary.  It describes the 

purpose of the analysis and provides an overview of the analytical findings and methodology. 

x Chapter I discusses the linkage or “nexus” between new development and the need for affordable 

housing. 

x Chapter II consists of a series of tables that show the employee generation and affordable housing 

demand rates. 

x Chapter III describes the analytical methodology.  Chapter III includes a description of IMPLAN.  

IMPLAN is the economic modeling software used to calculate the baseline employee generation rates 

in this analysis.  IMPLAN is referenced throughout the report.  It is described beginning on page 31. 

x Chapter IV details the quantitative analysis that underlies calculation of the residential and 

commercial generation rates. 

x Chapter V is a Technical Reference.  It provides additional detail to supplement the explanation of 

certain aspects of the generation rate calculations. 

Disclaimer 

This report has been prepared using the best and most recent data available at the time of the 
analysis.  Local data and sources were used wherever possible. Major sources include 2017 IMPLAN 
datasets for Wasatch and Summit Counties, the U.S. Census Bureau American Community Survey, data 
from the Park City Board of Realtors Multiple Listing Service, data provided by Mountainlands Community 
Housing Trust and the Summit County Office of Economic Development, and proprietary information from 
local sources.  While we believe all sources utilized are sufficiently sound and accurate for purposes of 
this analysis, we cannot guarantee their accuracy.  Rosenthal & Associates Inc. assumes no liability for 
information from these and other sources.
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I. NEXUS ANALYSIS 

NEW DEVELOPMENT AND AFFORDABLE HOUSING DEMAND 

This report is an impact study – an analysis intended to quantify affordable housing demand generated 

by new development.  A basic assumption is that there is a connection between property development 

and affordable housing demand – that a cause-and-effect relationship exists.  To demonstrate that 

relationship is what is meant by “nexus analysis”.  That is the subject of this chapter – to illustrate the 

connection. 

The connection is straightforward – development generates jobs; jobs generate employees; and 

employees generate housing demand.  It should be noted here that this is a rate study not a market 

analysis.  A rate study looks at the rate at which a unit of new development generates employees and 

employee housing demand.  The way that this potential demand is accommodated (e.g. how many units 

are needed, and what type; is new construction needed; can the demand be met by the existing supply) 

is the subject of an affordable housing needs assessment (or a market study for a particular project.) 

What is the mechanism that drives the relationship between development and affordable housing need 

and how is it quantified?  The analytical rationale is illustrated in Figure 1.  Property development in the 

form of new households or new businesses generates new spending.  Some of that spending is local.  Local 

spending generates an expanded local economy11 and that expansion is supported by new local jobs. 12 

Put another way, the impact of development is increased economic activity.  One of the consequences of 

that impact is job generation. 

Figure 1 Employee Generation 

 

                                                           
11 An expanded local economy is an increase in gross regional product. 
12 This is the principle underlying economic impact analysis and the illustration is a shorthand description of the 
process employed by the software used for this analysis. 

$ Value of
Local Spending

New Household
or Business

New Jobs
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The rate of job generation is a function of incremental spending.  Incremental spending can be measured 

and new employment calculated using the conventional tools of economic impact analysis.  This study 

uses IMPLAN modeling software (IMPLAN is described on page 31).  In this study, spending is estimated 

in a way that is specific to each category of property use and it is estimated as a rate per unit of new 

development – meaning that the calculated employee generation rates are type-specific and 

proportionate; and in turn this means that the rates are linked directly to the impact of the development 

activity.   

That is an outline of how employee generation is estimated using economic impact analysis.  It is also the 

basis for illustrating the linkage between new development and affordable housing demand.  The 

relationship is illustrated in Figure 2.  Residential development generates new households.  Household 

income is derived from the market value of the residential unit, and the local spending share of total 

income is the incremental increase that generates new jobs.  Some of these jobs are low paying and 

employees in these occupations cannot afford the cost of local housing (rent or purchase).  These 

employees require below-market affordable housing if they are to live locally.  The number of households 

is a function of total employees and household size, and that represents maximum potential affordable 

housing demand.  (Figure 2 is an example for residential development.  Though not shown, the approach 

is the same for commercial development.)   

In this scenario households are equivalent to housing demand.  But because of the way households are 

defined in this analysis, affordable housing demand is actually AUE equivalent demand.  This is useful 

because an AUE (affordable unit equivalent) is the unit of measure used by local governments for 

affordable housing analysis. 
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Figure 2 New Development Affordable Housing Linkage 

 
Source – the local spending rate averages about 30%.  The actual rates within each county are calculated by IMPLAN 
and are shown in Table 13 and Table 14. 

Figure 2 shows the target affordable housing income group to be households that earn up to 80% HUD 

area median income (AMI).  This is the typical approach for affordable housing analysis and is consistent 

with state statute.  An 80% cap is not ideal for affordable housing analysis in our area given the high cost 

of housing and the magnitude of the difference between median income and median house price (see 

footnote 14 for an example).  For this reason, the generation rate tables in chapter II include an additional 

higher income category, for households that earn from 80% to 120% of median income.

New Households

Residential Development

Household Income $

New Jobs

Local Spending $ (≈30%)

Higher Paying Jobs

Nonlocal Spending $ (≈70%)

Low Paying Jobs

New Employee Households
(less than 80% of median income)

Household Formation

Affordable Housing Demand



Rosenthal & Associates Inc. Generation Rate Tables 

7 / 2 5 / 2 0 1 8  15 | P a g e  

II. GENERATION RATE TABLES 

The rate at which new development generates new employees is the employee generation rate.  

Employee generation rates quantify the proportionate affordable housing impact of new development 

(proportionate in that the number of employees generated by new development is a function of the size 

of the development).  Employee generation rates can be used to support local inclusionary zoning 

ordinances that mandate (or incentivize) a new development to provide a certain number of affordable 

housing units in order to offset its impact on the affordable housing supply 

This chapter has six tables that show the rates calculated in this analysis for employee and employee 

household generation, for residential and commercial development in Summit and Wasatch Counties.  At 

the end of the chapter there are three tables that restate the household generation rates in terms of 

housing demand. 

Residential rates (i.e. employee generation attributable to residential development) are defined for three 

geographic areas within each county.  (The rates are differentiated by area for reasons as explained in the 

narrative following Figure 4 on page 29.)  Commercial rates are defined in terms of property use – 

professional office, medical office, restaurant, retail, hotel, and manufacturing.  For residential or 

commercial development that does not fit the defined categories there is a suggested procedure provided 

later in this report, for case-specific analysis. 

NOTES TO THE EMPLOYEE GENERATION TABLES  

Table 1 and Table 2 show residential employee generation rates for Summit and Wasatch Counties.  Table 

3 shows rates for commercial development for both counties.  Table 4, Table 5, and Table 6 show the 

same information but expressed in terms of households rather than employees.  Household generation 

rates are significant because they represent housing demand, and because of the way households are 

defined in this analysis household generation rates represent AUE equivalent demand – i.e. demand 

expressed in terms of the policy defined unit of measure used by local governments for affordable housing 

analysis.  (An AUE is an Affordable Unit Equivalent – a 900 square foot two-bedroom dwelling unit.) 
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The generation rates are calculated for five income categories.  The first three, capped at 80% of HUD 

area median income,13 are typically used for affordable housing analysis (they are HUD-defined 

categories).  An 80% cap is not ideal for our area, however, because of the high cost of housing and the 

magnitude of the difference between median income and median house price, so this analysis uses an 

additional category – 80% to 120% of median – and even for this group, houses are generally unaffordable 

in most areas. 14 

HUD income categories are specified not only in terms of median income but also in terms of household 

size – one to six persons.  Larger families have higher income limits (the categories are detailed in Table 

26 and Table 27).  For affordable housing analysis, the selection of income limits is significant because it 

influences the number of employees that fall into each income group, and that effects affordable housing 

demand rates.  With lower income limits, more employees are in higher income categories.  This would 

reduce the number of employees in the less-than-80% income categories and would show relatively lower 

affordable housing demand.  Conversely, higher income limits would increase the number of employees 

in the less-than-80% categories and would show relatively higher affordable housing demand.  In this 

analysis, one-person income limits are used for single employees, and three-person income limits15 are 

used for households.       

The generation rates in this chapter can be utilized to support local inclusionary zoning ordinances like 

those currently in use or under consideration in Summit and Wasatch Counties. Inclusionary zoning is a 

                                                           
13Median income refers to HUD Area Median Income (AMI). The categories are 0% to 30% of AMI, 30% to 50%, and 
50% to 80%, termed Extremely Low Income, Very Low Income, and Low Income. 
14 This is more fully demonstrated in the 2017 Summit County needs assessment, but for purposes of illustration, in 
Summit County 2017 median MLS sales price was about $775,000.  By comparison, affordable purchase price for a 
household at the top of the 120% income category was about $515,000 (calculated based on the mortgage 
assumptions used in Table 11). 
15 Average employee household size is 2.33 persons (see page 39).  This presents the option to use either two-
person or three-person income limits.  Three-person income limits were selected for two reasons:  1) lower, two-
person income limits, would consistently understate actual affordable housing demand; 2) Summit County 
example, 80% income category – HUD specified median income is adjusted downward, compared to the calculated 
(80% of AMI) value – reduced from $82,720 to $68,000.  This reflects required (statutory) HUD calculation 
methodology.  Because HUD median income is lower, the income cap for a three-person household is lower (18% 
reduction).  A lower income cap reduces calculated affordable housing demand.  The higher, three-person income 
cap was used because it partially compensates for this artificial reduction (the HUD value for a three-person 
household, $61,200, is less than, but nevertheless closer to, the calculated value for a two-person household, of 
$66,200).  From this perspective, the three-person income limit represents a conservative estimating assumption.  
For Wasatch County, affordable housing demand is not artificially reduced – the HUD value for median income is 
the same as the calculated value.  Nevertheless, the Summit County approach was used (three-person income 
limit), for consistency. 
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land use planning tool that mandates (or incentivizes) a new development to provide a certain number of 

affordable housing units (proportionate to the development’s impact on the need for affordable housing). 

The obligation to provide affordable units is expressed as a ratio or rate, and rates calculated in this study 

are intended to support updated or newly adopted local obligation/mitigation rates.  

The commercial impact assessment is based on square footage.  It is calculated as the product of square 

footage (in 1000s) and the demand rate.  The updated demand rates are shown in Table 7.  The residential 

assessment is calculated as a percentage of the proposed number of new development units.  The 

updated percentages are shown in Table 8.   

Generation rates are based on permanent, year-to-year employment.  Jobs of limited duration such as 

new construction, are not included.  Generation rates are calculated based on the upper limit of each 

income category. 
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This section includes three tables that show
 the em

ployee generation rates for residential and com
m

ercial developm
ent.  A

nalytical 

m
ethodology is discussed in the next chapter.  There is also an overview

 of em
ployee generation m

ethodology in chapter I.  

A
s regards the incom

e lim
its in the follow

ing tables, note that the Snyderville Basin D
evelopm

ent Code utilizes the H
U

D
 definitions of Extrem

ely 

Low
 Incom

e, Very Low
 Incom

e and Low
 Incom

e rather than calculated values of 30%
, 50%

 and 80%
 of area m

edian incom
e (A

M
I).  The effect is 

that the H
U

D
 Low

 Incom
e category for Sum

m
it County has incom

e lim
its that are less than 80%

 of A
M

I.  For W
asatch County the Extrem

ely Low
 

Incom
e category has incom

e lim
its that are higher than 30%

 of A
M

I.  For consistency, this report uses the H
U

D
 defined incom

e lim
its in place of 

the calculated values. 

Table 1 Sum
m

it County Residential Developm
ent Em

ployee G
eneration Rates 

Em
ployees generated by developm

ent of 100 m
arket rate residential units 

Incom
e Category (H

U
D

 one person household)

Less Than 30%
 of A

M
I

Less than $21,700
11.1

7.0
3.7

30%
 to 50%

$21,700 to $36,200
49.3

32.5
18.2

50%
 to 80%

$36,200 to $47,600
11.8

7.9
4.4

Sub-total
72.3

47.4
26.4

Em
ployees W

ho Earn N
o M

ore Than 80%
 of M

edian Incom
e

72%
47%

26%

80%
 to 120%

$47,600 to $86,856
12.5

9.0
5.0

M
ore than 120%

 A
M

I
M

ore than $86,856
3.1

2.1
1.1

Total
87.9

58.6
32.5

SU
M

M
IT CO

U
N

TY EM
PLO

YEE GEN
ERATIO

N
 RATES

Residential Developm
ent

Park City
Snyderville 

Basin
Eastern Sum

m
it 

County
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Table 2 W
asatch County Residential Developm

ent Em
ployee G

eneration Rates 

Em
ployees generated by developm

ent of 100 m
arket rate residential units 

Incom
e Category (H

U
D

 one person household)

Less Than 30%
 of A

M
I

Less than $15,350
 -- 

 -- 
 -- 

30%
 to 50%

$15,350 to $25,550
13.2 

21.3 
11.7 

50%
 to 80%

$25,550 to $40,900
11.7 

17.9 
9.9 

Sub-total
24.9 

39.2 
21.6 

Em
ployees W

ho Earn N
o M

ore Than 80%
 of M

edian Incom
e

25%
39%

22%

80%
 to 120%

$40,900 to $61,350
4.6

7.2
3.9

M
ore than 120%

 A
M

I
M

ore than $61,350
2.0

3.2
1.8

Total
31.5

49.6
27.3

W
ASATCH CO

U
N

TY EM
PLO

YEE GEN
ERATIO

N
 RATES

Residential Developm
ent

Heber City
M

idw
ay City

O
ther W

asatch 
County

 

x 
This sym

bol [--] indicates a category w
ith no em

ployees (preferable to a “0 w
hich could conceal a very sm

all fractional num
ber).  The table 

show
s no extrem

ely low
-incom

e em
ployees (less than 30%

 of A
M

I) in W
asatch County.  The num

ber of low
 incom

e em
ployees is driven by 

the incom
e cap for the category, and the table m

ay be m
isleading.  A

 $15,350 incom
e cap Is very low

 (the cap for the sam
e category in 

Sum
m

it County is $6000 higher) and it m
ay be that the W

asatch County incom
e cap obscures the num

ber of low
 incom

e shelter cost 

burdened em
ployees for w

hom
 affordable w

orkforce housing w
ould be appropriate.   

