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REQUEST FOR QUALIFICATIONS AND STATEMENT OF INTEREST 

The State of Utah, School and Institutional Trust Lands Administration (“Trust”) has a master 
planned, mixed-use community, located along I-15 at mile post 2 known as the South Block (See 
Figure 2).  The South Block property is located within the St. George city limits and is generally 
described and bound by the Sun River development on the West; the Arizona border on the 
South; the Fort Pierce Industrial Park on the North; and the Desert Canyon development on the 
East.  The total acreage for the parcel is approximately 6,800 acres.  This parcel is by far the 
largest development parcel in Washington County, and one which past and present Trust Lands 
staff have dedicated a significant amount of time and effort to plan and design.    
 
The topography of the South Block is unique to Southern Utah and is characterized by the White 
Dome to the east of the property; a large overlook mesa to the Northwest of the property and a 
significant drainage basin, or flatlands, to the Southwest where three washes, the Atkinville, 
Mokaac, and Lizard converge to cross I-15. 
 
This RFQ will be looking for a development partner for the 992 +/- acres in the south west 
corner of the master plan known as the Flatlands (see Figure 1) 
 
INTENT 
The Trust is soliciting statements of interest and qualifications for purchase and/or development 
of the Project.  The purpose of this request is to allow the Trust to ascertain the experience, 
compensation structure, and resource commitment of developers interested in working with the 
Trust.  Substance in the response will carry more weight than form or manner of presentation. 
 
The Trust anticipates selecting a master developer and entering into a contract wherein the 
selected developer will provide all resources to execute a phased development plan that is largely 
in conformance with past planning and the vision of the Trust Lands.  It is intended that the 
selected developer will implement the development plan in a phased approach that responds to 
market conditions and results in a high quality, balanced mixed-use community.   
 
The Trust anticipates preference for a transaction in which the Trust will act as a non-
subordinated land partner in a development-lease structure.  In this scenario, the selected 
developer would bring all capital and operate as either i) a “land developer” intending to 
wholesale “ready to build” lots to builders; ii) a “land developer-builder” selling buildings at 
retail; or iii) a combination of i and ii. 
 
Compensation structures to the Trust should reflect the level at which the developer intends to 
operate.  The Trust desires to be compensated at a gross price point so it will not be obligated to 
audit developer expenses.  The Trust encourages additional and/or other compensation structures 
that could include performance-based bonus payments, profit participation and percentage rents 
of revenue-producing improvements. 
 
REQUEST 
The Trust requests statements of interest and qualifications from developers to implement the 
Project.  In their statements of interest and qualifications, developers are encouraged to provide 
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their views on the viability of the current master plan and to propose alternatives if such would 
improve the development of the community and the Trust’s economic returns. 
 
EXPECTATION 
The Trust anticipates a high-quality mixed-use master planned community to be developed on 
the Project.  It is expected that this project will generally conform to preliminary design 
guidelines that have been formulated by the Trust in conjunction with the outside planning firm 
of AECOM.   
 
TIMING 
The Trust expects to enter into negotiations with one or more qualified developers, depending on 
the nature of qualifications and statements received.  The Trust expects to conclude a 
development lease, development agreement or purchase agreement in the summer of 2016 with 
the selected developer.  At that time, the selected developer would assume full responsibility for 
the completion of the Project.   
 
 

PROPERTY AND DISCLOSURES 
 
The following information about the Project, including disclosures, is believed to be accurate but 
is not warranted by the Trust.  The information, in this document and separate files on the Trust’s 
website, is presented for convenience only and may not represent the true conditions of the 
property.  It is the developer’s responsibility to collect and use the correct information for its 
statement of interest. 
 
LOCATION 
The Project is located along I-15 in the southern portion of the City of St. George (see Figure 1), 
within Sections 25, 26, 35 and 36, Township 43 South, Range 16 West, SLB&M, Washington 
County, Utah.   
 
