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Please Note: This report relies on a variety of information and assumptions to develop market, financial, and economic projections. Sources of
information and assumptions include, but may not be limited to, information provided by Ephraim City, input and opinions provided by relevant third
parties, Victus Advisors’ industry experience and previous studies, and publicly available data from various industry sources. Any such information
collected by Victus Advisors has not been audited or verified and has been assumed to be correct. There will be differences between actual events
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EXECUTIVE SUMMARY
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STUDY BACKGROUND
Study Background - Victus Advisors (or “Victus”) was engaged by
the City of Ephraim (the “City”) in April 2021 to provide the City
with a Feasibility Study for Recreational Sports Facilities. Victus
Advisors’ primary project goals for this study include:
1) Identify the market for sports and recreation in Ephraim City,
including current and future recreational use, local club team
usage, and regional sports tournament opportunities.
2) Identify facilities (indoor and outdoor) that would meet the City’s
needs.
3) Create concept plan visuals and estimate the costs to build and
operate the recommended facilities.
4) Identify the City’s capacity and options for funding a new sports
complex.
5) Quantify the economic and fiscal impacts of a new sports
complex for the City.

Disclaimer: Please note that this Executive Summary contains a highlevel overview of some of Victus Advisors’ research, analysis, and
recommendations, however our full report should be read for a complete
presentation of findings and detailed understanding of underlying
methodologies, findings, assumptions, and estimates.
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SUMMARY OF RESEARCH & FINDINGS

Proposed Project Site – The project location that is under
consideration in this report is located near 400 South and 400
West in Ephraim.
Part of the proposed project site would be a component of the
Ephraim Crossing development, which is a multi-purpose
development led by the Camino Verde Group out of Las Vegas,
Nevada. The group acquired over 90 acres of land (will eventually
be over 130 acres) near 400 South and 400 West in Ephraim.
Additional City-owned acreage is located directly to the west of the
proposed Ephraim Crossing site, which could also potentially be
utilized for a new recreational sports complex.
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DEMOGRAPHIC & SOCIOECONOMIC ANALYSIS
Ephraim - The City of Ephraim is located in Sanpete County and
has a current estimated population of 6,583. Sanpete County has
a current estimated population of 30,818.
Population Data –
• The City of Ephraim has about 23% of it’s population under the
age of 18, which is about the same as the national average.
This bodes well for youth/amateur sports and recreation
demand.
• The City of Ephraim and Sanpete County have lower median
ages than the United States average. A lower median age tends
to represent a large presence of working-age populations,
which can be a positive indicator for youth/amateur sports
demand. It should be noted, however that the lower median age
in Ephraim is largely correlated to students attending Snow
College.
Household Data • The City of Ephraim and Sanpete County have a higher
percentage of households with children as the national average.
A high percentage of households with children is a positive
indicator for youth sports demand in the region.
• When adjusted for cost of living, the median household income
in the City of Ephraim and Sanpete County is higher than the
U.S. median income. Higher household income levels can often
indicate an ability for a household to spend disposable income
on both youth sports and adult recreation.

Weekday Sports Usage Drive-Time Zones – There is a population
of just over 14,000 people within a 15-minute drive time of the
project site in Ephraim and just over 26,000 people within a 30minute drive time of the project site. This implies that for a youth
and amateur sports facilities in Ephraim to be operationally
successful, it must be able to draw from this 30-minute radius
during the week.
Regional Tournament Drive-Time Zones - There is a population of
over 2.7 million people within a 2.5-hour drive time of Ephraim,
and nearly 5 million people within a 5-hour drive time of Ephraim,
to potentially draw from for sports tourism events. However, given
the lack of hotels in the Ephraim/Sanpete area, it is likely that a
sports tourism venue would only draw attendees from within a 2.5hour drive time.
Hotel Inventory - Convenient, affordable, family-friendly lodging
(preferably no more than a 10- minute drive from a venue, if not
closer) is an important component of attracting and hosting multiday tournament activity that requires overnight stays for people
traveling from beyond a 2.5-hour drive time range. Victus Advisors
found two (2) lodging options (minimum 2-star hotel class) within a
10-minute drive of the project area in Ephraim. It should be noted
that these types of lodging options (motels and inns) are typically
not as frequently used by sports tourism families, who tend to
prefer recognizable national hotel chains. It should be noted that
there are plans for a family-friendly hotel to be developed on the
Ephraim Crossing site, although the timeline is still to be
determined.
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LOCAL SPORTS FACILITY INVENTORY
City Programming – Ephraim City Recreation currently offers youth
and amateur sports programs for flag football, soccer, volleyball,
track and field, baseball, softball, tee-ball, and basketball.
Individual registration fees for Ephraim City Recreation
Department programs range between $25 and $60. Team
registration fees range between $150 and $300. At a new
recreational sports complex, the City would expand its current
offerings to include additional programming such as outdoor
sports, sports camps, etc.
Private Sports Programs – Victus summarized current private
outdoor youth and amateur sports programs and leagues in
Ephraim and Sanpete County. Sports groups frequently use
school gyms and the Ephraim City Park/Snow College Sports
Complex. These groups and others have the potential to utilize
new sports and recreation facilities built by the City. In addition,
new sports and recreation facilities have the potential to allow
these groups and others to expand beyond the current programs
offered.
Local Sports Facilities - Victus Advisors compiled lists of local
outdoor and indoor sports facilities that have been frequently
utilized by local stakeholders and user groups in Sanpete County.
These facilities have been utilized for various local practices,
games, and tournament activities. This list, shown at right, is not
intended to be comprehensive, but rather a sample of facilities that
have been used or are currently used by various sports groups
that we interviewed and/or identified by the City of Ephraim.