O
n the next page, Table 3 show

s com
m

ercial em
ployee generation.  W

asatch County M
anufacturing is show

n as having no em
ployees.  There is 

m
anufacturing in W

asatch County and this anom
aly is explained as a m

atter of categorization.  In this analysis M
anufacturing is represented by 

the subcategory M
iscellaneous M

anufacturing (there are over 200 m
anufacturing categories, w

hich m
akes the selection of a subcategory 

necessary).  W
hat the table show

s is that there are no businesses assigned to M
iscellaneous M

anufacturing.  In a case like this – no em
ployee 

generation rates – there is a suggested procedure at the end of this chapter for case-specific analysis that could be used to calculate generation 

rates for any m
anufacturing subcategory, or for any other property type that does not fit the standard categories.
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Table 3 Com
m

ercial Developm
ent Em

ployee G
eneration Rates – Sum

m
it and W

asatch Counties 

Em
ployees generated by 1,000 square feet of m

arket rate com
m

ercial developm
ent (hotel is per room

)

Incom
e Category (H

U
D

 one person household)

Less Than 30%
 of A

M
I

Less than $21,700
0.1

0.1
1.9

0.0
0.1

0.0

30%
 to 50%

$21,700 to $36,200
0.8

1.4
2.1

1.6
0.4

0.8

50%
 to 80%

$36,200 to $47,600
0.3

0.5
0.4

0.3
0.1

0.3

Sub-total
1.2

2.0
4.5

1.9
0.5

1.2

80%
 to 120%

$47,600 to $86,856
1.1

0.4
0.2

0.1
0.1

0.5

M
ore than 120%

 A
M

I
M

ore than $86,856
0.2

0.3
0.0

0.0
0.0

0.1

Total
2.6

2.7
4.7

2.1
0.6

1.8

Incom
e Category (H

U
D

 one person household)

Less Than 30%
 of A

M
I

Less than $15,350
--

--
--

--
--

-

30%
 to 50%

$15,350 to $25,550
0.3

1.0
2.7

1.2
0.3

-

50%
 to 80%

$25,550 to $40,900
1.0

2.3
0.4

0.5
0.1

-

Sub-total
1.3

3.3
3.1

1.7
0.4

-

80%
 to 120%

$40,900 to $61,350
0.9

0.8
0.1

0.1
0.0

-

M
ore than 120%

 A
M

I
M

ore than $61,350
0.5

0.2
0.0

0.0
0.0

-

Total
2.6

4.4
3.3

1.8
0.5

-

Sum
m

it County

W
asatch County

M
anufacturing

Retail
Hotel

CO
M

M
ERCIAL DEVELO

PM
EN

T EM
PLO

YEE GEN
ERATIO

N
  RATES

Sum
m

it and W
asatch County

Professional 
O

ffice
Restaurant

M
edical O

ffice

 

x 
N

otice that the rate for W
asatch County restaurant is substantially low

er than the Sum
m

it County rate.  This is explained by reference to a 

shift in industry concentration.  O
ver tim

e, em
ploym

ent in som
e industries w

ill contract and in others it w
ill grow

.  A
s this shift occurs 
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em
ployees in declining sectors w

ill m
ove to jobs in grow

th sectors.  The effect of this is that jobs generated by new
 developm

ent w
ill to 

som
e extent, be filled by presently em

ployed local residents.  The com
m

ercial generation rates are reduced to account for this.  W
asatch 

County restaurant is a grow
th sector and the reduction for a shift in concentration yields low

er rates than Sum
m

it County.  The sam
e 

explanation applies to the difference betw
een Sum

m
it and W

asatch m
edical office, except in reverse – Sum

m
it County m

edical office is a 

grow
th sector and relative to W

asatch County it’s rates are reduced.  Shift in Concentration is discussed in the section on Reductions 

beginning on page 39.  The quantitative analysis is detailed in Table 15 and Table 16.      
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The tables in the previous section show
 em

ployee generation rates.  This section show
s household generation rates.  H

ousehold generation rates 

are significant because they represent housing dem
and, and because of the w

ay an em
ployee household is defined in this analysis, the rates 

represent A
U

E equivalent dem
and.  This is significant because an A

U
E – Affordable U

nit Equivalent – is the local governm
ent defined unit of 

m
easure for affordable housing analysis.  (A

n A
U

E is a 900 square foot tw
o-bedroom

 unit w
ith a household size of 2.33 persons, and 1.59 w

orkers.  

Calculation of A
U

E household size is discussed on page 39).   

Tables in this section are presented in the sam
e form

at as the em
ployee generation tables.  M

ethodology for household generation rates is 

discussed in the next chapter.  There is also an overview
 of em

ployee generation m
ethodology in chapter I. 

H
ousehold generation rates are show

n beginning w
ith Table 4 on the next page. 

A
s regards the incom

e lim
its in the follow

ing tables, note that the Snyderville Basin D
evelopm

ent Code utilizes the H
U

D
 definitions of Extrem

ely 

Low
 Incom

e, Very Low
 Incom

e and Low
 Incom

e rather than calculated values of 30%
, 50%

 and 80%
 of area m

edian incom
e (A

M
I).  The effect is 

that the H
U

D
 Low

 Incom
e category for Sum

m
it County has incom

e lim
its that are less than 80%

 of A
M

I.  For W
asatch County the Extrem

ely Low
 

Incom
e category has incom

e lim
its that are higher than 30%

 of A
M

I.  For consistency, this report uses the H
U

D
 defined incom

e lim
its in place of 

the calculated values. 
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Table 4 Sum
m

it County Residential Developm
ent Household G

eneration Rates 

AUE households generated by developm
ent of 100 m

arket rate residential units 
(an AUE household is 2.33 persons w

ith 1.59 w
orkers, w

hich his the regional average for a 2 bedroom
 unit)

Incom
e Category (H

U
D

 three person household)

Less Than 30%
 of A

M
I

Less than $27,900
--

--
--

30%
 to 50%

$27,900 to $46,550
26.1

16.8
9.1

50%
 to 80%

$46,550 to $61,200
15.0

10.1
5.8

Sub-total, U
p to 80%

 of  A
M

I
41.1

26.9
14.9

Em
ployees H

ouseholds That Earn N
o M

ore Than 80%
 of M

edian Incom
e

41%
27%

15%

80%
 to 120%

$61,200 to $111,672
10.7

7.4
4.2

M
ore than 120%

M
ore than $111,672

3.5
2.6

1.4

Total
55.3

36.9
20.4

SU
M
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IT CO
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LD GEN
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N

  RATES
Residential Developm

ent
Park City

Snyderville 
Basin

Eastern Sum
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County

 

 Table 5 W
asatch County Residential Developm

ent Household G
eneration Rates 

AUE households generated by developm
ent of 100 m

arket rate residential units 
(an AUE household is 2.33 persons w

ith 1.59 w
orkers, w

hich his the regional average for a 2 bedroom
 unit)

Incom
e Category (H

U
D

 three person household)

Less Than 30%
 of A

M
I

Less than $20,420
 -- 

 -- 
 -- 

30%
 to 50%

$20,420 to $32,850
4.0 

5.8 
4.8 

50%
 to 80%

$32,850 to $52,600
10.4 

14.3 
11.9 

Sub-total, U
p to 80%

 of  A
M

I
14.3 

20.1 
16.7 

Em
ployees H

ouseholds That Earn N
o M

ore Than 80%
 of M

edian Incom
e

14%
20%

17%

80%
 to 120%

$52,600 to $78,900
2.8

4.0
3.3

M
ore than 120%

M
ore than $78,900

2.7
3.7

3.1

Total
19.8

27.9
23.1
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N
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U

SEHO
LD GEN

ERATIO
N

 RATES
Residential Developm

ent
Heber City

M
idw
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O
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Table 6 Com
m

ercial Developm
ent Household G

eneration Rates – Sum
m

it and W
asatch Counties 

AUE Households generated 1,000 square feet of com
m

ercial developm
ent (hotel is per room

)
(an AUE household is 2.33 persons w

ith 1.59 w
orkers, w

hich his the regional average for a 2 bedroom
 unit)

Incom
e Category (H

U
D

 three person household)

Less Than 30%
 of A

M
I

Less than $27,900
--

--
--

--
--

-

30%
 to 50%

$27,900 to $46,550
0.2

0.4
2.4

0.8
0.2

0.3

50%
 to 80%

$46,550 to $61,200
0.4

0.7
0.3

0.3
0.1

0.3

0.6
1.1

2.7
1.1

0.3
0.6

80%
 to 120%

$61,200 to $111,672
0.6

0.4
0.2

0.1
0.0

0.5

M
ore than 120%

M
ore than $111,672

0.4
0.3

0.0
0.0

0.0
0.1

Total
1.6

1.7
2.9

1.3
0.4

1.1

Incom
e Category (H

U
D

 three person household)

Less Than 30%
 of A

M
I

Less than $20,420
--

--
--

--
--

-

30%
 to 50%

$20,420 to $32,850
0.1

0.2
1.2

0.2
0.1

--

50%
 to 80%

$32,850 to $52,600
0.5

1.7
0.7

0.8
0.2

--

0.6
1.9

1.9
1.0

0.3
--

80%
 to 120%

$52,600 to $78,900
0.3

0.5
0.1

0.1
0.0

--

M
ore than 120%

M
ore than $78,900

0.7
0.3

0.1
0.1

0.0
--

1.7
2.7

2.1
1.1

0.3
--

Hotel

CO
M

M
ERCIAL DEVELO

PM
EN

T HO
U

SEHO
LD GEN

ERATIO
N

 RATES
Sum

m
it and W

asatch County

W
asatch County

M
anufacturing

Sum
m

it County

Professional 
O

ffice
M

edical O
ffice

Restaurant
Retail

 

x 
W

asatch County show
s a zero-generation rate for M

anufacturing.  A
s explained in the narrative follow

ing Table 3 this is not an indication 

that there is no m
anufacturing in W

asatch County – only that there is no m
anufacturing of the particular type used to define the category in 

this analysis.  A
lso see the narrative on page 20 for an explanation of the difference in rates betw

een Sum
m

it and W
asatch County M

edical 

O
ffice. 
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 HOUSING DEMAND RATES 

The following tables show housing demand rates.  Demand is expressed in terms of AUEs.  (As explained 

on page 18, an AUE is the unit of measure used by local governments for affordable housing planning 

purposes.  An AUE is defined as a 900 square foot two-bedroom unit.)   

The commercial assessment is based on square footage.  It is calculated as the product of net leasable 

area (in 1000s) and the demand rate, using rates shown in Table 7.  The residential assessment is based 

on number of dwelling units.  It is calculated as a share of proposed new development, using percentages 

shown in Table 8. 16 

Table 7 Housing Demand Generated by Commercial Development 
EMPLOYEE HOUSING DEMAND GENERATED BY COMMERCIAL DEVELOPMENT
Households that Earn Up to 80% of AMI (median Income)

0.62 1.05 2.73 1.14 0.31 0.57

0.63 1.88 1.90 1.01 0.26 0.00
Wasatch County

Employee Housing Units (AUE)
per 1000 square feet of Commercial Space
(hotel is per room)

Professional 
Office

Medical 
Office

Restaurant Manufacturing

Summit County

Retail Hotel

Commercial Development

 
Source – household generation rates in Table 6. 

Table 8 Housing Demand Generated by Residential Development 
EMPLOYEE HOUSING DEMAND GENERATED BY RESIDENTIAL DEVELOPMENT
Households that Earn Up to 80% of AMI (median Income)
Housing Demand (AUE) as a Percent of Market Rate Development

41.1% 26.9% 14.9% 14.3% 20.1% 16.7%

Other Wasatch 
County

Park City Snyderville Basin
Eastern Summit 

County
Heber City Midway City

 
Source – household generation rates in Table 4 and Table 5, expressed as percentages.   

The demand rates shown in the tables can be utilized to support local inclusionary zoning ordinances like 

those currently in use or under consideration in Summit and Wasatch Counties.  Inclusionary zoning is a 

land use planning tool that mandates (or incentivizes) a new development to provide a certain number of 

affordable housing units proportionate to the development’s impact on the need for affordable housing.  

                                                           
16 The residential rates are based on the same methodology as the commercial rates, except the residential rates 
are expressed as a percent.  Current practice is to calculate residential employee housing demand as a percent of 
total new residential development. 
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The obligation to provide affordable units is expressed as a ratio or rate, and the rates calculated above 

are intended to support updated or newly adopted local obligation/mitigation rates.  

An example affordable housing calculation is shown in the next table.  The example is for a hypothetical 

Snyderville Basin development consisting of 50 residential units and 13,425 square feet of retail space. 

Table 9 Example Affordable Housing Demand Calculation  
AFFORDABLE HOUSING DEMAND CALCULATION EXAMPLE
Snyderville Basin Development Project
50 Residential Units and 12,000 Square Feet of Retail Space

Affordable Housing Demand Generated by Residential Development
Proposed New Residential Units (DU) 50
Snyderville Basin Residential Demand Rate (AUEs as a % of total residential development) 26.9%
Affordable Housing Demand (AUE) 13.5

Summary
Market Rate Units (DU) 50
Affordable Units AUE) 13.5

Affordable Housing Demand Generated by Commercial Development
New Retail Space (net leasable square feet) 12,000

Square Feet in 1000s 12.0
Summit County Retail Demand Rate (AUEs per 1,000 sq. ft.) 1.14
Affordable Housing Demand (AUE) 13.7

Total Affordable Housing Demand (AUE) 27.1  
Source –demand rates are from Table 8 and Table 7, respectively.   