GENERAL DESCRIPTION 
The Project is located on varying terrain ranging from flat to undulating which encompasses a 
series of valleys and small hills suitable for development.  It is characterized by 3 major washes 
– the Lizard, the Mokaak and the Atkinville.   As part of the construction of the Southern 
Parkway in 2007 and 2008 all 3 washes were realigned and armored preparatory to development.   
 
MASTER CONCEPT PLAN AND VISION 
 
Mixed-use zoning was approved by the St. George City Council in February 2007, on 
approximately 516 acres around the new Milepost 2 interchange.    The Master Land Use Plan 
for the entire remaining South Block parcel was adopted by the St George City Council in May 
2007 as an amendment to their General Plan.  Zoning will still be required on the approximately 
6,300 acres for the portions of the South Block that have Master Plan approval. 
 
Planning efforts have included multiple stakeholders with a vested interest and or/impact 
resulting from the development of the South Block.  The Trust has and continues to work 
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cooperatively with the stakeholders to meet the challenges encountered when implementing such 
a large project through seeking “win-win” solutions. Trust staff is committed to the vision that 
the South Block be developed to its highest and best use, which includes maximizing value 
yields of all land available for development within the South Block parcel. 
 
One of the major value added components of the South Block development are its access to the 
parcel with the completion of the Milepost 2 interchange on I-15.  This access not only provides 
convenient ingress/egress and high visibility to commercially zoned sites at all four corners of 
the interchange, it is also the connection to the Southern Parkway, the major West to East arterial 
connector in the South Block.  The Southern Parkway generally curves to the South and parallels 
the Arizona border where it intersects River Road (Exit 4).  River Road is the South to North 
arterial connector for the parcel.  The Southern Parkway continues to the East and gradually 
curves north to the parcel's Eastern boundary (Exit 5) and continues through the Desert Canyon 
development, with access provided to the new St. George City Airport at Exit 7. 
 
Outside of the Milepost 2 interchange, five additional interchanges are planned along the 
Southern Parkway in phases 1 and 2, which open up and give the development areas within the 
South Block exceptional access to major transportation routes.  Additional arterials and collector 
routes have been planned throughout the development parcels in a cohesive way to work with 
existing topography while maximizing the development potential of each parcel. 
 
Additional value added improvements to the transportation infrastructure include utilities for city 
services that will benefit the entire South Block development area.  Four water tanks are 
currently planned for culinary water and will likely be expanded include additional secondary 
water tanks to provide pressurized irrigation for commercial and residential development.  As 
part of the Milepost 2 Interchange and Southern Parkway construction, a main reuse permanent 
waterline was constructed in the right of way paralleling the Southern Parkway to Exit 4.  The 
adjoining landowner to the east will extend the reuse waterline through its property in the future.  
The water from this line was used for grading of SITLA pad sites and construction of the 
Southern Parkway.  In the future, the water will be used for irrigation of residential, commercial 
and public landscaping.  The cost for this line has been shared by UDOT, St George City, and 
SITLA.  This is a major benefit to the future of the development of the South Block as the cost 
for reuse water is approximately one third the cost of culinary water.  The Washington County 
Water Conservancy District (WCWCD) will eventually provide a thirty-six inch secondary water 
line to parallel this current line for growth in the South Block and other areas, including our 
Warner Block parcel. 
 
Currently the Trust is planning an engineering the construction of an 18 inch culinary trunk 
water line to service the Master plan area.  It is anticipated that construction of the line will be 
complete by January 1 2017.   
 
 
PROPERTY DISCLOSURES 
The Project encompasses the areas 4 and 5 on the South Block Master Plan known as the 
“Flatlands”. 
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Acreage – The Project has 992 +/- acres. 

Entitlements – To date the subject 992 acres +/- has been annexed into the City of St. George 
and has been adopted into their general plan for the uses and densities as depicted in exhibit.  
Final zoning will need to be obtained for all future development.   

Soils – No preliminary or final soils investigation have been completed on the subject parcel.   
 