1
2
3
4
5
6
7
8
9

Outdoor Facilities
Canyon View Park
Ephraim City Park/Snow College Sports Complex
Gunnison Valley High School Fields
Manti City Sports Park
Manti High School Fields
Mount Pleasant City Park
North Sanpete 4 Plex Ball Fields
North Sanpete High School Fields
Wasatch Academy Hamlet Field

1
2
3
4
5
6
7
8
9

Indoor Facilities
Brunger Wilkey Gym
Ephraim Elementary Gym
Ephraim Middle School Gym
Gunnison Valley High School Gym
Horne Activity Center
Manti High School Gym
Mount Pleasant Elementary Gym
Mount Pleasant Recreation Center
North Sanpete High School Gym

Overall, there are limited indoor and outdoor sports facility
offerings in Sanpete County that are both accessible to the general
public and capable of hosting regional sports tournament activity.
Baseball/softball diamonds have the largest inventory, especially
with the recent opening of the Manti City Sports Park. There is
limited indoor court inventory outside of Snow College and the
South Sanpete School District. Furthermore, many of the
respondents to our Ephraim sports community survey complained
about the quality and availability of existing sports field and gym
options in the area.
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COMPETITIVE & COMPARABLE
SPORTS COMPLEX ANALYSIS
Regional Sports Facilities - Victus Advisors compiled a list of other
sports complexes and facilities located within the State of Utah
that have been visited or utilized by interviewees. Many of these
facilities have been utilized for both local practices/games and
regional tournament activities.

Regional Field/Court Inventory – Outdoor facilities that were
profiled have between two (2) and 17 rectangular fields and
between five (5) and 10 baseball/softball fields. Indoor facilities
that were profiled have between one (1) and six (6) courts. Two
facilities have two (2) indoor turf fields each.
Outdoor Facilities

Location

Owner

Operator

Hillman Sports Complex
Lakeside Sports Park
Orem City Center Park
Spanish Fork Sports Complex
West Jordan Soccer Complex

Payson
Orem
Orem
Spanish Fork
West Jordan

Payson City
City of Orem
City of Orem
Spanish Fork City
City of West Jordan

Payson City Recreation
Orem Recreation
Orem Recreation
Spanish Fork Parks and Recreation
West Jordan Parks Department

Indoor Facilities

Location

Owner

Operator

Karl Malone Training Center
Sevier Valley Center
Sport City
Uintah Recreation Community Center
Wasatch County Recreation Center

Lehi
Richfield
Draper
Vernal
Heber City

Private
Snow College
Private
Uintah Recreation District
Wasatch County

Private
Snow College
Private
Uintah Recreation District
Wasatch County

Rectangular
Fields

Baseball/Softball
Diamonds

2
8
8
17

10 (2)
5
6
10
-

Indoor
Fields

Indoor Basketball
Courts (3)

2
2

3
1
4
2
6

Regional Sports Facility Rental Rates –
• Baseball/Softball Diamonds: Hourly rental rates range between
$20 and $36.
• Courts: Hourly rental rates range between $30 and $100.
• Rectangular Fields: Hourly rental rates range between $5 and
$36.
Regional Sports Facility Construction Costs –
• Outdoor Facilities: Construction costs of regional outdoor
facilities in Q1 2021 dollars (the more recently available
construction cost data in the Turner Building Cost Index) ranges
between approximately $12.0 million and $25.5 million.
• Indoor Facilities: Construction costs of regional indoor facilities
in Q1 2021 dollars (the more recently available construction
cost data in the Turner Building Cost Index) ranges between
approximately $24.1 million and $35.9 million.

Notes: (1) Facilities in alphabetical order (2) Includes the six new fields that will be completed by the
end of 2021 (3) Volleyball courts are typically equal to or greater than number of basketball courts
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STAKEHOLDER, LOCAL USER GROUP
& REGIONAL EVENT INTERVIEWS
Overview - As part of our market demand analysis, Victus Advisors
conducted in-person, virtual, and telephone interviews with the
following types of organizations and individuals:
• Key Stakeholders & Community Leaders
• Local Sports User Groups
• Regional Sports Event Organizers
Key Interview Takeaways –
• Ephraim City does not have any sports or recreation facilities of
their own and currently have an agreement to use the Ephraim
City/Snow College Sports Complex.
• There are too few indoor accommodations and not enough gym
time in Ephraim for basketball and volleyball needs.
• Aside from the new Manti City Sports Park and the Snow
College facilities, there are not adequate outdoor fields for
soccer, baseball, or softball tournaments and/or activities.

Key Interview Takeaways (cont.) –
• Generally speaking, interviewees were supportive of the
project. Almost everyone interviewed felt that new sports and
recreation facilities would be an asset to the community, as well
as attract new tournaments and events to the City and bring
visitors to the area. Current recreation needs and offerings
could be expanded across all age groups, which aligns with the
City Council’s goal of improving quality of life in Ephraim.
• There is concern among some stakeholders about the City’s
financial risk of building and maintaining new facilities. Getting
community support for the project would be critical in moving it
forward, especially with respect to funding the project.
• 12 different local user groups and regional event organizers that
we interviewed expressed some level interest in using new
sports facilities in Ephraim. Their usage expectations ranged
from weekday practices and games to weekend tournaments.

• Ephraim is in the center of the state and can attract visitors from
both the Wasatch Front and Southern Utah. It is easily
accessible by I-15 and I-70. Ephraim City Park/Snow College
Sports Complex already hosts some tournaments indicating that
people are willing to travel to Ephraim for sports tournaments.
• The lack of hotels in Ephraim and Sanpete County was
mentioned as one of the biggest weaknesses of the area as a
sports tournament host. Ephraim currently only has one hotel.

ES-8

LOCAL SPORTS & RECREATION
COMMUNITY SURVEY
Overview - In addition to interviews with stakeholders and user
groups conducted by Victus Advisors in May and June 2021, the
City of Ephraim conducted online surveys with 186 local parents,
participants, coaches, and other such members of the amateur
sports community in Ephraim City. The survey link was distributed
by the City of Ephraim via their website and social media
channels, and Victus analyzed the survey responses.

Key Survey Takeaways (cont.) –

Key Survey Takeaways –

• Respondents were interested in a wide range of new
recreational sports facilities. These responses were very
fragmented, with 20 different facility types receiving interest
from between 5% to 17% of respondents, including but not
limited to: Multi-Use Space, Weight Room/Workout Room,
Walking Paths and a Track, Swimming Pools, Green Space,
Basketball/Volleyball Courts, Climbing Wall, and more..