It is important to note that the demand rates calculated in this study (the rates shown in Table 7 and Table 

8, and used in the example calculation in Table 9) are the maximum rates that could be adopted into a 

local inclusionary zoning regulation, but a locality is not required to adopt a regulation at the maximum 

rate.  For a number of public policy reasons, including impacts to desired growth/development, the 

anticipated occupancy of new homes as second homes, or desire to reduce the risk of legal challenge, a 

local government could choose to adopt a reduced mitigation rate (or none at all).  But it is also important 

to note that if a lesser rate is applied, or no rate is applied, then most new development would be creating 

a demand for affordable housing that is not being satisfied, and this externality is not only fundamentally 

unfair, it also leads to undesirable community impacts such as increased traffic congestion and increased 

air pollution from and increasingly imported (commuter) workforce.
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PROCEDURE FOR CASE-SPECIFIC ANALYSIS 

This report quantifies employee generation rates for typical categories of new development.  This section 

describes a suggested procedure for case-specific analysis which if adopted, could be used to calculate 

rates for atypical property uses or for contested employee generation assessments. 

The procedure is: the applicant prepares an employee generation estimate, preferably based on actual 

rates at similar facilities, or based on IMPLAN analysis using the current year IMPLAN dataset specific to 

the county under consideration.  For an IMPLAN analysis the process is to calculate IMPLAN generation 

rates for the property use; to convert the IMPLAN generation rates into number of employees by (SOC) 

occupation; to summarize employee generation in terms of the five income categories used in this 

analysis; and to calculate the affordable housing demand rates by income.  Narrative describing the 

analysis should be accompanied by tables that provide a level of detail sufficient to enable the analysis to 

be reproduced by a reviewer.   

The analysis is submitted to the designated official for review.  The methodology and analytical findings 

will be reviewed, and the employee generation estimate evaluated in context of affordable housing 

planning criteria.  The format of the proposed generation rates should follow the format used in this 

report as shown in Table 7 and Table 8 – i.e. the analytical findings presented either as commercial or 

residential generation rates, and for residential projects, the rate expressed as a percent of proposed total 

residential units. 
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III. ANALYTICAL METHODOLOGY 

This chapter discusses methodology for calculation of the employee and household generation rate in 

chapter II.   

There are references in this chapter to IMPLAN. IMPLAN is the economic modeling software used to 

calculate the employee generation rates in this study.  IMPLAN is described beginning on page 31. 

CONCEPTUAL OVERVIEW OF EMPLOYEE GENERATION 

Employee generation estimation is a component of economic impact analysis.  New local employment is 

projected based on the dollar value of a change in the local economy17 – in this case, the change is the 

value of new local spending attributable to residential and commercial property development (spending 

by new households or new businesses). 

Figure 3 Employee Generation 

 

In an employee generation analysis, two elements combine to produce a change in the economy (i.e. 

economic growth and new employment).  One element is the current structure of the economy – the 

interrelationships that exist between businesses, and between businesses and consumers.  This is defined 

by the IMPLAN modeling software (referenced above and described on page 31).  The other element is 

the dollar value of the impact.  In this analysis, the dollar value of the impact is new spending attributable 

to residential or commercial development. 

  

                                                           
17 Local economy refers to economic activity within a defined study area.  There are two separate study areas in 
this analysis – Summit County and Wasatch County.   

$ Value of
Local Spending

New Household
or Business

New Jobs
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EMPLOYEE GENERATION BY RESIDENTIAL DEVELOPMENT 

Residential employee generation is calculated in IMPLAN as a function of household spending.  The 

calculation is made using the 2017 IMPLAN data sets for each county.  (The datasets are described in the 

IMPLAN Analysis section which begins on page 31).  Spending is derived from household income, which is 

extrapolated from home purchase price.  (Mortgage qualification defines income required for a particular 

purchase price.  The calculation is shown in Table 11 and Table 12.)  The distribution of household 

spending among suppliers of goods and services is calculated based on household spending patterns, 

which are IMPLAN templates that project the use of household disposable income based on spending 

patterns derived from the BLS Consumer Expenditure Survey. 18  IMPLAN spending patterns differ by 

income level (e.g. $70,000 to $100,000 income, $100,000 to $150,000, etc.) and each spending pattern 

differs in the percentage of income spent for a particular item or service, and the share of that item that 

is spent locally.19   

Figure 4 Residential Development Employee Generation 

 

Residential employee generation rates are defined in terms of three assessment districts within each 

county.20  The rates are differentiated based on home purchase price rather than the particular 

characteristics of the housing or neighborhood.  Price is used because it is the most direct means to 

calculate employee generation.  It minimizes the number of assumptions necessary to make the 

calculation and it internalizes the value of all the characteristics that distinguish one house from another, 

and one neighborhood from another – factors such as location, amenities, square footage, curb appeal, 

configuration, upkeep, etc.21  The assessment districts are delineated based on the boundaries of the MLS 

                                                           
18 Also based on information from the BEA National Income and Product Accounts (NIPA)  
19 This analysis uses 2017 spending patterns separately defined for each study area. 
20 Park City, Snyderville Basin and Eastern County for Summit County; and Heber City, Midway and all other areas 
of the county for Wasatch County.   
21 If the analysis were to be based on housing type rather than price, it would be necessary to decide on a 
“representative” dwelling unit – actually, to decide what are the representative categories and types of dwelling 
units; what subareas should be defined within the employee generation study area; what is the average square 
footage, lot size, number of bedrooms, amenities, etc.  And after resolving those questions, the final question is 

Local % Local Spending $
Spending by a 

New Household $

Local Jobs Needed 
to Support New 

Demand
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subareas that make up each district.  Representative price for each district is MLS median price for the 

subareas (January to October 2017 median price for closed sales).  Prices are shown in Table 20. 

EMPLOYEE GENERATION BY COMMERCIAL DEVELOPMENT 

Commercial employee generation is based on the dollar value of materials, goods, and services purchased 

to produce salable products.  The distribution of purchases by line item and local purchase percent is set 

by IMPLAN based on 2017 IMPLAN datasets for each county.  The IMPLAN datasets are county specific – 

one is prepared for Summit County and another for Wasatch County.  Each dataset reflects the specific 

economic and demographic circumstances that prevail in the county.  (The datasets are described in the 

IMPLAN Analysis section which begins on the next page). 

Figure 5 Commercial Development Employee Generation 

  

Commercial employee generation rates in this analysis are quantified for selected categories of property 

use – professional office, medical office, restaurant, retail, hotel, and manufacturing.  The rates differ 

based on sales revenue for each category (dollars per 1000 square feet for all commercial categories 

except hotel which is revenue per room). 22   

For both residential and commercial development there are certain characteristics of employee 

generation that do not contribute to added housing demand.  The employee generation tables show rates 

that are reduced to account for these characteristics.  Later in this chapter there is a section that discusses 

the reductions and quantifies their value. 

                                                           
purchase price, because price, however it is derived, is the basis for calculating employee generation – purchase 
price determines the income of the new resident; income determines local spending; and local spending 
determines employee generation. 
22 There is a suggested procedure on the last page of Chapter III, for case specific analysis, that could be used to 
calculate rates for property uses that do not fit the standard categories.  

Local %

Purchases to Support 
the Production of 
Salable Goods and  

Services $

Local Spending $ New Local Jobs
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IMPLAN ANALYSIS 

IMPLAN is the economic modeling software used to calculate employee generation rates in this study.  

IMPLAN analysis is the first step of a two-step analytical process.  IMPLAN analysis defines baseline 

employee generation rates.  The second step uses an allocation model to convert IMPLAN rates into 

employee and household generation, and housing demand rates, and then calculates the reductions.  

About IMPLAN:  IMPLAN was developed by the federal government in the early 1970s for use in a Forest 

Service resource management planning process.  It has since been privatized and is now widely used for 

economic impact analysis and planning.  For local governments, IMPLAN is often used for economic 

development planning and land use analysis.   

How IMPLAN works:  IMPLAN is an economic modeling system (based on input-output analysis23) that 

is used to measure the impact of a prospective change to a local economy (“local” being a defined study 

area).  A prospective change could be, for example, construction and operation of a new manufacturing 

plant, and IMPLAN would be used to calculate the economic benefit that would accrue from the project.  

Benefit is expressed as the dollar value of increased local economic activity.  As part of the analysis IMPLAN 

calculates job growth, because a certain level of new employment is necessary to support the economic 

growth.  The level of job growth is driven by the magnitude of the economic impact.  The impact is 

measured as spending that occurs within the study area.  Because only local spending is counted, job 

generation includes only local jobs.  Jobs generated by new development that occur outside the study 

area are not counted. 

Property development, like any economic impact, fits this analytical framework – development generates 

increased local economic activity and job growth is the result.  Put another way, from the perspective of 

an IMPLAN analysis the impact of new development is increased local spending and one of the 

consequences of that impact is job growth.  IMPLAN is based on an I/O matrix that uses 536 industry 

categories, and the format of an IMPLAN job growth presentation is number of employees in each industry 

category.  An example of output is shown in Table 17. 

                                                           
23 I/O analysis is an analytical framework developed by Professor Wassily Leontief in the late 1930s (Leontief 
received a Nobel Prize for the work in 1973).  I/O analysis in the United States was first developed in 1941, by 
Leontief in collaboration with the BLS, for planning postwar demobilization, and was used during the war for 
analysis of the German economy for war planning and reparations. 
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An IMPLAN analysis is not a projection.  Rather, it is a calculation based on the structure of the economy 

as it exists today – a calculation based on the interrelationships that now exist between businesses, and 

between businesses and consumers.  (That’s why this approach is sometimes referred to as interindustry 

analysis.)  For this study that distinction is significant because it means that new development employee 

generation is calculated based on known current conditions rather than an estimate of the future. 

Input-output models such as IMPLAN are driven by changes in final demand (changes in consumption as 

represented by business sales or household spending).  Producers respond to new demand directly by 

selling to consumers (the first level impact); they respond indirectly in the form of intermediate inputs, or 

business-to-business sales that support production of salable goods (the second level impact); and as a 

third level impact, there is the induced effect of increased consumer spending that is the result of the 

direct and indirect income changes.  These are three discrete impacts that are separately quantified and 

are each tied to a specific economic activity – the impact of new development.  For this reason, all three 

are included as part of the job generation effect of new development. 

IMPLAN includes a number of different formats that can be used to calculate economic impact.  This study 

uses an industry change analysis for commercial development and a household spending pattern for 

residential development.   

Quantitative analysis of any kind is based on estimating assumptions and interpretations that rely on the 

judgment of the analyst.  In this study the need for interpretation was minimized.  All but the most case-

specific parameters are internal to the model and are part of the 2017 dataset for Summit County, and 

the 2017 dataset for Wasatch County, used for the analyses.  For an industry change analysis, the only 

input is the dollar value of sales.  For a residential analysis, the only input is a dollar value for household 

income.  Every other parameter (with the exception of inputs used to calculate reductions) is supplied by 

the IMPLAN model.24 

Other resources:  there is a description of IMPLAN and I/O modeling, excerpted from a 2017 NASA impact 

analysis, on the last page of this report.  At the next level of detail, there is a very informative overview of 

                                                           
24 The IMPLAN model is designed so that it can be run at different levels of complexity – from a format as used 
here that requires minimal input, to a format that allows for complex scenarios and the definition of detailed 
characteristics for each commodity and industry. 
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IMPLAN in Appendix E of the 2010 City of Richmond California, Point Molate Land-Use Alternatives 

Evaluation (http://www.ci.richmond.ca.us/2335/Point-Molate-Alternative-Evaluation-Repo). 

IMPLAN datasets:  IMPLAN datasets are unusual because they are available at the county and sub-county 

level of detail.  Before IMPLAN, local I/O analyses, such as this study, were extrapolated based on state or 

national data.  IMPLAN datasets are updated annually.  This study is based on 2017 datasets.  The datasets 

used for this study are county specific – one is prepared for Summit County and another for Wasatch 

County.  Each reflects the specific economic and demographic circumstances that prevail in the county.  

The IMPLAN datasets are integrated as part of the IMPLAN model, and for this analysis they are 

unmodified.  (The only user input, as previously noted, is household disposable income, the selection of 

appropriate household spending patterns, business sales, and a revision to Summit County employee 

compensation to reduce the generation rates in order to account for a net inbound commuting rate.)   

Other datasets:  the most technical data used for this study is the IMPLAN datasets.  Other data sources 

were used for the allocation model.  2017 EMSI data, provided by the Summit County Office of Economic 

Development, was used for occupational pay rates.  The pay rates are specific to each county, each 

industry and each occupation within that industry.  Census PUMS data from the 2011-2015 American 

Community Survey was used for demographic analysis and definition of AUE household size.  Both of these 

data sources are the most recent available. 
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TWO STEP ANALYTICAL PROCESS 

The analytical process used to calculate the employee generation rates is summarized as follows: IMPLAN 

analysis is used to define baseline employee generation.  An allocation model is used to convert IMPLAN 

employee generation into employee generation rates by salary, occupation and industry.  Household 

generation rates and housing demand rates are derived from line item employee generation rates.  The 

process is illustrated in Figure 6, Figure 7, and Figure 8, and is described below. 

Step 1. IMPLAN is used to calculate employee generation for each category of property use – IMPLAN 

methodology is described on page 31   Employee generation is calculated based on an impact to 

the local economy – in this case, the impact is local spending by new development.  Spending 

attributable to residential development is quantified in terms of household disposable income.  

Commercial development impact is quantified in terms of the value of goods and services 

purchased to produce salable products.  The IMPLAN analysis is based on 2017 IMPLAN datasets.  

As described above, the datasets are county specific – one is prepared for Summit County and 

another for Wasatch County.  Each dataset reflects the specific economic and demographic 

circumstances that prevail in the county.  IMPLAN employee generation is output in the form of 

a list that shows the number of employees in each of 536 industry categories.  (A condensed 

version of the list is shown in Table 17.)  

