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Recommendation  
Utah Open Lands (UOL) has requested additional funds to help close their fundraising 
gap necessary to finalize the purchase of Armstrong Snow Ranch Pasture (Exhibit I). 
UOL’s request is time sensitive due to an impending property closing deadline of June 
30, 2019. UOL’s request is for an additional $550,000. 
 
Upon receipt of UOL’s request and given the interest to support and protect the 
Armstrong Snow Ranch Pasture (ASRP), the Mayor requested staff prepare a public 
hearing at the next regularly scheduled Council meeting to gauge community support.  
 
In order to prepare for the public hearing, staff has provided a brief history of the 
property and financial analysis to assist with Council’s consideration. 
 
Executive Summary 
As a result of a UOL’s request to provide additional financial support, staff researched a 
variety of financial strategies to help identify potential sources of funding for 
consideration. Staff evaluated additional operating and capital budget cuts, utilization of 
reserves, and paying the $550,000 over a longer period of time.  
 
Last year, Park City voters overwhelmingly approved the $48 million Treasure 
Hill/Armstrong Snow Ranch Pasture Open Space Bond by 78%, which anticipated a 
contribution of up to $3 million for the ASRP. UOL is concerned that they will not secure 
and protect the ASRP despite the $3 million pledge by Park City’s voters. 
 
In February, in order to secure and protect Treasure Hill, staff issued General Obligation 
(GO) and Sales Tax Bonds. Fortunately, the bond premium, principal and interest rates 
outperformed financial estimates. The result: PCMC only borrowed $44 million, and not 
the $45 million initially projected for Treasure Hill. Thus, property taxpayers are paying 
less than estimated when they voted to protect Treasure Hill and ASRP. After 
maintaining the $3 million pledge, an additional $1 million in bond authorization remains 
available to draw upon. 
 
For this reason, staff recommends granting UOL’s financial request and utilizing 
part of the existing the $1 million in additional bond authorization, rather than 
additional budget cuts or reserves. Staff noted the following: 

 Strong Voter Support – Public support to protect Treasure Hill and ASRP was the 
highest ever for an open space initiative in Park City – 78% voter approval; 

 Overall Financial Strength – favorable principal, premium, and interest rates 
resulted in only $44 million borrowed, not $45 million;  



 Eliminates Development Potential – a majority of the property allows for 1/3 acre 
development lots, which could result in approximately 48 single family homes and 
the loss of the City’s only private working agricultural land; and 

 COSAC Priority Property – the Armstrong properties were consistently rated as a 
high priority acquisition target by the Citizens Open Space and Advisory Committee.   

 Low Taxpayer Impact – $550,000 to secure the property in perpetuity has a small 
taxpayer impact (only $2.20 per year to a primary resident who owns a home with a 
taxable value of $800,000). 

 

 
 
Background 
In 2009, Park City, in conjunction with UOL, acquired 136 acres known as Armstrong 
Open Space. The property sits at the head of Thaynes Canyon, is home to the popular 
Armstrong Trail, and most commonly is seen along the fairway of the 5th hold on the 
Park City Municipal Golf Course. 
 
On July 12, 2018, UOL presented City Council with the ASRP open space preservation 
plan, which consisted of 19 acres of additional land owned jointly by Kerry Armstrong 
and Herb Armstrong, located near Thaynes Canyon Drive.  
 
The property’s conservation value was determined to be $16 million, by Cushman & 
Wakefield, a professional appraiser. Conservation value is determined by noting the 
difference between the market value before the easement ($17,575,000) and the land 
value after the easement ($920,000). (See Below chart) 
 

 
 



After a $10 million donation by the Armstrong’s, the total cost of the ASRP protection 
project was $6 million. The project breakdown: 

 UOL requested the City match up to $3 million;   

 UOL would raise the remaining $3 million via private funding 
 
If protected, the City would receive fee title to 5 additional acres of dedicated open 
space, as well as preserve the remaining 14 acres in a conservation easement in 
partnership with UOL. 
 
Accordingly, on July 19, 2018, staff requested Council consider the proposed options 
and the financial implications of combining the Treasure Hill bond initiative with the 
ASRP. Ultimately, Council directed staff to prepare an Election Resolution for $48 
million for a combined bond, to be placed on the November 2018, ballot.  
The ballot initiative passed by an unprecedented 78%, and in February, the City closed 
on the Treasure Hill portion of the 2019 GO and Sales Tax Revenue bonds. This 
enabled the City to formally protect Treasure Hill in March 2019. 
 
The City went through an extensive budget process to keep the GO portion of the bonds 
as low as possible. Funding strategies included deferring and de-obligating funded 
capital projects, utilizing the additional resort community sales tax 2017 and 2019 
bonds, dedicating sales of asset proceeds and year-end revenues over expenditures, 
as well as the planned $45 million 2019 GO bond proceeds including potential bond 
premium.  
 
The $45 million Treasure Hill portion of the GO bonds were sold at a true interest rate of 
2.47%, far exceeding the conservative 2.8% estimate used to calculate the annual 
property owner’s tax payment. Based on all allocated funding sources for the $64 million 
Treasure Hill acquisition and estimated cost for any trail, trailhead, or 
environmental/conservation protection or remediation costs, with bond premiums, 
sufficient funds were in place to reduce the GO principal amount from $45 million to $44 
million.  
 
It was estimated that the owner of the average primary residence, with a taxable value 
of $800,000, would pay an estimated $194.00 per year if the bonds were issued for $48 
million. Due to lower rates and premiums, taxpayers will pay less than the estimated 
$194.00 per year on the bonds.  
 
The remaining GO bond authorization was anticipated to be $3 million, and would 
match funding from UOL fundraising to acquire ASRP. By reducing the principal amount 
from $45 to $44 million on the 2019 GO Bond issuance, the City has $1 million in 
additional authorization remaining in the voter-approved GO bond. 
 
The additional GO bond authorization will remain effective for up to ten years, and bond 
proceeds are limited exclusively to the purchase and protection of Treasure Hill and 
ASRP. 
 
 
 



Analysis  
ASRP Includes 19 acres owned by two parts of the Armstrong family and represents the 
only remaining private working agricultural pastures within City limits. The property has 
significant scenic, wildlife and agricultural value. Further, public access in the form of 
recreational trails is contemplated should the property be preserved.  

 
Staff has provided a link to the current UOL webpage: https://utahopenlands.org/snow-
ranch-pastures/ 
 
Current Funding Gap from UOL 
The total cost for acquiring the open space and conservation is $6 million. The current 
funding gap is $1,103,929. UOL’s request is approximately 50% of the current shortfall. 
  

 
 

Impact to the taxpayer of a $550,000 incremental contribution 
Because the Treasure Hill bond was issued for less than $45 million due to the excellent 
interest rate and bond premium, the taxpayer will still pay less than was originally 
forecasted, even if Council determines to contribute an additional $550,000. 
 
For example, the taxpayer owning a primary residence valued at the average taxable 
value of $800,000 will pay an additional $2.20 per year to cover the $550,000.  
 
As a result, staff recommends securing the ASRP property. 
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