• Only four (4) venues received Top-2-box scores of 50% or more
(average or above). The three lowest scoring venues were
located in Mount Pleasant.
• Basketball, Baseball, and Soccer were the three sports that
survey respondents were most involved with in Ephraim and
Sanpete County, as well as the most established sports
programs historically in the area.
• Ephraim City/Snow College Sports Complex (16%) was cited as
the venue most visited in the local area.
• Pickleball was identified as the underserved sport with the most
long-term potential in Sanpete County. Mountain Biking, and
Volleyball, and Swimming were also identified as having longterm potential, in addition to Soccer (even though it was also
recognized as one of the most established local sports).

• 74% of respondents have traveled outside of Sanpete County
for amateur sports. Respondents identified St. George and
Bountiful as the cities that do the best overall job as an amateur
sports host destination, with the majority of those respondents
citing “Quality of sports facilities” as the primary reason.

• Respondents rated Ephraim poorly as a sports destination
relative to other sports travel destinations they’ve visited. In
particular, they noted that Ephraim lacks nearby lodging and
family entertainment options, as well as the limited quantity and
quality of sports facilities in the area. On the other hand,
Ephraim rated more favorably in terms of long-distance travel
access, desirability of the climate, and community safety.
• Overall ratings of the Ephraim/Sanpete County area’s support
for the amateur sports community were poor. The most
significant negative impression (Bottom-3 Box score of 48%)
was given to “Opportunities for participation for people with
disabilities” and “Commitment/support from government
entities.”
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RECREATIONAL SPORTS COMPLEX
DEMAND ASSESSMENT
Overview - Our demand assessment is based primarily upon the
following primary and secondary research:
•
•
•
•

Analysis of the City of Ephraim’s unique market characteristics.
Review of comparative and competitive facilities.
Community feedback via interviews and survey.
Interviews conducted with event organizers and operators.

Summary of Market Demand Findings –
•

•

Outdoor Soccer/Rectangular Fields: Victus identified demand
for four (4) to six (6) full-sized rectangular fields that could be
divided in smaller fields for youth sports. Soccer groups have
been limited in Ephraim due to field space. If more fields were
available, more tournaments, camps, clinics, and practices
could be held and accommodated. The Ephraim Recreation
Department could expand its current offerings to additional
programming such as outdoor sports, sports camps, etc.
Outdoor Baseball/Softball Fields – Victus identified demand for
four (4) multi-use Little League baseball/fast-pitch softball
fields (outfield fence can be between 200 and 275 feet) and at
least two (2) baseball fields (outfield fence is at least 300 feet).
The four Little League/softball fields can be in a 4-plex
configuration. The UBBA and UGSA would benefit from
building four (4) to five (5) diamonds in Ephraim. These
diamonds should have removable mounds to allow from
greater flexibility in use. The UBBA and UGSA also said that
they could bring in bigger and more tournaments to the area in
conjunction with the Manti City Sports Park.

Summary of Market Demand Findings (cont.) –
• Other Outdoor Amenities: Victus also identified demand for
additional outdoor park amenities such as a trail system and/or
walking/jogging track, pickleball and tennis courts, and outdoor
basketball courts. Rationale: Given that Ephraim City seeks to
meet the community’s needs for recreational space, additional
amenities rather than just sports fields can enhance quality of
life. Survey respondents showed the most support for a looped
walking path, green space, and an outdoor swimming pool..
• Indoor Basketball/Volleyball: Victus identified demand for at
least four (4) full-sized basketball courts, convertible to 1.5x
volleyball courts per basketball court. These column-free,
hardwood surfaces could also be used by wrestling, pickleball,
etc. Victus also recommends indoor turf space that can be used
by local soccer, football, and baseball/softball groups during the
winter months. Many users said that two (2) to three (3) fullsized basketball courts would be adequate for local and
regional use in Ephraim. Tournament organizers said that a
facility with four (4) to six (6) courts would be able to host
tournaments from around the state on a regular basis.
• Other Indoor Amenities – Victus also identified demand for
additional indoor sports amenities such as fitness/weight rooms,
an elevated indoor track (typically above the gym/court space),
and climbing wall. Survey respondents showed support for
basketball/volleyball courts, indoor pool, multi-use space, a
weight room/workout room, rock climbing walls, and an indoor
track, among other options.
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CONCEPTUAL PLAN DEVELOPMENT
Overview - Based upon the market research results presented in
this report and our recreational sports complex demand
assessment, Victus Advisors engaged ICG, Inc., to develop
conceptual plans for the proposed new recreational sports
complex in Ephraim.
Preliminary Cost Estimates – Prior to engaging ICG, Victus
preliminarily estimated that new recreational sports facilities in
Ephraim (based on construction costs at recent comparable
projects) could cost approximately:
a) $15-$20 million in 2021 construction dollars for an outdoor
complex with four (4) multi-use outdoor fields, six (6)
baseball/softball fields, and support amenities such as parking,
concessions, play structure/splash pad, walking trails, and
outdoor courts (pickleball, tennis, basketball);

Conceptual Plans - The conceptual designs developed by ICG are
based on Victus’ recommended program, with the following
versions developed by ICG depending on land availability:
• Base Option – Full recommended program on currently
available land at Ephraim Crossing and west.
• Alternative A – Full recommended program, shifting a portion of
outdoor complex from west to north.
• Alternative B – Reduced program, shifting all outdoor amenities
from the west to the north.
ICG’s Base Option concept drawing is presented on the next page.

b) $20-$24 million in Q1 2021 construction dollars for an 80,000
square foot indoor recreational sports facility with a four (4) fullsized basketball courts convertible to 1.5x volleyball courts, as
well as fitness equipment, elevated indoor track, and a
climbing wall.
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CONCEPTUAL PLAN DEVELOPMENT (CONT.)

Ephraim Recreational Sports Complex – Base Option Conceptual Plan
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USAGE PROJECTIONS & OPERATING PRO FORMA
While weekend tournaments and events would draw athletes,
spectators, and participants from outside of Sanpete County
(Friday through Sunday), it should be noted that local use (local
programming, practices, etc.) would primarily be local Ephraim and
Sanpete County residents (typically Monday through Thursday).
Indoor Courts - It is estimated that the indoor courts portion of new
recreational facilities in Ephraim could generate 4,500 annual
facility hours and host approximately 10 annual sports
tournaments.
Indoor Turf - It is estimated that the indoor turf portion of new
recreational facilities in Ephraim could generate 1,670 facility
hours and host approximately 2 annual sports tournaments.
Multi-Use Outdoor Fields - It is estimated that the multi-use fields
portion of new recreational facilities in Ephraim could generate
3,000 annual facility hours and host approximately 5 annual sports
tournaments.
Outdoor Baseball/Softball Fields - It is estimated that the outdoor
ball fields portion of new recreational facilities in Ephraim could
generate 4,300 annual facility hours and host approximately 15
annual sports tournaments.
Total Visitors – It is estimated that the indoor facilities could attract
more than 169,000 annual visitors, and that the outdoor facilities
could attract 226,000 annual visitors.