Step 2. Convert IMPLAN employee generation into employees by income category – and from that, 

develop household generation, and housing demand rates by income – this step is illustrated in 

Figure 8.  An allocation model is used to convert IMPLAN employees by industry into employee 

generation rates by industry, occupation, and county specific occupational pay rates.25  Employees 

are aggregated by income categories to define the employee generation rates.  In certain 

instances, the rates are reduced to account for characteristics of employee generation that do not 

contribute to added housing demand.  (Reductions are discussed beginning on page 39.)  This 

yields the rates shown in the generation rate tables in chapter II.  Household generation rates are 

derived from line item employee generation rates, and are calculated based on 1.59 workers per 

household, which is the average for an AUE equivalent household (as discussed in the next 

section).  

                                                           
25 2017 EMSI data, provided by the Summit County Office of Economic Development, was used for occupational 
pay rates.  The pay rates are specific to each county, each industry and each occupation within that industry.   
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Step 1 is illustrated by the next two figures. 

Figure 6 IMPLAN Residential Employee Generation 

 

Local Spending is calculated by IMPLAN based on county specific economic data.  The rates are calculated 

as shown in Table 13 and Table 14. 

Household Spending Patterns are templates that allocate household spending across business types.  The 

templates are based on data from the BLS Consumer Expenditure Survey26 and are defined by IMPLAN as 

part of the 2017 IMPLAN dataset for Summit County and the dataset for Wasatch County.    

                                                           
26 The Consumer Expenditure Surveys collect information from households concerning their buying habits, income, 
and household characteristics. The surveys relate the expenditures and income of consumers to household 
characteristics in a way that allows spending to be characterized by income level. 

Local Spending $ (≈30%)

Income Available for 
Expenditures $

Non-Local Spending $
(≈70%)

Implan
Household
Spending 
Pattern

Number
of 

Employees
By

Industry

398   Wholesale trade x.xx
399   Retail - Motor vehicles and parts x.xx
400   Retail - Furniture and home furnishings x.xx
401   Retail - Electronics and appliances x.xx
402   Retail - Building material x.xx
403   Retail - Food and beverage stores x.xx
405   Retail - Gasoline stores x.xx
406   Retail - Clothing and accessories x.xx
407   Retail - Sporting goods x.xx
439   Other financial investment activities x.xx

478   Offices of physicians x.xx
479   Offices of dentists x.xx
480   Offices of other health practitioners x.xx
481   Outpatient care centers x.xx
482   Medical and diagnostic laboratories x.xx
483   Home health care services x.xx
485   Hospitals x.xx
486   Nursing and community care facilities x.xx
488   Individual and family services x.xx
490   Child day care services x.xx

398   Wholesale trade $xx,xxx
399   Retail - Motor vehicles and parts $xx,xxx
400   Retail - Furniture and home furnishings $xx,xxx
401   Retail - Electronics and appliances $xx,xxx
402   Retail - Building material $xx,xxx
403   Retail - Food and beverage stores $xx,xxx
405   Retail - Gasoline stores $xx,xxx
406   Retail - Clothing and accessories $xx,xxx
407   Retail - Sporting goods $xx,xxx
439   Other financial investment activities $xx,xxx

478   Offices of physicians $xx,xxx
479   Offices of dentists $xx,xxx
480   Offices of other health practitioners $xx,xxx
481   Outpatient care centers $xx,xxx
482   Medical and diagnostic laboratories $xx,xxx
483   Home health care services $xx,xxx
485   Hospitals $xx,xxx
486   Nursing and community care facilities $xx,xxx
488   Individual and family services $xx,xxx
490   Child day care services $xx,xxx

Household Income $

Less - Shelter Cost
 Taxes & Savings $

Total New Employees

New Household
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Figure 7 MPLAN Commercial Employee Generation 

 

New Sales is the value of goods and services purchased to produce salable products.  These purchases are 

allocated across industries and the local share is defined based on I/O calculations made by the IMPLAN 

model. 

Step 2 uses a separate allocation model to convert IMPLAN employee generation into employee 

generation rates by industry, occupation and county specific occupational pay rates; and from that, to 

quantify household generation and housing demand rates by income.  This is illustrated in Figure 8 

(below).   

The process involves conversion of IMPLAN industry sectors into NAICS (North American Industry 

Classification System) categories, and the conversion of NAICS categories into BLS Standard Occupational 

Classification (SOC) occupations.  The conversion is made by means of an IMPLAN template that relates 

IMPLAN industry sectors to four, five, or six-digit NAICS categories; and then relates NAICS categories to 

SOC occupations.  The conversion to occupational categories is made by means of staffing patterns from 

New Sales $

Local Spending $
(≈50%)

Non-Local Spending $
≈50%

398   Wholesale trade $xx,xxx
399   Retail - Motor vehicles and parts $xx,xxx
400   Retail - Furniture and home furnishings $xx,xxx
401   Retail - Electronics and appliances $xx,xxx
402   Retail - Building material $xx,xxx
403   Retail - Food and beverage stores $xx,xxx
405   Retail - Gasoline stores $xx,xxx
406   Retail - Clothing and accessories $xx,xxx
407   Retail - Sporting goods $xx,xxx
439   Other financial investment activities $xx,xxx

478   Offices of physicians $xx,xxx
479   Offices of dentists $xx,xxx
480   Offices of other health practitioners $xx,xxx
481   Outpatient care centers $xx,xxx
482   Medical and diagnostic laboratories $xx,xxx
483   Home health care services $xx,xxx
485   Hospitals $xx,xxx
486   Nursing and community care facilities $xx,xxx
488   Individual and family services $xx,xxx
490   Child day care services $xx,xxx

Implan 
Industry 
Spending 
Allocation

Number
of 

Employees
By

Industry

398   Wholesale trade x.xx
399   Retail - Motor vehicles and parts x.xx
400   Retail - Furniture and home furnishings x.xx
401   Retail - Electronics and appliances x.xx
402   Retail - Building material x.xx
403   Retail - Food and beverage stores x.xx
405   Retail - Gasoline stores x.xx
406   Retail - Clothing and accessories x.xx
407   Retail - Sporting goods x.xx
439   Other financial investment activities x.xx

478   Offices of physicians x.xx
479   Offices of dentists x.xx
480   Offices of other health practitioners x.xx
481   Outpatient care centers x.xx
482   Medical and diagnostic laboratories x.xx
483   Home health care services x.xx
485   Hospitals x.xx
486   Nursing and community care facilities x.xx
488   Individual and family services x.xx
490   Child day care services x.xx

Total New Employees
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the BLS Occupational Employment Statistics survey.  (This is the same methodology used by economists 

at the Utah Department of Workforce Services, to develop occupational employment estimates for Utah.)  

The industry-to-occupation classification is made at the Detailed (four digit) Occupation level.  Detailed 

Occupation is a defined term that refers to a hierarchy with 867 occupational categories (of which 821 are 

used in Summit and Wasatch Counties). 
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Figure 8 Convert IM
PLAN

 Em
ployees by Industry into Households by Incom

e 

 

H
ousehold generation rates are calculated at the line item

 level, as the quotient of num
ber of em

ployees and A
U

E household size.  (A
U

E household 

size is discussed in the next page).  H
ousehold pay rates are calculated as the product of the em

ployee pay rate and average em
ployees per 

household.  H
ousehold generation rates are calculated by sum

m
ing the num

ber of households that fall into each of the five em
ployee generation 

incom
e categories.   

Em
ployees 
by

O
ccupation

Add Pay
Rate $

Im
plan 

O
utput

M
anagem

ent
x.xx

B
usiness and Financial O

perations
x.xx

C
om

puter and M
athem

atical
x.xx

A
rchitecture and E

ngineering
x.xx

Life, P
hysical, and S

ocial S
cience

x.xx
C

om
m

unity and S
ocial S

ervice
x.xx

Legal
x.xx

E
ducation, Training, and Library

x.xx
A

rts, D
esign, E

ntertainm
ent, S

ports, M
edia

x.xx
H

ealthcare P
ractitioners and Technical

x.xx
H

ealthcare S
upport

x.xx
P

rotective S
ervice

x.xx
Food P

reparation and S
erving R

elated
x.xx

B
uilding and G

rounds M
aintenance

x.xx
P

ersonal C
are and S

ervice
x.xx

S
ales and R

elated
x.xx

O
ffice and A

dm
inistrative S

upport
x.xx

Farm
ing, Fishing, and Forestry

x.xx
C

onstruction and E
xtraction

x.xx
Installation, M

aintenance, and R
epair

x.xx
P

roduction
x.xx

Transportation and M
aterial M

oving
x.xx

$xx,xxx
$xx,xxx
$xx,xxx
$xx,xxx
$xx,xxx
$xx,xxx
$xx,xxx
$xx,xxx
$xx,xxx
$xx,xxx
$xx,xxx
$xx,xxx
$xx,xxx
$xx,xxx
$xx,xxx
$xx,xxx
$xx,xxx
$xx,xxx
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.x

x
$
x
x
,x

x
x

x
.x

x
$
x
x
,x

x
x

x
.x

x
$
x
x
,x

x
x

x
.x

x
$
x
x
,x

x
x

x
.x

x
$
x
x
,x

x
x

x
.x

x
$
x
x
,x

x
x

x
.x

x
$
x
x
,x

x
x

x
.x

x
$
x
x
,x

x
x

x
.x

x
$
x
x
,x

x
x

x
.x

x
$
x
x
,x

x
x

x
.x

x
$
x
x
,x

x
x

x
.x

x
$
x
x
,x

x
x

x
.x

x
$
x
x
,x

x
x

x
.x

x
$
x
x
,x

x
x

x
.x

x
$
x
x
,x

x
x

x
.x

x
$
x
x
,x

x
x

x
.x

x
$
x
x
,x

x
x

x
.x

x
$
x
x
,x

x
x

x
.x

x
$
x
x
,x

x
x

x
.x

x
$
x
x
,x

x
x

x
.x

x
$
x
x
,x

x
x

x
.x

x
$
x
x
,x

x
x

Extrem
ely Low

 Incom
e

Less Than 30%
 of A

M
I

xxx
Low

 Incom
e

30%
 to 50%

 of A
M

I
xxx

M
oderate Incom

e
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AUE HOUSEHOLD SIZE 

An AUE (affordable unit equivalent) is the unit of measure used by local governments for affordable 

housing analysis.  An AUE is a 900 square foot two-bedroom dwelling unit.  An AUE household, as defined 

for purposes of this analysis, has 1.59 workers and 2.33 persons.  (This is the regional average household 

size for two-bedroom units that have at least one worker.27)  

Household generation rates in this analysis are calculated based on AUE household size.  This means that 

household generation rates represent affordable housing demand expressed in terms of AUEs.  

IMPLAN GENERATION RATES AND CALCULATED REDUCTIONS 

IMPLAN is used to calculate baseline employee generation rates.  In certain instances, the baseline rates 

are reduced to account for characteristics of employee generation that do not contribute to added 

housing demand.  The generation and housing demand rate tables (Table 1 to Table 8) include these 

reductions.  The reductions are described in the following narrative and the amount of each reduction is 

shown in Table 13 at the end of this chapter. 

Reduction for non- local household and business spending:  employee generation is calculated in 

IMPLAN based on local spending (spending within the study area).  Household disposable income and 

business spending, which are the inputs to the model, include other categories of spending and out-of-

area purchases.  IMPLAN adjusts the inputs and calculates employee generation based on the local share 

(the local share is shown in Table 13 to Table 16).  The calculation is based on 2017 county specific data.   

Reduction for Summit County commuter employees:  the Summit County workforce is net in-

commuting – 18%28 of the workforce is nonresident, inbound commuters.  Employee generation is 

reduced to account for this.  The reduction is calculated by IMPLAN based on an adjustment to employee 

                                                           
27 AUE household size is calculated based on analysis of PUMS data – Public Use Micro Data Sample, US Census 
Bureau American Community Survey, 2011 – 2015 ACS Five-Year estimates.  PUMA 5001 and 13001 for Summit 
County and Wasatch County, respectively. 
28 The Summit County commuting rate is from U.S. Census LED on the Map, 2015 (the most recent year available) 
net inflow percent of total, all jobs.  Based on the same methodology this data source defines Wasatch County 
commuting as a net outflow. 
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compensation.29  No reduction is included for Wasatch County because the Wasatch County workforce is 

net out-commuting.   

Change in industry concentration:  some jobs created by new development will be filled by existing 

residents who are now employed in declining industries, and will move to jobs in growth industries, some 

of which are in new development job generation categories.  (This shift is what is referred to as a change 

in industry concentration – employment in some industries is permanently declining, and in others it is 

growing.)  A change in concentration means that some new development-generated jobs will be filled by 

existing residents who do not require workforce housing.  The change in concentration varies by property 

use because the industries that comprise job generation for each property use, vary.   The reduction is 

calculated as shown in the Technical Reference.  Because the unemployment rate, locally and statewide, 

is at a structural minimum and is effectively zero, this reduction accounts for all of the jobs assumed to 

be taken by existing residents. 

Duplicate impact assessment: the potential exists for a job generated by new developments to be 

counted twice – once as part of the residential employee generation rate and again as part of the 

commercial rate.  This is because a certain share of spending by residential development is counted as 

sales by local businesses (meaning that some component of residential employee generation is also 

included as part of jobs generated by commercial development.)  Residential spending – which is the basis 

for the overlap – is part of the local economy, although a relatively small part given the nature of a resort 

area where the commercial base and commercial growth is driven primarily by tourists and resort visitors.  

Sales to local residents likewise is a relatively small share of total commercial activity.  Although limited, 

the overlap potential does present an opportunity for duplication of a share of residential and commercial 

employee generation.   