IMPROVEMENTS 
 
Most of the backbone infrastructure has been installed along the Southern Parkway with 
appropriate stubs for ancillary development (See Figure 3).   The Trust anticipates completing 
needed infrastructure improvements across the Atkinville Wash in the north west portion of the 
RFQ area.    The selected developer will then be responsible for supplying all future onsite and 
offsite improvements related to the finishing of the Project.  The Trust expects interested 
developers to perform their own investigations regarding all aspects of the Project, including 
requirements and opportunities for all future onsite and offsite infrastructure and amenities.  The 
Trust anticipates that the statements of interest will highlight the developer’s thoughts about the 
following improvements: 
 
Access – The City’s Transportation Master Plan defines the major collector and arterial roads.  
Interested developers should give thought to layout of future neighborhood collector systems and 
how they will relate to planned major roads and collectors both inside and adjoining the master 
plan area.   Included in the traffic analysis should be a minimum of 2 bridge structures to gain 
access to the subject parcel.   A master traffic study has been completed for the entire master 
plan area and is available upon request.   
 
Culinary Water – Culinary water for this project will be obtained from the municipal water 
system of the City of St. George.   Interested developers should give consideration to how future 
development will tie into existing infrastructure.  Careful analysis will also need to be 
undertaken to ascertain the community’s water storage and pressure capabilities in conjunction 
with the existing master utility study.   

Parks and Trails – The master plan for the South Block anticipates a well-planned system of 
parks and trails that complement the City of St. George vision for open space.  The developer 
will be responsible for the design and construction of neighborhood trail systems and parks 
throughout the Project. 
 
Sanitary Sewer –The developer will be responsible to install all future sanitary sewer 
improvements in accordance with respective standards of the municipality in the master plan 
area and in conjunction with the master utility study.   
 
Storm Drainage –Major storm drainage and hydrology studies for the parcel have already been 
completed.  It is anticipated that the future developer will refine future drainage studies to match 
the vision and impact of any and all future development.   
 
 
PROPERTY CONDITION 
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The subject area is in a mostly raw, ungraded state.  There are however modifications that have 
been completed surrounding the major washes and drainages as previously mentioned.  
 
DEVELOPER OBLIGATIONS 
The developer selected to develop the Project will be responsible for all aspects of the Project 
including future capital investment, full execution of the Project including obtaining all further 
City approvals, resolving any offsite and onsite issues including utilities, and performing all 
additional testing, engineering, planning, marketing, construction, and managing of contractors.  
Furthermore it is anticipated that the selected development partner will adhere to design 
guidelines preliminarily set for the project as a whole and subject to Trust approval.   
 
ADDITIONAL INFORMATION 
Additional information about the Project is located on the following websites: 

 Trust Documents –  http://trustlands.utah.gov/business-groups/property-planning-
development/request-for-proposals/.  Check the website for updated information before 
submitting your qualifications and statement of interest. 

 City Documents – City development code, as well as land use and transportation maps 
and plans:  http://www.sgcity.org/ 

 Other Questions –Contact Kyle Pasley at 435-652-2950 or kylepasley@utah.gov.  
Information in response to questions will be posted on the website. 

  
 Pre Submission Meetings – Trust staff will be available the week of January 25-29, 2016 

for private tours of the property by interested individuals.  Please call 435-652-2950 to 
set appointment times.   
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SUBMISSION REQUIREMENTS 
 
Any developer wishing to receive consideration should submit the following: 
Substance in the response will carry more weight than form or manner of presentation. 
A. Qualifications 

1. History – The Trust seeks to partner with experienced real estate developers.  Provide 
background information such as a brief history of the developer, years in business and 
any other information communicating capabilities including numbers of master-planned 
residential land/lots developed and sold, and of commercial and/or industrial land 
developed and leased or sold. 

2. Personnel – Identify and provide resumes for all principals and key personnel who will be 
involved with the Trust.  Provide contact information for the primary individual(s) 
representing the developer. 

3. Relevant Developer Experience – An overview of large-scale mixed-use project 
experience over the last 10 years.  The overview should outline the type(s) of transaction, 
position in the transaction(s) and the services provided by the principals and key 
personnel identified above. 

4. References – Names and contact information for at least 3 current or recent-past 
references to demonstrate general professional integrity and reputation of the developer 
held within the business/public community. 