Financial Pro Forma: In a stabilized year of operations, it is
estimated by Victus that the combined operations of new
recreational facilities in Ephraim could operate at an approximately
42% cost recovery. Please note, our model assumes the indoor
component is built first, and that it could be expected to operate at
an approximately $581,000 deficit. Adding the second component
(outdoor) would add new revenue streams while generating
smaller incremental expenses due to the ability to share overhead
expenses between both components. It is expected that the same
could be true if the outdoor component was built first.

Operating Revenues:
Rental Income (Tournaments, Practices, etc.)
Sports Programming (Leagues, Camps, Clinics)
Fitness Center Membership (Annual, Monthly, Daily)
Concessions & Merchandise (Net)
Advertising & Sponsorship
Other
T otal Revenues:

Phase 1
Indoor
$189,000
$13,000
$74,000
$70,000
$47,000
$10,000
$403,000

Phase 2
Outdoor
$100,000
$38,000
$52,000
$33,000
$10,000
$233,000

Combined
Operations
$289,000
$51,000
$74,000
$122,000
$80,000
$20,000
$636,000

Operating Expenses:
Salaries, Wages, & Benefits
Program Expenses
Utilities (Assumes lights on outdoor fields)
Advertising, Marketing, & Promotion
General, Administrative, & Other
Maintenance/Repair
Materials/Supplies
T otal Expenses:

$506,000
$8,000
$170,000
$50,000
$100,000
$75,000
$75,000
$984,000

$149,000
$23,000
$120,000
$50,000
$75,000
$50,000
$75,000
$542,000

$655,000
$31,000
$290,000
$100,000
$175,000
$125,000
$150,000
$1,526,000

($581,000)
41%

($309,000)
43%

($890,000)
42%

EBIT DA
EST IMAT ED COST RECOVERY

Notes: (1) Presented in 2021 dollars. Stabilized year of operations typically
occurs by Year 3. (2) EBITDA represents “earnings before interest, taxes,
depreciation, and amortization
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ECONOMIC & FISCAL IMPACT ANALYSIS
Victus Advisors estimated the potential economic and fiscal impacts that could be attracted by a new recreational sports complex via
visitors from outside of Sanpete County. Incremental visitor spending, also known as “net direct spending”, only occurs when the
spending source originates outside of Sanpete County and occurs within the County’s limits, which most often occurs during sports events
and tournaments. Local practices typically do not drive any significant net economic impacts.
Over a 30-year period, it is estimated that new recreational sports facilities in Ephraim City could generate incremental long-term impacts
within Sanpete County with a net present value (NPV) of approximately:

•
•
•
•

Over $575 million in total economic output
468 sustainable full- and part-time jobs
Over $133 million in total labor income
Over $13 million in incremental City and County taxes, of which approximately $3.6 million would be dependent upon increasing the
area hotel inventory to capture overnight stays related to multi-day sports tournaments
NET PRESENT VALUE (NPV) OF INCREMENT AL IMPACT S OVER 30 YEARS (1)
ECONOMIC IMPACT S
FISCAL IMPACT S
Facility Option

T otal Output

Employment

Labor Income

Phase 1 Indoor
Phase 2 Outdoor
T OT AL

$181,737,000
$394,069,000
$575,806,000

148
320
468

$41,909,000
$91,461,000
$133,370,000

City Sales T ax County Sales T ax
(1%)
(.25%)
$1,742,000
$3,438,000
$5,180,000

$441,000
$860,000
$1,301,000

County T ransient
County
Room T ax
Restaurant T ax
(4.25%)
(1%)
$1,138,000
$2,509,000
$3,647,000

$1,045,000
$1,835,000
$2,880,000

Notes: (1) Assumptions include 3.0% annual inflation and 4.0% discount rate.
(2) Employment represents new full- and part-time jobs sustained on an annual basis.
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1. INTRODUCTION
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STUDY BACKGROUND

Victus Advisors (or “Victus”) was engaged by the City of Ephraim (the “City”) in April 2021 to provide the
City with a Feasibility Study for Recreational Sports Facilities. Victus Advisors’ primary project goals for
this study include:
1)

Identify the market for sports and recreation in Ephraim City, including current and future
recreational use, local club team usage, and regional sports tournament opportunities.

2)

Identify facilities (indoor and outdoor) that would meet the City’s needs.

3)

Create concept plan visuals and estimate the costs to build and operate the recommended facilities.

4)

Identify the City’s capacity and options for funding a new sports complex.

5)

Quantify the economic and fiscal impacts of a new sports complex for the City.

The flow chart on the next page shows a more detailed visualization of our study methodology and
approach.
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STUDY METHODOLOGY

PHASES:

1. MARKET
DEMAND
ANALYSIS

Stakeholder

Sports & Event
Facility
Inventory

3. FINAL REPORT
& PRESENTATION
OF FINDINGS

Local
User Group
Interviews

Demand
Assessment &
Site Development
Recs.

Demographic &
Socioeconomic
Analysis

2. FINANCIAL,
OPERATIONAL &
ECONOMIC ANALYSIS

Regional &
National Event
Interviews

Competitive &
Comparable
Facility Analysis

Conceptual Plan
Development
Financial Operating
Analysis

Stakeholder
Interviews &
Site Visits

Event & Attendance
Projections

Funding Options
Analysis

Economic & Fiscal
Impact Analysis

SUMMARY OF RESEARCH & FINDINGS
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PROPOSED PROJECT LOCATION

As shown at right, the project
location that is under
consideration in this report is
located near 400 South and
400 West in Ephraim.
Part of the proposed project
site would be a component
of the Ephraim Crossing
development, which is
described on the next page.
Additional City-owned
acreage is located directly to
the west of the proposed
Ephraim Crossing site,
which could also potentially
be utilized for a new
recreational sports complex.