The overlap potential exists primarily in Restaurant and Retail, which are categories with sales to residents 

for basic goods and services, entertainment, and restaurant meals.  The effect is limited for Hotel and 

Manufacturing – Hotel has limited occupancy by local residents, and Manufacturing has a comparatively, 

very low generation rate.  It is also limited for Professional Office (local spending supports a significant 

                                                           
29 This is the methodology recommended by IMPLAN.  The adjustment is made to employee compensation 
because, in the model, earnings (for resident or nonresident employees) are considered to be paid at the place of 
employment.  A reduction to employee compensation eliminates local spending by nonresident employees. 
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share of out of area sales), and Medical Office (a significant share of patients are nonresident, resort 

visitors).   

The commercial generation rates have been reduced by 15% – a rate estimated to account for the 

potential overlap.  The reduction is assigned to each property use category in proportion to the baseline 

generation rate for each category.  Restaurant and retail, which have the largest potential for duplication, 

are assigned an additional reduction of 20% each. 

No reduction for different categories of residential occupancy:  the types of occupancy for residential 

units in this area varies – full-time homes, seasonal occupancy, resort units that are vacant most of the 

year, seasonal rentals, managed units with periodic rentals (weekly, monthly, etc.), other periodic rentals 

(Airbnb and similar), homes that rent individual bedrooms, timeshares, five-star hotels with units owned 

by individuals, and other.  Each of these occupancies present different levels of service and potentially) 

different rates of job generation.  Occupancy can be changed at will and might be changed frequently 

from one year to the next.  Because most units are designed as conventional homes for full-time 

occupancy, and because occupancy is unconstrained, this analysis assumes full-time occupancy as a 

baseline, and does not estimate a reduction for other occupancy types.  In effect this is a compromise 

between managed, service intensive units which have higher than average employee generation, and 

lower intensity owner maintained primary homes.  Also, this is consistent with public-sector land-use 

regulation, which is not adjusted based on an estimate of current or future occupancy.   

Employee generation is based on direct, indirect, and induced job generation:   the purpose of an 

I/O analysis is to capture the full effect of an economic impact.  In this case – job generation – the full 

effect includes direct, indirect and induced new employment.  (This nomenclature is explained as part of 

the discussion of IMPLAN and I/O methodology, beginning on page 31.)  These are three discrete impacts 

that are separately quantified, and are each, tied to a specific economic activity – new development.  For 

this reason, all three are included as part of the job generation effect of new development.   
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The em
ployee generation reductions discussed in this section are sum

m
arized in the follow

ing table:  

Table 10 Em
ployee G

eneration Rate Reductions 

Sum
m

it County

Park City A
rea Residential D

evelopm
ent (rater per 100 D

U
)

96.5
-8.9%

87.9

Snyderville Basin A
rea Residential D

evelopm
ent (rater per 100 D

U
)

64.1
-8.6%

58.6

Eastern Sum
m

it County Residential D
evelopm

ent (rater per 100 D
U

)
35.5

-8.5%
32.5

Professional O
ffice (em

ployees per 1,000 sq. ft.)
3.1

-13.9%
-2%

2.6
M

edical O
ffice (em

ployees per 1,000 sq. ft.)
4.5

-35.4%
-4%

2.7
Restaurant (em

ployees per 1,000 sq. ft.)
6.3

-1.0%
-25%

4.7
Retail (em

ployees per 1,000 sq. ft.)
2.7

-1.2%
-22%

2.1
H

otel (em
ployees per room

)
0.6

-1.8%
0%

0.6
M

anufacturing (em
ployees per 1,000 sq. ft.)

1.9
-5.3%

-1%
1.8

W
asatch County
H

eber City A
rea Residential D

evelopm
ent (rater per 100 D

U
)

34.4
-8.4%

31.5
M

idw
ay City A

rea Residential D
evelopm

ent (rater per 100 D
U

)
54.2

-8.6%
49.6

O
ther W

asatch County Residential D
evelopm

ent (rater per 100 D
U

)
29.9

-8.6%
27.3

Professional O
ffice (em

ployees per 1,000 sq. ft.)
3.0

-9.2%
-3%

2.6
M

edical O
ffice (em

ployees per 1,000 sq. ft.)
5.0

-8.5%
-4%

4.4
Restaurant (em

ployees per 1,000 sq. ft.)
6.4

-23.5%
-25%

3.3
Retail (em

ployees per 1,000 sq. ft.)
2.7

-9.6%
-22%

1.8
H

otel (em
ployees per room

)
0.6

-21.7%
-1%

0.5
M

anufacturing (em
ployees per 1,000 sq. ft.)

--
 -- 

0%
0.0

N
et Generation 

Rate
(as show

n in the 
generation and 

dem
and rate 

tables)

REDU
CTIO

N
S TO

 EM
PLO

YEE GEN
ERATIO

N
 RATES

Reductions to Account for Characteristics of Em
ployee Generation That Do N

ot Result in Added Housing Dem
and

A
 reduction to each 

com
m

ercial generation 
rate, calculated by 

IM
PLA

N
, based on  an 

adjustm
ent to em

ployee 
com

pensation (the 
IM

PLA
N

 recom
m

ended 
m

ethodology).

Sum
m

it County 
Com

m
uter Em

ployees

Baseline 
Em

ployee 
Generation Rate

Change in 
Industry 

Concentration

Duplicate 
Im

pact 
Assessm

ent
N

on-local
Spending

Calculated by 
IM

PLA
N

 as part of 
the baseline 

em
ployee 

generation rates

N
o com

m
uter em

ployee 
adjustm

ent – W
asatch 

County is net out-
com

m
uting.

 

x 
Baseline Em

ployee Generation Rates are the rates calculated by IM
PLA

N
 (show

n in Table 13 and Table 14). 

x 
The Change in Industry Concentration and Duplicate Im

pact Assessm
ent are calculated as show

n in the Technical Reference. 

x 
O

ther reductions are described earlier in this section. 
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IV. QUANTITATIVE ANALYSIS 

This section details the calculation methodology for residential and commercial generation rates.   

Table 11 to Table 14 show calculation of the residential rates. The next two tables (Table 15 and Table 16) 

show calculation of the commercial rates.  Table 17 shows an abbreviated example of IMPLAN output (the 

example is for Midway City residential employee generation).  Table 18 and Table 19 show an example of 

IMPLAN output summarized by NAICS industry categories and standard (SOC) occupational categories.  

There are references in this chapter to IMPLAN. IMPLAN is the economic modeling software used to 

calculate the employee generation rates in this study.  IMPLAN is described beginning on page 31. 

This chapter includes tables for both Summit and Wasatch Counties.  Although the narrative refers to the 

Summit County tables, it applies also to the Wasatch County tables, which (except as noted) can be 

interpreted in exactly the same way. 

QUANTITATIVE ANALYSIS FOR RESIDENTIAL GENERATION RATES 

The IMPLAN input for residential generation rates is income available for expenditures (household 

disposable income).  This is calculated as shown in Table 11 (below).  Income for expenditures is defined 

based on the NIPA30 definition of disposable income, which is gross income less federal and state taxes, 

FICA and savings.  In Table 11, income for expenditures (Park City example) is 39% of Gross Income.  Gross 

income is estimated as a function of housing cost and is calculated as Total Annual Housing Cost divided 

by 30%.  (30% is a standard estimating assumption for housing cost as a percent of income.)  In the table, 

housing cost is the sum of (annualized) Mortgage Payment, Property Tax, Homeowner’s Insurance, 

Utilities Expense, and Homeowners Association Fees.  The mortgage payment is derived from 

Representatives Sales Price based on mortgage calculation assumptions shown in the table.  (The housing 

price-based approach to income is discussed on page 29.) 

Table 13 is a summary of the IMPLAN generation rate calculation.  Household Income Available for 

Expenditures and Gross Income are from Table 11.  IMPLAN Output – Local Share of Income Available for 

Expenditures and IMPLAN Output – Employee Generation are calculated by IMPLAN. The Reduction for 

                                                           
30 National Income and Product Accounts. 
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Changing Industries is described in the section on rate reductions beginning on page 39.  Employees by 

Income Category is calculated by a separate allocation model, developed specifically for this purpose.  (The 

income categories are from Table 26 and Table 27.) 
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Table 11 Household Incom
e Available for Expenditures – IM

PLAN
 Input – Sum

m
it County 

Representative Sales Price - M
arket Rate Residential N

ew
 D

evelopm
ent

$1,149,000 
$745,000 

$385,000 

M
ortgage

D
ow

n paym
ent

20%
20%

20%

Loan A
m

ount
$919,200 

$596,000 
$308,000 

Interest Rate (fixed)
4.50%

4.50%
4.50%

Term
30

30
30

M
ortgage Paym

ent - per m
onth

$4,657 
$3,020 

$1,561 

O
ther Shelter Cost

Property Tax %
 Sales Price (prim

ary)
0.475%

0.475%
0.475%

H
om

eow
ner's Insurance (per m

onth)
$431

$279
$144

U
tilities Expense (per m

onth)
$275 

$275 
$275 

H
om

eow
ner's A

ssoc. Fees (per m
onth)

$551 
$286 

$33 

Total A
nnual H

ousing Cost
$76,430 

$49,861 
$25,988 

 Incom
e Required to Support Purchase Price

Shelter Cost %
 of Incom

e
30%

30%
30%

G
ross Incom

e
$254,766 

$166,205 
$86,628 

Incom
e A

vailable for Expenditures

G
ross Incom

e Less:

Federal Tac
20%

20%
15%

State Tax
5%

5%
5%

FICA
7.65%

7.65%
7.65%

Personal Savings
5.86%

5.86%
5.86%

Total
39%

39%
34%

 Incom
e A

vailable for Expenditures
$156,655 

$102,199 
$57,599 

IM
PLAN

 IN
PU

T
Sum

m
it County Residential Developm

ent - Household Incom
e Available 

for Expenditures
Park City

Snyderville 
Basin

Eastern Sum
m

it 
County
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Table 12 Household Incom
e Available for Expenditures – IM

PLAN
 Input – W

asatch County 

Representative Sales Price - M
arket Rate Residential N

ew
 D

evelopm
ent

$401,500 
$624,950 

$492,000 

M
ortgage

D
ow

n paym
ent

20%
20%

20%

Loan A
m

ount
$321,200 

$499,960 
$393,600 

Interest Rate (fixed)
4.50%

4.50%
4.50%

Term
30

30
30

M
ortgage Paym

ent - per m
onth

$1,627 
$2,533 

$1,994 

O
ther Shelter Cost

Property Tax %
 Sales Price (prim

ary)
0.475%

0.475%
0.475%

H
om

eow
ner's Insurance (per m

onth)
$151

$234
$185

U
tilities Expense (per m

onth)
$275 

$275 
$275 

H
om

eow
ner's A

ssoc. Fees (per m
onth)

$82 
$200 

$245 

Total A
nnual H

ousing Cost
$27,524 

$41,879 
$34,723 

 Incom
e Required to Support Purchase Price

Shelter Cost %
 of Incom

e
30%

30%
30%

G
ross Incom

e
$91,745 

$139,598 
$115,743 

Incom
e A

vailable for Expenditures

G
ross Incom

e Less:

Federal Tac
15%

20%
20%

State Tax
5%

5%
5%

FICA
7.65%

7.65%
7.65%

Personal Savings
5.86%

5.86%
5.86%

Total
34%

39%
39%

 Incom
e A

vailable for Expenditures
$61,001 

$85,839 
$71,170 

M
idw

ay City
O

ther W
asatch 

County

IM
PLAN

 IN
PU

T
W

asatch County Residential Developm
ent - Household Incom

e Available 
for Expenditures

Heber City
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Table 13 Sum
m

ary of IM
PLAN

 Calculation – Sum
m

it County Residential Developm
ent 

Em
ployees generated by developm

ent of 100 m
arket rate residential units 

H
ousehold Incom

e A
vailable for Expenditures

$156,655
$102,199

$57,599

IM
PLA

N
 Input - Incom

e per 100 D
w

elling U
nits

$15,666,000 
$10,220,000 

$5,760,000 

G
ross Incom

e (per 100 dw
elling units)

$25,476,555
$16,620,461

$8,662,780

IM
PLA

N
 O

utput - Share of Incom
e Spent Locally

$8,337,420 
$5,696,764 

$3,146,352 

%
 of G

ross Incom
e

33%
34%

36%

IM
PLA

N
 O

utput -  Em
ployee G

eneration
96.5

64.1
35.5

Reduction for Change in Industry Concentration
-8.9%

-8.6%
-8.5%

N
et Em

ployee G
eneration

87.9
58.6

32.5

Em
ployees By Incom

e Category (H
U

D
 one person household)

Less Than 30%
 of A

M
I

Less than $21,700
11.1 

7.0 
3.7 

30%
 to 50%

$21,700 to $36,200
49.3 

32.5 
18.2 

50%
 to 80%

$36,200 to $47,600
11.8 

7.9 
4.4 

Sub-total
72.3 

47.4 
26.4 

Em
ployees W

ho Earn N
o M

ore Than 80%
 of M

edian Incom
e

72%
47%

26%

80%
 to 120%

$47,600 to $86,856
12.5 

9.0 
5.0 

M
ore than 120%

 A
M

I
M

ore than $86,856
3.1

2.1
1.1

Total
87.9

58.6
32.5

SU
M

M
ARY O

F EM
PLO

YEE GEN
ERATIO

N
 CALCU

LATIO
N

Sum
m

it County Residential Developm
ent

Park City
Snyderville 

Basin
Eastern Sum

m
it 

County

 

x 
%

 of Gross Incom
e is the share of household incom

e used for local expenditures.  It is calculated as the quotient of IM
PLAN O

utput – Share of 

Incom
e Spent Locally and Gross incom

e.  IM
PLAN

 O
utput is calculated by IM

PLA
N

 as direct output.  Direct output is a function of Household 

Incom
e Available for Expenditures from

 Table 11. 