5. Financials1 – The Trust seeks to partner with well capitalized developers.  Provide the 
following financial information for the developer: 
 The guarantee relationship that will exist between the development entity and its 

sponsors or participants if the entity undertaking the development will be specifically 
formed for this Project or represents a subsidiary or joint venture. 

 Provide the following information for the development entity or, in the case of a 
specifically formed company, for each of its guarantors: 
• Two (2) most recent years of audited financial statements. 
• Two (2) credit references, preferably involved in projects of similar scope. 
• The development entity’s ability to commit capital to the Project. 
• A statement of willingness to contribute unsecured capital to invest in the Project. 

 
B. Statement of Interest 

1. Vision – Summarize developer’s vision for the Project.  Drawings and/or plans may be 
submitted to support the respondent’s vision; however, the respondent is not required to 
submit any plans or drawings. 

2. Strategy – Outline developer’s strategy for developing the Project including: 
 Interest in developing all of the Project 
 Developer’s depth of involvement in the development, i.e. a) “land developer” 

intending to wholesale “ready to build” lots     to builders; b) “land developer-

                                                 
1  The Trust recognizes the sensitive nature of the financial information request.  Financial 
information should be labeled “Confidential” and submitted in a separate electronic file or under 
separate cover.  This information will be used by the Trust for evaluation purposes only and will 
be kept confidential. 
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builder” selling or leasing buildings at retail; or c) a combination of a and b. 

3. Transaction – Proposed transaction style: purchase, development-lease structure or 
another type of transaction. 

4. Compensation – Proposed compensation structure that dovetails with the proposed 
transaction style identified above. 

5. Other Information – Identify and discuss any other information that you believe the Trust 
should be aware of or should take into consideration when reviewing your submission. 

 
 

SUBMISSION INFORMATION 
 
Date and Time:  By 3:00 pm Mountain Standard Time on Thursday, February 25, 2016. 
 
Format: Electronic file (PDF preferred) or three (3) paper copies.  

Financial information should be labeled “Confidential” and submitted in a separate 
electronic file or under separate cover. 
 

Submission Method/Location: 

 Electronic: kylepasley@utah.gov 

 Paper: School and Institutional Trust Lands Administration 
2303 N. Coral Canyon Blvd., Suite 100-A 
Washington, UT 84780 
Re:  Coral Canyon RFQ 
435-652-2950 

 
 

GENERAL CONDITIONS 
 

Brokers are encouraged to work with prospective clients to make them aware of this offering.  
The Trust will not compensate brokers for their work; brokers must seek compensation from 
their client.  Brokers will be required to submit a copy of their client agreement to become 
involved in the selection process. 
 
The selection of entities for negotiation and the modification of any resulting proposal are at the 
sole discretion of the Trust.  Selection decisions will be based primarily on financial capacity, 
development experience, qualifications of key personnel, and transaction proposal; however, a 
subjective component is likely in the selection process. 
 
The Trust may consider all information available to it in reference to the qualification and ability 
of the submitting entity, including past performance with the Trust. 
 
The Trust reserves the right in its sole discretion to waive irregularities of any kind in responsive 
submissions, to reject any and all submissions, to accept any submission it feels serves the 
Trust’s and Project’s interest, and to extend submission deadlines. 
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No right whatsoever shall inure in the respondent by virtue of its selection, until such time as a 
contract has been fully executed. 
 
All expenses incurred in preparing submittals are the sole responsibility of the respondent. 
 
Any proposal may be withdrawn at any time prior to the scheduled submission closing time. 
 
The Trust will not return any copies of submitted proposals and will retain each submission. 
 
Financial information that is specifically labeled “Confidential” by the respondent will be held 
confidential by the Trust.  All other portions of submitted proposals will be public after the 
Project developer is selected and contract documents are signed, pursuant to the Government 
Records Access and Management Act (Utah Code Title 63G subsection 2). 
 
Proposals will not be publicly opened. 
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Figure 1: RFQ Subject Area. 
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Figure 2: South Block Master Plan. 
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Figure 3: South Block Existing Infrastructure 

 