Project Location

Source: Esri
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EPHRAIM CROSSING
Ephraim Crossing is a multi-purpose development led by the Camino Verde Group out of Las Vegas,
Nevada. The group acquired over 90 acres of land (will eventually be over 130 acres) near 400 South
and 400 West in Ephraim. The goal is to bring a new technology hub to the home of Snow College and
the Ephraim Campus of Utah State University. Development has already begun, and several homes will
be completed soon as part of the first phase. The group estimates that development will take between six
and 10 years to complete and will have the following amenities:
•
•
•
•
•
•

Residential units (single family homes, townhomes, and apartments)
Retail and dining units
Work offices
Hotel
Parks
Sports and recreation facilities
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OTHER RECENT PLANNING INITIATIVES
It should also be noted that this feasibility study was commissioned by Ephraim City within the context of
other recent City planning initiatives. In particular, in 2019, Ephraim City commissioned a Parks and
Recreation Impact Fee Facilities Plan and Impact Fee Analysis from Sunrise Engineering, Inc. The report
projects that Ephraim City will have a total population of just over 17,000 (more than double the current
population) by 2038.
Given the aforementioned growth trend, the National Recreation and Park Association’s (NRPA)
guidelines and metrics recommend the following levels of service for parks and recreation:
•
•

66.4 acres of parks space
10.5 miles of trails

The plan developed by Sunrise Engineering, Inc. recommends the following:
•
•
•

7 parks (60.8 acres)
6.2 miles of paved trails
Increase the City’s current impact fee from $450 per household to $13,780 per household

20

2. DEMOGRAPHIC & SOCIOECONOMIC
ANALYSIS
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CITY OF EPHRAIM

UPDATE

Project Site

Source: Esri
Note:
Denotes project site marker for the remainder of the report.

The City of Ephraim, shown above, is in Sanpete County and
has a current estimated population of 6,583.
22

SANPETE COUNTY

Source: Esri

Sanpete County, shown above, has a current estimated
population of 30,818.
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POPULATION DATA

Population
Population Under 18
Percentage of Population Under 18
Population Growth:
Annual Pop. Growth (2000 to 2020)
Annual Pop. Growth (5-year Projection)
Projected Population (2025)
Median Age

City of
Ephraim
6,583
1,530
23.2%

Sanpete
County
30,818
8,522
27.7%

United States

1.9%
0.6%
6,788
22.5

1.5%
0.8%
32,144
29.9

0.9%
0.7%
346,021,282
38.5

333,793,107
73,322,339
22.0%

Source: Esri

The City of Ephraim has about 23% of it’s population under the age of 18, which is about the same as
the national average. This bodes well for youth/amateur sports and recreation demand.
The City of Ephraim and Sanpete County have lower median ages than the United States average. A
lower median age tends to represent a large presence of working-age populations, which can be a
positive indicator for youth/amateur sports demand. It should be noted, however that the lower median
age in Ephraim is largely correlated to students attending Snow College.

The City of Ephraim and Sanpete County’s projected population growth rate is slightly less than the
U.S. national average.

Note: Given that Ephraim has a small population less than 7,000 people, the demographic distribution
maps on the following pages will be for Sanpete County.
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POPULATION DISTRIBUTION

Total Population by
Zip Code

Source: Esri

Population density in Sanpete County is highest in and
around Ephraim and Manti.
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AGE DISTRIBUTION

Median Age by
Zip Code

Source: Esri

Age density appears to be lowest in Ephraim, which
is largely due to students at Snow College.
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HOUSEHOLD DATA

T otal Households
Households With Children Under 18
Percentage of Households With Children

City of
Ephraim
1,705
1,061
62.2%

Sanpete
County
8,794
6,663
75.8%

United States

City of
Ephraim
$44,805
$52,220

Sanpete
County
$52,827
$63,418

United States

126,083,849
73,322,339
58.2%

Source: Esri

Median Household Income
Adjusted Median Household Income (1)

$62,203

Sources: Esri, Sperling
Note: (1) Adjusted for cost of living according to Sperling

The City of Ephraim and Sanpete County have a higher percentage of households with children as the
national average. A high percentage of households with children is a positive indicator for youth sports
demand in the region.
When adjusted for cost of living, the median household income in the City of Ephraim and Sanpete
County is higher than the U.S. median income. Higher household income levels can often indicate an
ability for a household to spend disposable income on both youth sports and adult recreation.
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INCOME DISTRIBUTION

Median Household
Income by Zip Code

Source: Esri

Median Household Income in Sanpete County tends
to be lower in Ephraim which is most likely due to
students at Snow College.
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WEEKDAY SPORTS USAGE DRIVE-TIME ZONES

Based upon Victus Advisors’ experience,
primary weekday attendance for sports
centers (typically in the late afternoons and
evenings) is usually drawn from within a 15minute drive radius. Additional secondary
weekday demand could be drawn from up
to 30-minutes.

15 Minutes: 14,128

30 Minutes: 26,021

There is a population of just over 14,000
people within a 15-minute drive time of the
project site in Ephraim and just over 26,000
people within a 30-minute drive time of the
project site. This implies that for a youth and
amateur sports facilities in Ephraim to be
operationally successful, it must be able to
draw from this 30-minute radius during the
week.
Note: Regional, multi-day, weekend
tournament attendance will typically be
drawn from a much wider drive radius, as
noted on the next page.

Source: Esri
29

REGIONAL TOURNAMENT DRIVE-TIME ZONES
MSA/µSAs with 50k+ Population
Within a 2.5-hour Drive

9
11

1

12
10

13

2
1
3

4

2

Ogden, UT MSA
699,574

3

Provo, UT MSA
692,913

4

Heber, UT µSA
79,273

5

Cedar City, UT µSA
54,461
MSA/µSAs with 100k+ Population
Within a 5-hour Drive (Cont.)

8
5
7
6

Source: Esri

There is a population of over 2.7 million people within a 2.5hour drive time of Ephraim, and nearly 5 million people within
a 5-hour drive time of Ephraim, to potentially draw from for
sports tourism events. However, given the lack of hotels in the
Ephraim/Sanpete area, it is likely that a sports tourism venue
would only draw attendees from within a 2.5-hour drive time.