x 
N

ote that the Snyderville Basin D
evelopm

ent Code utilizes the H
U

D
 definitions of Extrem

ely Low
 Incom

e, Very Low
 Incom

e and Low
 Incom

e 

rather than calculated values of 30%
, 50%

 and 80%
 of area m

edian incom
e (A

M
I).  The effect is that the H

U
D

 Low
 Incom

e category for 

Sum
m

it County has incom
e lim

its that are less than 80%
 of A

M
I.  For W

asatch County the Extrem
ely Low

 Incom
e category has incom

e lim
its 

that are higher than 30%
 of A

M
I.  For consistency, this report uses the H

U
D

 defined incom
e lim

its in place of the calculated values. 
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Table 14 Sum
m

ary of IM
PLAN

 Calculation – W
asatch County Residential Developm

ent 

Em
ployees generated by developm

ent of 100 m
arket rate residential units 

H
ousehold Incom

e A
vailable for Expenditures

$61,001
$85,839

$71,170

IM
PLA

N
 Input - Incom

e per 100 D
w

elling U
nits

$6,100,000 
$8,584,000 

$7,117,000 

G
ross Incom

e (per 100 dw
elling units)

$9,174,517.86 
$13,959,824.67 

$11,574,253.52 

IM
PLA

N
 O

utput - Share of Incom
e Spent Locally

$2,685,528 
$3,848,971 

$3,191,185 

%
 of G

ross Incom
e

29%
28%

28%

IM
PLA

N
 O

utput -  Em
ployee G

eneration
34.4

54.2
29.9

Reduction for Change in Industry Concentration
-8.4%

-8.6%
-8.6%

N
et Em

ployee G
eneration

31.5
49.6

27.3

Em
ployees By Incom

e Category (H
U

D
 one person household)

Less Than 30%
 of A

M
I

Less than $15,350
 -- 

 -- 
 -- 

30%
 to 50%

$15,350 to $25,550
13.2 

21.3 
11.7 

50%
 to 80%

$25,550 to $40,900
11.7 

17.9 
9.9 

Sub-total
24.9 

39.2 
21.6 

Em
ployees W

ho Earn N
o M

ore Than 80%
 of M

edian Incom
e

25%
39%

22%

80%
 to 120%

$40,900 to $61,350
4.6 

7.2 
3.9 

M
ore than 120%

 A
M

I
M

ore than $61,350
2.0

3.2
1.8

Total
31.5

49.6
27.3

M
idw

ay City
O

ther W
asatch 

County

SU
M

M
ARY O

F EM
PLO

YEE GEN
ERATIO

N
 CALCU

LATIO
N

W
asatch County Residential Developm

ent
Heber City
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Q
U

A
N

TITA
TIV

E A
N

A
LYSIS FO
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O

M
M

ERCIA
L G

EN
ERA

TIO
N

 R
A

TES 

Table 15 and Table 16 show
 calculation of the com

m
ercial generation rates.  The IM

PLA
N

 input for each property use is Estim
ated Sales, w

hich 

IM
PLA

N
 uses as the basis to calculate local business spending.  Estim

ated Sales for each property use category is derived from
 U

rban Land Institute 

data, proprietary local inform
ation m

ade available for this study, lodging industry reports, and w
eb research.  For context, Table 24 in the Technical 

Reference show
s a com

parison of com
m

ercial generation rates in this study, against rates calculated for other localities. 

Table 15 Sum
m

ary of IM
PLAN

 Calculation – Sum
m

it County Com
m

ercial Developm
ent 

Em
ployees generated by 1,000 square feet of m

arket rate com
m

ercial developm
ent (hotel is per room

)

IM
PLA

N
 Input - Estim

ated Sales per 1000 sq. ft. (hotel is per room
)

$211,904
$360,987

$289,430
$321,733

$53,872
$170,000

IM
PLA

N
 O

utput

Local Share of Business Purchases (IM
PLA

N
 RPC)

69%
55%

44%
66%

55%
31%

Em
ployee G

eneration
3.1

4.5
6.3

2.7
0.6

1.9

N
et Em

ployee G
eneration

Reduction for Change in Industry Concentration
-14%

-35%
-1%

-1%
-2%

-5%

Reduction for Potential D
uplicate Im

pact A
ssessm

ent
-2%

-4%
-25%

-22%
0%

-1%

N
et Em

ployee G
eneration

2.6
2.7

4.7
2.1

0.6
1.8

Em
ployees By Incom

e Category (H
U

D
 one person household)

Less Than 30%
 of A

M
I

Less than $21,700
0.1 

0.1 
1.9 

0.0 
0.1 

0.0 

30%
 to 50%

$21,700 to $36,200
0.8 

1.4 
2.1 

1.6 
0.4 

0.8 

50%
 to 80%

$36,200 to $47,600
0.3 

0.5 
0.4 

0.3 
0.1 

0.3 

Sub-total
1.2 

2.0 
4.5 

1.9 
0.5 

1.2 

80%
 to 120%

$47,600 to $86,856
1.1

0.4
0.2

0.1
0.1

0.5

M
ore than 120%

 A
M

I
M

ore than $86,856
0.2

0.3
0.0

0.0
0.0

0.1

Total
2.6

2.7
4.7

2.1
0.6

1.8

SU
M

M
ARY O

F EM
PLO

YEE GEN
ERATIO

N
 CALCU

LATIO
N

Sum
m

it County Com
m

ercial Developm
ent

Professional 
O

ffice
M

edical 
O

ffice
Restaurant

Retail
Hotel

M
anufacturing

 

x 
Local Share of Business Purchases is a num

ber com
parable to the residential, share of disposable incom

e spent locally, (%
 of Gross Incom

e in  

Table 13 and Table 14).  It is calculated by IM
PLA

N
 as the aggregate regional purchase coefficient (RPC) for each property use.  The RPC 

represents the local share of business purchases, w
hich is the basis for calculating com

m
ercial em

ployee generation.     
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x 
N

ote as regards the incom
e categories in the table on the previous page that the Snyderville Basin D

evelopm
ent Code utilizes the H

U
D

 

definitions of Extrem
ely Low

 Incom
e, Very Low

 Incom
e and Low

 Incom
e rather than calculated values of 30%

, 50%
 and 80%

 of area m
edian 

incom
e (A

M
I).  The effect is that the H

U
D

 Low
 Incom

e category for Sum
m

it County has incom
e lim

its that are less than 80%
 of A

M
I.  For 

W
asatch County the Extrem

ely Low
 Incom

e category has incom
e lim

its that are higher than 30%
 of A

M
I.  For consistency, this report uses the 

H
U

D
 defined incom

e lim
its in place of the calculated values. 

Table 16 Sum
m

ary of IM
PLAN

 Calculation – W
asatch County Com

m
ercial Developm

ent 

Em
ployees generated by 1,000 square feet of m

arket rate com
m

ercial developm
ent (hotel is per room

)

IM
PLA

N
 Input - Estim

ated Sales per 1000 sq. ft. (hotel is per room
)

$149,940
$360,987

$222,861
$259,299

$40,040
N

A

IM
PLA

N
 O

utput

Local Share of Business Purchases (IM
PLA

N
 RPC)

50%
42%

37%
53%

45%
0%

Em
ployee G

eneration
3.0

5.0
6.4

2.7
0.6

--

N
et Em

ployee G
eneration

Reduction for Change in Industry Concentration
-9%

-9%
-24%

-10%
-22%

 -- 

Reduction for Potential D
uplicate Im

pact A
ssessm

ent
-3%

-4%
-25%

-22%
-1%

 -- 

N
et Em

ployee G
eneration

2.6
4.4

3.3
1.8

0.5
--

Em
ployees By Incom

e Category (H
U

D
 one person household)

Less Than 30%
 of A

M
I

Less than $21,700
 -- 

 -- 
 -- 

 -- 
 -- 

 -- 

30%
 to 50%

$21,700 to $36,200
0.3 

1.0 
2.7 

1.2 
0.3 

 -- 

50%
 to 80%

$36,200 to $47,600
1.0 

2.3 
0.4 

0.5 
0.1 

 -- 

Sub-total
1.3 

3.3 
3.1 

1.7 
0.4 

 -- 

80%
 to 120%

$40,900 to $61,350
0.9

0.8
0.1

0.1
0.0

--

M
ore than 120%

 A
M

I
M

ore than $61,350
0.5

0.2
0.0

0.0
0.0

--

Total
2.6

4.4
3.3

1.8
0.5

--

SU
M

M
ARY O

F EM
PLO

YEE GEN
ERATIO

N
 CALCU

LATIO
N

W
asatch County Com

m
ercial Developm

ent
Hotel

M
anufacturing

Professional O
ffice

M
edical 

O
ffice

Restaurant
Retail
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EXAMPLE IMPLAN OUTPUT 

Table 17 Example IMPLAN Output – Midway City Residential Employee Generation 

Restaurant 6.5
Retail Retail - Building material and garden equipment and supplies stores 0.3

Retail - Clothing and clothing accessories stores 0.3
Retail - Electronics and appliance stores 0.2
Retail - Food and beverage stores 2.1
Retail - Furniture and home furnishings stores 0.2
Retail - Gasoline stores 0.6
Retail - General merchandise stores 1.4
Retail - Health and personal care stores 0.3
Retail - Miscellaneous store retailers 1.0
Retail - Motor vehicle and parts dealers 0.7
Retail - Nonstore retailers 1.0
Retail - Sporting goods, hobby, musical instrument and book stores 0.3

Retail Total 8.4
Office Accounting, tax preparation, bookkeeping, and payroll services 0.5

Advertising, public relations, and related services 0.2
Architectural, engineering, and related services 0.2
Funds, trusts, and other financial vehicles 0.4
Legal services 0.2
Management consulting services 0.4
Monetary authorities and depository credit intermediation 0.5
Nondepository credit intermediation and related activities 0.2
Other financial investment activities 1.9
Real estate 4.8
Specialized design services 0.1
Services to buildings 1.4
Other Office 3.1

Office Total 14.1
Lodging 0.1
HealthCare Offices of physicians 0.8

Offices of dentists 0.7
Offices of other health practitioners 1.1
Other Healthcare 3.1

HealthCare Total 5.7
Personal and Household ServicesPrivate households 0.0

Landscape and horticultural services 0.7
Personal care services 1.8
Other personal services 1.2
Personal and household goods repair and maintenance 0.3
Other Services 1.3

Personal and Household Services Total 5.2
Education Child day care services 0.3

Elementary and secondary schools 0.5
Other Education 0.5

Education Total 1.3
Government Local Government 0.5

Federal and State Government 0.1
Government Total 0.6
Farming, Ranching, Forestry 0.2
All Other Transportation 0.7

Wholesale trade 1.0
Construction 0.7
Fitness and Recreation 0.8
Religious organizations 0.8
Community food, housing, and relief services 0.2
Grantmaking, giving, social advocacy organizations 0.1
All Other 2.3

Other Total 6.5
Grand Total 48.6

EXAMPLE IMPLAN OUTPUT
Midway City Residential Employee Generation

Number of 
Employees
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The example IMPLAN output on the previous page (Table 17) illustrates the aggregation and level of detail 

provided by IMPLAN.  It is this output that is converted by the allocation model, into number of employees 

and number of employee households, by affordable housing income category.  (The sample IMPLAN 

output is necessarily abbreviated and grouped by general category because the full output has 536 lines 

– too large to display in the report.)   

Table 18 and  Table 19 show another example of IMPLAN output – in this case summarized by NAICS 

industry category, and occupation.  

Table 18 Example IMPLAN Output by NAICS Category – Summit County residential development 

Construction 1.0 0.7 0.4

Manufacturing 0.1 0.1 0.0

Wholesale Trade 1.5 1.0 0.6

Retail Trade 17.4 11.3 6.6

Transportation & Warehousing 1.7 1.0 0.6

Information 1.4 1.0 0.6

Finance & Insurance 5.6 5.0 2.4

Real Estate & Rental 4.3 3.1 2.4

Professional- Scientific & Technical Services 5.0 3.2 1.7

Management Of Companies 0.8 0.6 0.3

Administrative & Waste Services 3.2 2.1 1.1

Educational Services 3.5 1.9 1.0

Health & Social Services 11.8 7.6 4.1

Arts,  Entertainment & Recreation 2.8 2.3 0.9

Accommodation & Food Services 15.5 9.7 5.2

Other Services, Except Public Administration 11.2 7.2 4.0

Government 0.6 0.5 0.3

Other 0.4 0.3 0.2

Total 87.9 58.6 32.5

EXAMPLE IMPLAN OUTPUT BY NAICS INDUSTRY CATEGORY
Summit County Residential Development

Park City Snyderville Basin
Eastern 

Summit County
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Table 19 Example IMPLAN Output by Occupation (SOC) – Summit County Residential Development 

Management 3.8 2.6 1.5

Business and Financial Operations 4.0 3.2 1.7

Computer and Mathematical 1.4 1.1 0.6

Architecture and Engineering 0.3 0.2 0.1

Life, Physical, and Social Science 0.2 0.1 0.1

Community and Social Service 0.9 0.6 0.3

Legal 0.7 0.3 0.2

Education, Training, and Library 3.1 1.7 0.8

Arts, Design, Entertainment, Sports, and Media 1.6 1.1 0.6

Healthcare Practitioners and Technical 4.4 2.9 1.6

Healthcare Support 2.5 1.6 0.9

Protective Service 0.7 0.5 0.3

Food Preparation and Serving Related 15.2 9.7 5.2

Building and Grounds Cleaning and Maintenance 3.7 2.4 1.4

Personal Care and Service 6.6 4.4 2.2

Sales and Related 13.6 9.2 5.3

Office and Administrative Support 14.2 9.7 5.5

Farming, Fishing, and Forestry 0.3 0.2 0.1

Construction and Extraction 0.9 0.6 0.4

Installation, Maintenance, and Repair 3.1 2.2 1.4

Production 1.4 0.9 0.5

Transportation and Material Moving 5.2 3.4 1.9

Total 87.9 58.6 32.5

EXAMPLE IMPLAN OUTPUT BY OCCUPATION (SOC)
Summit County Residential Development Eastern 

Summit CountySnyderville BasinPark City
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V. TECHNICAL REFERENCE 

This chapter provides additional detail, to supplement the explanation of certain aspects of the employee 

generation rate calculations. 