Salt Lake City, UT MSA
1,277,854

6

Las Vegas, NV MSA
2,286,325

7

St. George, UT MSA
187,534

8

Grand Junction, CO MSA
162,958

9

Idaho Falls, ID MSA
157,022

10

Logan, UT MSA
150,073

11

Twin Falls, ID MSA
113,381

12

Pocatello, ID MSA
99,176

13

Elko, NV µSA
56,371

METROPOLITAN
STATISTICAL AREA (MSA)
MSA’s are defined by U.S.
Office of Management &
Budget
as adjacent counties with high
degree of social/economic
integration
with urban core of 50,000
people or more.

MICROPOLITAN
STATISTICAL AREA (µSA)
µSA’s are defined by U.S.
Office of Management &
Budget
as one or more adjacent
counties or county equivalents
that have at least one urban
core area of at least 10,000
population but less than
50,000, plus adjacent territory
that has a high degree of social
and economic integration.
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HIGHWAY ACCESS FOR SPORTS TOURISM

Youth and amateur sports tourism
facilities should have convenient highway
access in order to better accommodate
sports tourism.
Two of the major interstates in Utah are
Interstate 15 (I-15) and Interstate 70 (I70). I-15 is approximately 35 miles from
the project site in Ephraim (near Nephi)
while I-70 is also about 35 miles away to
the south (near Salina).

Source: Google Maps
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HOTEL INVENTORY
Convenient, affordable, family-friendly
lodging (preferably no more than a 10minute drive from a venue, if not
closer) is an important component of
attracting and hosting multi-day
tournament activity that requires
overnight stays for people traveling
from beyond a 2.5-hour drive time
range.
Victus Advisors found two (2) lodging
options (minimum 2-star hotel class)
within a 10-minute drive of the project
area in Ephraim. It should be noted
that these types of lodging options
(motels and inns) are typically not as
frequently used by sports tourism
families, who tend to prefer
recognizable national hotel chains.
Source: Esri

It should be noted that there are plans
for a family-friendly hotel to be
developed on the Ephraim Crossing
site, although the timeline is still to be
determined.
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RESTAURANT & RETAIL INVENTORY

Nearby food/beverage outlets and
retail locations (preferably no more
than a 10-minute drive from the venue,
if not closer) are an important
component of attracting and hosting
multi-day tournament activity.

Victus found several dining options
within a 10-minute drive of the project
area in Ephraim, especially along US89. Dining options include national and
local quick service chains. Retail
options are limited to a Walmart
Supercenter and a Dollar Tree.

Source: Esri

It should be noted that additional
development for retail and dining
options is planned at or near Ephraim
Crossing.
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3. LOCAL SPORTS FACILITY
& PROGRAM ANALYSIS
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CITY-OPERATED SPORTS PROGRAM INVENTORY

Program

Facilities Used

Amenities Used

Fall Adult Flag Football
Fall Flag Football
Fall Soccer
Fall Volleyball
Spring Adult Grass Volleyball
Spring Grass Volleyball
Spring Soccer
Spring Track & Field
Summer Baseball Baseball/Softball/Tee-Ball
Winter Basketball

Canyon View Park
Ephraim City Park/Snow College Sports Complex
Ephraim City Park/Snow College Sports Complex
Ephraim Middle/Elementary School
Canyon View Park
Canyon View Park
Ephraim City Park/Snow College Sports Complex
Manti High School
Ephraim City Park/Snow College Sports Complex
Ephraim Middle/Elementary School

3 fields (not full size)
3 fields (not full size)
9 fields (not full size)
2 courts
3 courts
3 courts
9 fields (not full size)
1 track
5 fields
2 courts

Source: Ephraim City Recreation Department
Note: Sorted by Program in alphabetical order

CITY-OPERATED SPORTS PROGRAM INVENTORY NOTES
Victus summarized current outdoor youth and amateur sports programs offered by Ephraim City
Recreation as shown above. Starting in 2021 the recreation department started offering adult
programs for spring volleyball, summer softball, and fall flag football. The City is looking to
expand its current offerings to include additional programming such as outdoor sports, sports
camps, etc.
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CITY SPORTS PROGRAM FEES

Program

Fees (per person unless noted)

Fall Adult Flag Football
Fall Flag Football
Fall Soccer
Fall Volleyball
Spring Adult Grass Volleyball
Spring Grass Volleyball
Spring Soccer
Spring Track & Field
Summer Adult Softball
Summer Baseball/Softball
Summer Tee-Ball & Coach Pitch
Winter Basketball

$225 per team or $40 as a free agent
$40
$40
$40
$150 per team or $40 as a free agent
$25
$40
$30
$300 per team or $40 as a free agent
$50-$60
$35
$40

Source: Ephraim City Recreation Department
Note: Sorted by Program in alphabetical order

CITY SPORTS PROGRAM FEE NOTES
Individual registration fees for Ephraim City Recreation Department programs range
between $25 and $60. Team registration fees range between $150 and $300.
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LOCAL SPORTS PROGRAM INVENTORY - PRIVATE

Sports Groups

Sport

T ype

Location(s)

Facilities Used

Season

Rage FC (formerly Sanpete United FC)
Manti United Soccer Club
Manti Youth Football (Central Utah Football League)
UBBA (Utah Boys Baseball Association)

Soccer
Soccer
Football
Baseball

Club
Club
Club
League

Ephraim City Park/Snow College Sports Complex
Ephraim City Park/Snow College Sports Complex
Manti High School
Not available

Fall, Spring
Fall, Spring
Fall
Spring, Summer

UGSA (Utah Girls Softball Association)
Sanpete Elite Volleyball
Central Utah Elite

Softball
Volleyball
Volleyball

League
Club
Club

Ephraim City
Manti
Manti
Ephraim City, Gunnison, Manti,
Mount Pleasant
Manti
Ephraim City
Fairview

Not available
Not available
North Sanpete Middle School

Summer
Winter, Spring
Winter, Spring

Source: Victus research
Notes: Sorted by Sport in alphabetical order. Represents an initial market scan by Victus and may not include all active outdoor sports groups of all sizes.

LOCAL SPORTS PROGRAM INVENTORY NOTES
Victus summarized current private outdoor youth and amateur sports programs and leagues in
Ephraim and Sanpete County as shown above. Sports groups frequently use school gyms and the
Ephraim City Park/Snow College Sports Complex. These groups and others have the potential to
utilize new sports and recreation facilities built by the City. In addition, new sports and recreation
facilities have the potential to allow these groups and others to expand beyond the current programs
offered. It should be noted that this may not be a comprehensive list of all local user groups.
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LOCAL OUTDOOR SPORTS FACILITIES

8

9
6

7

2

1
2
3
4
5
6
7
8
9

Outdoor Facilities
Canyon View Park
Ephraim City Park/Snow College Sports Complex
Gunnison Valley High School Fields
Manti City Sports Park
Manti High School Fields
Mount Pleasant City Park
North Sanpete 4 Plex Ball Fields
North Sanpete High School Fields
Wasatch Academy Hamlet Field

1
4
5

3

Victus Advisors compiled the list above of
local outdoor sports facilities that have
been frequently utilized by local
stakeholders and user groups in Sanpete
County. These facilities have been utilized
for various local practices, games, and
tournament activities.

Source: Google Maps
Notes: (1) For purposes of this analysis “Local” means Sanpete County (2) Facilities in
alphabetical order (3) This list is not intended to be comprehensive, but rather a
sample of facilities that have been used or are currently used by various sports groups
that we interviewed and/or identified by the City of Ephraim.
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LOCAL INDOOR SPORTS FACILITIES

8
1

7
9

1
2
3
4
5
6
7
8
9

Indoor Facilities
Brunger Wilkey Gym
Ephraim Elementary Gym
Ephraim Middle School Gym
Gunnison Valley High School Gym
Horne Activity Center
Manti High School Gym
Mount Pleasant Elementary Gym
Mount Pleasant Recreation Center
North Sanpete High School Gym

3

2

5

6

4

Victus Advisors compiled the list above of
local indoor sports facilities that have been
frequently utilized by local stakeholders
and user groups in Sanpete County. These
facilities have been utilized for various local
practices, games and tournament activities.

Source: Google Maps
Notes: (1) For purposes of this analysis “Local” means Sanpete County (2) Facilities in
alphabetical order (3) This list is not intended to be comprehensive, but rather a
sample of facilities that have been used or are currently used by various sports groups
that we interviewed and/or identified by the City of Ephraim.
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LOCAL FACILITY INVENTORY

Outdoor Facilities

Location

Owner

Operator

Canyon View Park
Ephraim City Park/Snow College Sports Complex
Gunnison Valley High School Fields
Manti City Sports Park
Manti High School Fields
Mount Pleasant City Park
North Sanpete 4 Plex Ball Fields
North Sanpete High School Fields
Wasatch Academy Hamlet Field

Ephraim
Ephraim
Gunnison
Manti
Manti
Mount Pleasant
Mount Pleasant
Mount Pleasant
Mount Pleasant

City of Ephraim
Snow College
South Sanpete School District
City of Manti
South Sanpete School District
Mount Pleasant City
Mount Pleasant City
North Sanpete School District
Wasatch Academy

City of Ephraim
Snow College
South Sanpete School District
City of Manti
South Sanpete School District
Mount Pleasant City
Mount Pleasant City
North Sanpete School District
Wasatch Academy

Indoor Facilities

Location

Owner

Operator

Brunger Wilkey Gym
Ephraim Elementary Gym
Ephraim Middle School Gym
Gunnison Valley High School Gym
Horne Activity Center
Manti High School Gym
Mount Pleasant Elementary Gym
Mount Pleasant Recreation Center
North Sanpete High School Gym

Mount Pleasant
Ephraim
Ephraim
Gunnison
Snow College
Manti
Mount Pleasant
Mount Pleasant
Mount Pleasant

Wasatch Academy
South Sanpete School District
South Sanpete School District
South Sanpete School District
Snow College
South Sanpete School District
North Sanpete School District
Mount Pleasant City
North Sanpete School District

Wasatch Academy
South Sanpete School District
South Sanpete School District
South Sanpete School District
Snow College
South Sanpete School District
North Sanpete School District
Mount Pleasant City
North Sanpete School District

Rectangular
Fields

Baseball/Softball
Diamonds

1
1
1
3
1
1
2
1
Indoor
Fields

7
4
5
1
2
4
1
Indoor
Courts

-

1
1
2
1
3
1
1
1
1

Source: Victus research
Notes: (1) For purposes of this analysis “Local” means Sanpete County (2) Facilities in alphabetical order (3) This list is not intended to be comprehensive, but
rather a sample of facilities that have been used or are currently used by various sports groups that we interviewed and/or identified by the City of Ephraim.

LOCAL FACILITY INVENTORY NOTES
Victus summarized current outdoor and indoor sports facilities in Sanpete County, as shown above.
Overall, there are limited indoor and outdoor sports facility offerings in Sanpete County that are both
accessible to the general public and capable of hosting regional sports tournament activity.
Baseball/softball diamonds have the largest inventory, especially with the recent opening of the Manti
City Sports Park. There is limited indoor court inventory outside of Snow College and the South
Sanpete School District.
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FACILITY RATING METHODOLOGY

As part of the community survey process (described in more detail later in Section 7 of this report), the
City of Ephraim gathered feedback from local sports participants regarding their satisfaction with the
primary outdoor and indoor sports venues that are utilized within Sanpete County. Survey respondents
were asked to rate their satisfaction with each facility on a 7-point scale, in which “7” represents “Very
Satisfied” and “1” represents “Very Dissatisfied”.
Based on these satisfaction ratings, Victus Advisors has assigned a “Top-2 Box Rating” to each facility
that is presented on the following page. Top-2 Box Rating represents the combined scores of “7” and “6”
given to each facility by local users, representing the highest levels of satisfaction.

7

6

5

4

3

2

1

General Top-2
Box score
standards for
satisfaction
analysis

80%+

• Excellent

65-80%

• Good

50-65%

• Average

< 50%

• Below Average

Top-2 Box Rating (% 7 or 6)

Our Top-2 Box methodology is a best-in-class approach to satisfaction measurement. This methodology
is used by Victus Advisors in this section to help indicate the current condition, based on direct user
input, of amateur outdoor and indoor sports facilities in Sanpete County.
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SATISFACTION WITH SPORTS FACILITIES

Only four (4) venues received Top-2-box scores of 50% or more. The three lowest scoring venues were
located in Mount Pleasant.