There are references in this chapter to IMPLAN. IMPLAN is the economic modeling software used to 

calculate the employee generation rates in this study.  IMPLAN is described beginning on page 31. 

RESIDENTIAL UNIT REPRESENTATIVE SALES PRICES 

Residential employee generation rates are calculated by IMPLAN based on household disposable income, 

and more specifically, the share of disposable income spent locally.  Disposable income derives from 

household gross income, which in turn is estimated based on residential unit sales price.  Representative 

sales prices are calculated for three political units in each county (Park City, Snyderville Basin and Eastern 

County for Summit County; and Heber City, Midway and all other areas of the county for Wasatch County).  

Price in each assessment district is 201731 median, closed sale price for the combined MLS areas that make 

up the district.  Sales prices are based on single family and townhouse units (the specific unit type is given 

by the MLS listing).  The following table shows the median prices on which the IMPLAN residential 

employee generation calculations are based 

Table 20 Summary of MLS Sales Price by Area 

2017 (Jan. to Oct.) 2016 2015 2014
Area

Park City $1,149,000 $953,500 $845,500 $828,000

Snyderville Basin $745,000 $681,500 $574,000 $540,000

All Other Summit County $385,000 $363,000 $290,750 $285,000

Heber City $401,500 $355,200 $335,500 $305,000
Midway $624,950 $670,000 $680,000 $680,000
All Other Wasatch County $492,000 $465,000 $425,000 $404,086

Count 1,687 1,904 1,787 1,682

Median Closed Sales Price - All Residential Sales

SUMMARY OF MLS SALES PRICE BY AREA

 
Source – Park City Board of Realtors Multiple Listing Service data, provided by Mountainlands community housing 
trust. 

 

                                                           
31 Median price is based on January to October sales, which, at the time this report was drafted, was the most 
current data available. 
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CALCULATION OF THE REDUCTION FOR CHANGE IN INDUSTRY CONCENTRATION 

A change in industry concentration refers to a shift, over time, of jobs in declining industries to jobs in 

growth industries.  By definition, the shift occurs among employed, (and assumed to be) locally domiciled 

area residents, so the effect is that some new jobs (some of the jobs generated by new development) will 

be filled by existing area residents, which will reduce net employee generation, and accordingly, reduce 

employee housing demand.  Although the underlying generation rates remain unchanged, the actual 

impact of new development is reduced.  This reduction accrues to both residential and commercial 

development because, for every property use, job generation consists of employment in many different 

industry categories, and each of these categories are capable of experiencing the shift.  (For the same 

reason, the percent change for a given industry can be different across different property use categories, 

because employee generation rates by industry differ for each property use category.) 

This change in concentration is a trend that shows up in the generation rate tables.  Compare, for example, 

the employee generation rates for restaurant, retail or medical office, in Summit County versus Wasatch 

County (Table 3 as an example).  There is a noticeable difference in the employee generation rates for 

these categories.  Some of that is explained by a difference in the actual employee generation rate, but 

much of it is due to a change in concentration.  As an example, notice in Table 21 that Summit County 

healthcare is a growth industry and that it is estimated to account for 49.3% of overall job growth between 

2017 and 2022.  This means that many (roughly half) of healthcare jobs will be filled by presently employed 

area residents moving into a growth industry, and for this reason the effective job generation rate for 

Summit County medical office is reduced.  This is apparent in Table 3 – the Summit County rate is 2.7, 

compared to the much higher rate of 4.4 and was such County.  (The Wasatch County shift, not show, is 

about 9% – much lower than the Summit County rate, so the Wasatch County medical office job 

generation rate is necessarily much higher.) 
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The industry change calculation is illustrated in the next two tables.  It is based on current and projected 

2022 employment, by industry, from EMSI data, provided by the Summit County Office of Economic 

Development.  Table 21 shows which industries are estimated to experience the largest share of projected 

total job growth.   

Table 21 Change in Industry Concentration 

Agriculture, forestry, fishing and hunting 95 113 0.3% 0.3% 0.0% 5.0
Mining, quarrying, and oil and gas extraction 41 38 0.1% 0.1% (0.0%) -9.0
Utilities 50 51 0.2% 0.1% (0.0%) -6.3
Construction 1,838 2,004 6.1% 5.9% (0.3%) -87.7  --  -- 
Manufacturing 797 928 2.7% 2.7% 0.1% 20.6 20.6 3.9% 
Wholesale trade 191 229 0.6% 0.7% 0.0% 12.1 12.1 2.3% 
Retail trade 3,853 4,335 12.9% 12.7% (0.2%) -51.1  --  -- 
Transportation and warehousing 479 569 1.6% 1.7% 0.1% 23.7 23.7 4.5% 
Information 392 466 1.3% 1.4% 0.1% 19.6 19.6 3.7% 
Finance and insurance 550 632 1.8% 1.9% 0.0% 5.4 5.4 1.0% 
Real estate and rental and leasing 1,520 1,688 5.1% 5.0% (0.1%) -41.9  --  -- 
Professional and technical services 1,813 2,174 6.1% 6.4% 0.3% 110.3 110.3 20.9% 
Management of companies and enterprises 286 370 1.0% 1.1% 0.1% 44.5 44.5 8.4% 
Administrative and waste services 1,124 1,259 3.8% 3.7% (0.1%) -19.5  --  -- 
Educational services 539 612 1.8% 1.8% (0.0%) -1.3  --  -- 
Health care and social assistance 1,663 2,152 5.6% 6.3% 0.8% 259.0 259.0 49.1% 
Arts, entertainment, and recreation 3,885 4,309 13.0% 12.7% (0.3%) -111.8  --  -- 
Accommodation and food services 6,387 7,116 21.4% 20.9% (0.5%) -153.2  --  -- 
Other services, except public administration 1,333 1,549 4.5% 4.6% 0.1% 32.5 32.5 6.2% 
Government 3,068 3,440 10.3% 10.1% (0.1%) -51.0  --  -- 
Total 29,903 34,033 100.0% 100.0% 0.0% 0.0 527.7 100.0%

NAICS Industry
2017 
Jobs

2022 
Jobs

2017 
Share

CHANGE IN INDUSTRY CONCENTRATION
Summit County - 2017 to 2022

2022 
Share

2017 to 2022 
Change in Share

Changing 
Industries

Growth 
Industries

Growth Industries 
% of Total

 

Table 21 shows the change in concentration. Table 22 shows how that shift affects the aggregate job 

generation rate – in this case, Park City is used as an example.  (Note that the change in concentration is 

calculated at the county level because job growth is projected at the county level.  The county level change 

in concentration is then applied to each sub-county residential assessment district, and each commercial 

property use category.)   
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Table 22 Aggregate Change in Industry Concentration 

Construction 1.2%  --  -- 
Manufacturing 0.1% 3.9% 0.0% 
Wholesale trade 1.7% 2.3% 0.0% 
Retail trade 20.0%  --  -- 
Transportation and warehousing 1.9% 4.5% 0.1% 
Information 1.6% 3.7% 0.1% 
Finance and insurance 6.4% 1.0% 0.1% 
Real estate and rental and leasing 4.9%  --  -- 
Professional and technical services 5.7% 20.9% 1.2% 
Management of companies and enterprises 0.9% 8.4% 0.1% 
Administrative and waste services 3.7%  --  -- 
Educational services 4.0%  --  -- 
Health care and social assistance 13.5% 49.1% 6.6% 
Arts, entertainment, and recreation 3.2%  --  -- 
Accommodation and food services 17.7%  --  -- 
Other services, except public administration 12.8% 6.2% 0.8% 
Government 0.7%  --  -- 
Total 100.0% 100.0% 8.9% 

NAICS Industry

AGGREGRATE CHANGE IN INDUSTRY CONCENTRATION
2017 to 2022 - Park City Example

Jobs by Industry  
(percent of total)

% of Total

Distribution of 
Job Growth

"Shift Share" 
jobs

 

x “Shift Share” Jobs refer to jobs that will be filled by a change in industry concentration – existing 

employees moving out of declining industries into growth industries.  The total reduction to the Park 

City job generation rate is estimated to be 8.9%.  The reduction consists primarily of jobs in 

Healthcare (6.6%), Professional Services (1.2%), and Other Services (0.8%). 

x Industries that show 0% Distribution of Job Growth are projected to be those with declining 

employment (those that will supply employees to growth industries). 
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CALCULATION OF THE REDUCTION FOR DUPLICATE IMPACT ASSESSMENT 

The Duplicate Impact Assessment refers to the potential for a job generated by new development to be 

counted twice – once as part of the residential employee generation rate and again is part of the 

commercial rate.  (See the discussion on page 40.)  The potential for overlap exists primarily in restaurant 

and retail – which are categories with sales to local residents for basic goods and services, entertainment, 

and restaurant meals – but a rate reduction is calculated for all commercial property uses. 

The rate reduction is estimated and is calculated as follows.  The calculation is informed by the intention 

to implement conservative estimating assumptions. 

Table 23 Commercial Development Duplicate Impact Assessment 

Summit County
Professional Office 3.1 16% 2.4%  -- 2.4% 
Medical Office 4.5 23% 3.5%  -- 3.5% 
Restaurant 6.3 33% 5.0% 20.0% 25.0% 
Retail 2.7 14% 2.1% 20.0% 22.1% 
Hotel 0.6 3% 0.5%  -- 0.5% 
Manufacturing 1.9 10% 1.5%  -- 1.5% 
Total 19.1 100% 15.0% 55.0%

Wasatch County
Professional Office 3.0 17% 2.5%  -- 2.5% 
Medical Office 5.0 28% 4.2%  -- 4.2% 
Restaurant 6.4 36% 5.4% 20.0% 25.4% 
Retail 2.7 15% 2.3% 20.0% 22.3% 
Hotel 0.6 4% 0.5%  -- 0.5% 
Manufacturing  --  --  --  --  -- 
Total 100% 15.0% 55.0%

15% Baseline 
Reduction

Additional 
Reduction for 
Basic Goods 
and Services Total

Job Generation 
Rate 

(unadjusted)
Jobs Share of 

Total

COMMERCIAL DEVELOPMENT REDUCTION FOR DUPLICATE IMPACT ASSESSMENT

 

x A baseline adjustment of 15% is proportionately assigned to each business category based on 

relative employee generation rates. 

x An additional 20% reduction is assigned to Restaurant and Retail, as an estimate to account for a 

larger than average share of sales to local residents. 
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The follow
ing table show

s com
parative com

m
ercial developm

ent em
ployee generation rates.  The rates are based on regional averages, a local 

survey, ITE trip generation data, and U
.S. Energy Inform

ation A
dm

inistration data.  The purpose of the table is to give context to the rates estim
ated 

in this analysis, and it show
s the rates in this analysis are sim

ilar to rates calculated for other jurisdictions. 

Table 24 Com
parative Em

ployee G
eneration Rates 

Sum
m

it County
W

asatch County

Professional O
ffice (em

ployees per 1,000 sq. ft.)
2.6

2.6
2.9

3.3
2.2

M
edical O

ffice (em
ployees per 1,000 sq. ft.)

2.7
4.4

4.1
2.1

Restaurant (em
ployees per 1,000 sq. ft.)

4.7
3.3

4.2
1.8

Retail (em
ployees per 1,000 sq. ft.)

2.1
1.8

2.1
1.8

2.0
1.0

H
otel (em

ployees per room
)

0.6
0.5

0.6
0.5

0.6
0.4

M
anufacturing (em

ployees per 1,000 sq. ft.)
1.8

 -- 
1.7

1.8
N

A

CO
M

PARATIVE CO
M

M
ERCIAL EM

PLO
YEE GEN

ERATIO
N

 RATES

Rates Published by 
U

.S. Energy 
Inform

ation 
Adm

inistration

Rates Calculated 
Based on 

Transportation Trip 
Rates (ITE)

Local Survey 
Inform

ation 
(proprietary)

Average of 
Selected W

estern 
Resorts &

 Cities

Rates This Analysis
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IMPLAN COMMERCIAL PROPERTY USE CATEGORIES 

IMPLAN industry sectors are different from standard NAICS industry categories and as part of this analysis, 

each IMPLAN sector was assigned to a NAICS category, and in turn assigned to an employee generation 

category.  The following table shows IMPLAN sectors which comprise each employee generation 

commercial property use category. 

Table 25 IMPLAN Sectorss That Comprise Employee Generation Property Types 

Professional 436 Other financial investment activities
Office 448 Accounting, tax preparation, bookkeeping, and payroll services

454 Management consulting services
455 Environmental and other technical consulting services

Medical 475 Offices of physicians
Office

Restaurant 501 Full-service restaurants

Retail 400 Retail - Food and beverage stores
403 Retail - Clothing and clothing accessories stores
397 Retail - Furniture and home furnishings stores
406 Retail - Miscellaneous store retailers

Hotel 499 Hotels, Motels, Resorts

Manufacturing 394 Miscellaneous manufacturing

Employee Generation 
Property Type

IMPLAN SECTORS USED FOR EMPLOYEE GENERATION PROPERTY TYPES

Implan Sector
Number and Name
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The follow
ing tw

o tables show
 em

ployee generation incom
e categories.  The first four categories are H

U
D

 incom
e lim

its.  The last category is 

defined for this analysis and is calculated based on the sam
e m

ethodology as is used for the H
U

D
 categories.  Incom

e lim
its for a one-person 

household are used for em
ployee generation rates.  Incom

e lim
its for a three-person household are used for household generation rates.   

Table 26 Sum
m

it County 2017 HU
D Incom

e Lim
its 

1
2

3
4

5
6

Extrem
ely Low

 Incom
e (less than 30%

 of A
M

I)
$21,700

$24,800
$27,900

$31,000
$33,500

$36,000

V
ery Low

 Incom
e (50%

 of A
M

I)
$36,200

$41,400
$46,550

$51,700
$55,850

$60,000

Low
 Incom

e (80%
 of A

M
I)

$47,600
$54,400

$61,200
$68,000

$73,450
$78,900

M
edian Incom

e (A
M

I)
N

A
N

A
N

A
$103,400

N
A

N
A

120%
 of M

edian incom
e (not H

U
D

)
$86,856

$99,264
$111,672

$124,080
$134,025

$143,969

HU
D IN

CO
M

E LIM
ITS

Sum
m

it County 2017
Persons in Fam

ily

 

Table 27 W
asatch County 2017 HU

D Incom
e Lim

its 

1
2

3
4

5
6

Extrem
ely Low

 Incom
e (less than 30%

 of A
M

I)
$15,350

$17,550
$20,420

$24,600
$28,780

$32,960

V
ery Low

 Incom
e (50%

 of A
M

I)
$25,550

$29,200
$32,850

$36,500
$39,450

$42,350

Low
 Incom

e (80%
 of A

M
I)

$40,900
$46,750

$52,600
$58,400

$63,100
$67,750

M
edian Incom

e (A
M

I)
N

A
N

A
N

A
$73,000

N
A

N
A

120%
 of M

edian incom
e (not H

U
D

)
$61,350

$70,125
$78,900

$87,600
$94,650

$101,625

Persons in Fam
ily

HU
D IN

CO
M

E LIM
ITS

W
asatch County 2017

 

x 
These tw

o tables show
 H

U
D

 incom
e lim

its.  In Sum
m

it County the H
U

D
 defined incom

e lim
it for Low

 Incom
e households is 65.8%

 of A
M

I.  In 

W
asatch County the H

U
D

 defined incom
e lim

it for Extrem
ely Low

 Incom
e households is 33.7%

 of A
M

I.  
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ECONOMIC IMPACT ANALYSIS AND THE IMPLAN MODEL32 

The theoretical underpinnings of Input-output (I-O) modeling are based on the notion of inter-industry 

transactions: industries use the products of other industries to produce their own products.  This approach 

allows one to estimate the number of goods and services (and employees) from other sectors (input) 

required to produce goods and services in the sector of analysis (output).  The combined effect across all 

sectors can be summed to calculate a total economic impact.  In IMPLAN, total impact consists of direct, 

indirect and induced effects which together drive total employee generation. 

The IMPLAN model is an industry-standard I-O model based on I-O data from the US National Income and 

Product Accounts from the Bureau of Economic Analysis.  The model contains 536 industry sectors based 

on the NAICS industry classification system.  The model is considered static because the impacts for a 

given scenario are estimates of the indirect and induced impacts for a one-year period of time. 

The IMPLAN model contains two components: the descriptive model and the predictive model.  The 

descriptive model maps the economy within the region of analysis using a series of accounting tables that 

trace flows of funds (dollars) between purchasers and producers.  The descriptive model includes 

IMPLAN’s Social Accounting Matrices.  The household institution spending patterns are used in this 

analysis to calculate spending, and employee generation, attributable to new development at various 

household income levels. 

The predictive model contains a set of multipliers that can be used to analyze the changes in final demand 

and their subsequent ripple effects throughout the study area.  These ripple effects – inter- business sales 

and purchases, and the induced impact of increased labor income – are often larger than the initial direct 

effect, as recipients of the initial payments spend a portion of the funds, and the recipients of the new 

funds spend a portion of the funds as well, and so on and so forth.  These effects are reported in terms of 

value added to the economy (GDP), taxes, and jobs.  Employment estimated through the IMPLAN model 

includes all full-time, part-time, and temporary jobs. 

                                                           
32 Excerpt from NASA 2017 SBIR/STTR Economic Impact Report. 



Jeremy/ Geoff, 

Since the recent UDOT presentation I’ve had neighbors discuss with me a few of the same concerns that 
UDOT should be aware of.   

First, this is the third round of comments being requested for the bypass project, will the previous 
comments (from the planning study) be used and considered for the EIS project or do the same 
comments need to be submitted for a second or third time? 

Second, public input and comments were requested after the first Bypass open house in 2018. In 
February of 2019 the entire re-routing of Highway 189 was unveiled to the public including the large 
roundabout concept that, as you know, shocked most Heber residents that saw it. In the April public 
meeting which was held after the rerouting of Highway 189 and roundabout concept were unveiled, we 
asked what previous public comments were considered that suggested this concept. We were told by a 
UDOT official that the rerouting and roundabout concept were due to a citizen comment that suggested 
keeping the Sewer Fields intact (which comment came from a closed meeting with UDOT rep Bri 
Binnabose and Dennis Gunn, a citizen that is local government employee).  

The concern from our neighbors and myself at that time and it’s resurfacing, is that the previous public 
input and comments were not valued or used by UDOT in the planning study. Will UDOT listen and make 
any changes due to the input from citizens or is the comment process just a formality? 

On a personal note, I have read he changes in the Final Planning Study that were a result of the public 
input and having the 4 local residents included in the Stakeholder group is also evidence of seeking more 
public input. However, there is still a lot of distrust regarding the entire EIS project and bypass project in 
general.  

My suggestion is that UDOT publicly states that all previously submitted comments from the Planning 
Study will be used in the EIS process, in addition to the new comments that are submitted. 

I think this will help to heal the distrust that our neighborhood members have around the project.. 

Let me know how I can help in the process.  

 

Brady 
435-817-3879 
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Utah Reclamation Mitigation & Conservation Commission 
230 South 500 East Suite 230 Salt Lake City, UT 84102-2045 

Phone: (801) 524-3146 – Fax: (801) 524-3148 

COMMISSIONERS 
Brad T. Barber, Chair 

Robert L. Morgan 
Gene Shawcroft 

 
 
 

September 22, 2020 

Utah Department of Transportation 
Heber Valley Corridor EIS 
c/o HDR, Inc. 
2825 W Cottonwood Parkway #200 
Salt Lake City, UT 84121 
 

Subject: Comments on Heber Valley Corridor EIS and Provo River Restoration Project 

Dear Heber Valley Corridor Team: 

As you proceed with scoping and gathering information for the upcoming planning and National 
Environmental Policy Act process for the proposed Heber Valley Corridor, I provide the following 
preliminary comments for your consideration. 

The United States, acting through the U.S. Bureau of Reclamation and the Utah Reclamation Mitigation 
and Conservation Commission, owns and manages over 1,500 acres of land in Wasatch County adjacent 
to and including the Provo River between Jordanelle Dam and Deer Creek Reservoir. This property is 
known as the Provo River Restoration Project (PRRP), which was implemented as partial mitigation for 
impacts of the Central Utah Project (CUP) on fish and wildlife resources and habitats. The PRRP is a 
significant and essential component of the CUP and is renown nationally for its vital fish and wildlife, 
community, and recreational resources.  

Obviously, direct impacts on the PRRP are incompatible with those purposes and would not be allowed. 
However, we also request that indirect impacts on the PRRP be addressed in the EIS, as impacts to 
wildlife from highways and attendant appurtenances have been shown to extend greater than 0.5 miles 
from the highway.  

I appreciate the opportunity to make you aware of this federal property and project as you initiate 
planning and an EIS for the Heber Valley Corridor. Please contact me at the letterhead address if you 
have any questions.  

Sincerely, 

 

 
Mark A. Holden 
Executive Director 
 
ec: Kent Kofford, U.S. Bureau of Reclamation, Provo Area Office 
 Reed Murray, U.S. Department of the Interior, CUPCA Office 
 

MARK 
HOLDEN 
(Affiliate)

Digitally signed by 
MARK HOLDEN 
(Affiliate) 
Date: 2020.09.22 
16:34:41 -06'00'
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Red Ledges
•

A
nnexed into H

eber City in 2007
•

Recorded
firstplatin

O
ctober2007

and
began

selling
•

Provided for 1370 units, M
aster Plan &

 Prelim
inary Plat 

granted 1210
•

Construction:
•

260
hom

esbuilt
•

76 approved/U
nder Construction

•
29

in
planning

stages
•

A
lm

ost$3.5M
paid

in
property

taxesin
2019

•
A

pproxim
ately 125 em

ployees at peak season
•

V
ery

low
 im

pacton
schools &

 H
eber City

services



Interlocal A
greem

ent
•

Betw
een Red Ledges (RL), H

eber City, W
asatch County, and 

Tw
in Creeks SSD

•
Signed in 2007

•
A

llow
ed for the annexation of RL into H

eber City and 
w

ater/sew
er to be served by Tw

in Creeks
•

RL to provide:
•

$4,500,000 M
itigation Fee to W

asatch County
•

$1,000,000 fee tow
ards Center St renovation

•
Parcel for Fire Station

•
Bypass Road (built by each ow

ner)
•

Easem
entthrough

Stone Creek/lotpurchase
•

400
A

cresofopen
space

•
Public trails

•
Public

park



Bypass Road
 –

V
icinity M

ap



Bypass Road-2019 A
m

endm
ent

•
Extension signed in 2019

•
Required to finish road by M

ay 30, 2021
•

O
ther requirem

ents:
–

Surety bond for the am
ount ofthe road &

 park
–

Construction of the public park area including trails
–

Red Ledges w
ill m

aintain public trails
–

O
pen

space easem
ent to be com

pleted



Bypass Road-Review
•

O
ur engineer has been w

orking w
ith City Engineer on 

plans for the Bypass Road
•

A
bout 260 hom

es built out of 1210 approved units in Red 
Ledges

•
City and other landow

ners haven’t built their portions of 
the road

•
Expensive road that w

on’t be used at this point
•

M
aintenance/degradation starts im

m
ediately w

hen built



Q
uestions?

w
w

w
.RedLedges.com
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Richard and Linda Turner                                                                               24 September 2020 
1677 Edwards Ln 
Heber City, Utah 84032 
rlturner@aaahawk.com 
435-654-2068 
 
To:  Heber Valley Corridor EIS 
       c/o HDR 
       2825 E Cottonwood Parkway #200 
       Salt Lake City, UT 84121 
 
Re:  Heber Valley Corridor Environmental Impact Statement 
  
To those concerned: 
 
We are writing to express our environmental concerns involving the “B” route option in the west 
segment of the proposed Heber Valley Corridor bypass road. We are requesting that these concerns be 
addressed in the Heber Valley Corridor Environmental Impact Statement (EIS). 
 
1. Our home/property and the home/property of several neighbors would be very near or abutting the 
proposed “B” route option. This would be much noisier for us and would adversely impact our air 
quality, privacy, and general well-being than would the “A” route option. 
 
2. We and our neighbors have individual wells that supply our culinary water, Could heavy road 
construction just a few hundred feet from our wells adversely affect our water quality and safety? 
 
3. We routinely see (and hear!) sandhill cranes, Canada geese, deer, ducks, mourning doves, other small 
animals and birds, and even the occasional moose or fox on or near our property. Many of these 
animals/birds have migratory routes and use “edge” habitat for nesting and cover such as exists on the 
west side of the Heber Valley Special Service District (HVSSD) farm adjacent to or near our and our 
neighbors’ property. Those migratory routes and that edge cover would be altered or destroyed if route 
B were the chosen option rather than route A. 
 
4. If route B were to include the massive, proposed roundabout (the “B2” option), significant open 
space would be lost. This great cost to Heber Valley, so that, essentially, the pass-through RV driver or 
trucker (who has no interest or investment in Heber Valley) could save a minute or two on his/her way 
to somewhere else. 
 
We understand that route option A has environmental impacts too. However, the route is already there. 
Yes, it would need to be widened, and that would affect the HVSSD farm, but people and wildlife are 
already used to it, and it seems to us to have fewer impacts than option B, especially for us and our 
neighbors (who are part of “the environment”).   
 
 
Thank you for your consideration. 
 
 
Richard and Linda Turner 
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Dear UDOT & Road Reviewers,  
 
I, Emilee King, have lived on Southfield Road since 1995 and currently live at 1277 Southfield 
Road, Heber Ut. I have been VERY concerned about the bypass for the past 25 years and it’s 
efficacy and efficiency. Please consider our – Kody & Emilee King’s- concerns with the proposed 
bypass.  
 

1- The bypass was initially proposed to be on the east side of town on Mill Road- a road 
that parallels Heber main street. This previous plan would bypass Heber City efficiently. 
This plan was changed for the personal benefit of many council members at the time 
per their homes on Mill Road. The conversation shifted to the west side of town and 
over the last 25 years Heber City & County have been taking land from developers for 
the bypass. The current proposed plan does not bypass Heber City but follows an 
obscure route through the West side of town through the land they’ve secured for 
themselves. This route is extremely inconvenient for anyone trying to bypass Heber City 
and the route would take longer than the current road- not just mileage but also the 
90* turns, stop lights & stop signs.  

2- The sewer fields were condemned for the purpose of irrigation for a sewer system for 
Heber Valley Residents. It seems with the increased population in Heber and the 
proposed 50% increase by 2050 that the sewer fields would need to be expanded not 
reduced in size. We believe this has been largely overlooked and will be unrecoverable if 
not investigated properly. Additionally, the land was taken from farmers for the sewer 
fields and paid for by the government. Switching the purpose of this land would be 
unjust and grounds for a lawsuit by those that were pushed off their farms.   

3- In their existence the sewer fields are home to migratory birds- specifically sandhill 
cranes and geese. The proposed bypass would destroy their nesting grounds and disrupt 
their life cycle.  

4- The expansion of the Heber City Airport has recently been lumped into the bypass 
conversation. This is very surprising consider the overwhelming abhorrence Wasatch 
County residents have for a larger airport. We feel our nearly unanimous vote has been 
unconscionably overlooked.  

5- Lastly, in the several different renditions of the proposed bypass our home has been 
destroyed by the bypass- in one literally having a roundabout resting on top of our 
home. Would our land be condemned like the farmers from the sewer fields? Would it 
too be adjusted per the personal interest of Heber City Council members?  

We know you have much to consider and appreciate you adherence to the law and Wasatch 
County Residents best interest. We trust you will change the route of the bypass due to these 
and other compelling reasons.  
-Kody & Emilee King 
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