Notes: Sorted by Top-2 Box score in descending order

The subsequent pages highlight three (3) facilities in Ephraim and Manti that were identified as having held
sports tournaments in the past.
42

EPHRAIM CITY PARK/SNOW COLLEGE
SPORTS COMPLEX
Ephraim
•

Top-2 Box Rating: 46% (Below Average)

•

Utilization Rate: 16% of all respondents

•

Owner/Operator: Snow College; Footprint: 27.5 acres

•

Features:
- 1 multi-use rectangular field
- 7 baseball/softball fields

•

Local Users:
- Snow College, Manti United Soccer Club, Ephraim Recreation Department

•

Annual Events:
- Baseball, softball, soccer games, practices, and tournaments

•

Additional Notes:
- Ephraim City Recreation Department staff noted that not all seven (7) baseball/softball fields are
used due to three (3) of them being away from the main complex.
- Ephraim City has an annual agreement with Snow College and pays the school $30,000 per year
for scheduling rights from May through July. The current agreement expires in 2023, and it is our
understanding that Ephraim City is strongly considering the development of their own complex.
- Ephraim City also uses the facility other months for recreational programs for no additional cost
however, Snow College has scheduling rights and priority outside of May through July.
RENTAL RATES
• Manti United Soccer Club: Pays $1,800 for spring use (8-10 weeks, about 8 hours per week).
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MANTI CITY SPORTS PARK
Manti
•

Top-2 Box Rating: 56% (Average)

•

Utilization Rate: 10% of all respondents

•

Opened: 2021; Construction Cost: $4M*

•

Owner/Operator: Manti City; Footprint: 30 acres

•

Features:
- 3 full-sized soccer fields plus 6 smaller youth fields
- 5 baseball/softball fields

•

Local Users:
- Utah Boys Baseball Association, Utah Girls Softball Association, Manti City Recreation Dept.

•

Annual Events:
- Baseball, softball, soccer games, practices, and tournaments

•

Additional Construction Cost Notes*:
- The City had a limited budget for the project, and as a result did not fully develop certain elements.
For example, playground equipment and paving of some of the parking lots was delayed to a later
phase, and some of the outfields are not level due to a lack of budget for additional fill dirt. Several
users noted that soccer fields overlaid in the outfields also suffer from poor field quality.
RENTAL RATES
• Baseball/Softball Fields: $100 per field per day (additional charges for fences, mounds, etc.)
• Soccer fields: Not currently rented out
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HORNE ACTIVITY CENTER (HAC)
Ephraim
•

Top-2 Box Rating: 50% (Average)

•

Utilization Rate: 11% of all respondents

•

Owner/Operator: Snow College

•

Features:
- 3 basketball courts convertible to 4 volleyball courts
- Indoor swimming pool
- Indoor track and fitness center

•

Local Users:
- Snow College, Open to public

•

Annual Events:
- Snow College Athletics, volleyball tournaments

•

Additional Notes:
- Ephraim City used to offer some programming at the facility but has not since before 2020 due to
the COVID-19 pandemic and overcrowding.
- Many stakeholders noted they use the HAC as their primary fitness center, but user groups stated
that the HAC is difficult to schedule for outside groups as college groups receive priority.
RENTAL RATES
• Volleyball: $250 per court for four hours
• Basketball: $30-$50 per court per hour (depending on user group)
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LOCAL SPORTS FACILITY TAKEAWAYS*

Many of the respondents to our Ephraim City sports community survey complained about the quality and
availability of existing sports field and gym options in the area, with verbatim comments such as:
•

“Ephraim needs its own dedicated athletic facility and quit using the schools and local parks.”

•

“Manti High School can't open the bathrooms by the softball fields if it's too cold, so the closest
bathroom is the in the high school.”

•

“The [North Sanpete 4 Plex Ball Fields] are in rough shape and lights are out leaving shadows in the
out fields.”

•

“The quality of the fields [North Sanpete 4 Plex Ball Fields] are terrible.”

•

“Some of the soccer fields at the [Manti City Sports Park] were in pretty rough shape.”

•

“Mount Pleasant Elementary doesn't have a good parking lot by the gym and makes it difficult. The
gyms smelled bad and like burnt rubber.”

•

“Elementary and middle schools are too crowded when [multiple sports and teams are going on] at
same time.”

* Verbatim feedback from community sports survey found in section 7 of this report
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4. COMPETITIVE & COMPARABLE
SPORTS COMPLEX ANALYSIS
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REGIONAL SPORTS FACILITIES

5
8

10
6
2

9

3

1
2
3
4
5

4
1

7

6
7
8
9
10

Outdoor Facilities
Hillman Sports Complex
Lakeside Sports Park
Orem City Center Park
Spanish Fork Sports Complex
West Jordan Soccer Complex
Indoor Facilities
Karl Malone Training Center
Sevier Valley Center
Sport City
Uintah Recreation Community Center
Wasatch County Recreation Center

Victus Advisors compiled the list above of
other sports complexes and facilities
located within the State of Utah that have
been visited or utilized by interviewees.
Many of these facilities have been utilized
for both local practices/games and regional
tournament activities.

Source: Google Maps
Notes: (1) Facilities in alphabetical order and by type (2) This list is not intended to be
comprehensive, but rather a sample of facilities that have been used or are currently
used by various sports groups that we interviewed.
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HILLMAN SPORTS COMPLEX
Payson
•

Opened: 2004

•

Total Construction Cost (Including 2021 update): $12M (in 2021 dollars*)

•

Owner/Operator: Payson City

•

Footprint: 50 acres

•

Features:
- 4 baseball/softball fields
- 2 full-sized soccer fields

•

Annual Events:
- Local Parks and Recreation programming
- Local baseball and softball games and practices
- 8-10 softball and baseball tournaments per year

•

Additional Notes:
- 6 additional baseball/softball fields will be added on the site by the end of year.
RENTAL RATES
• Baseball/Softball Fields: $100 per field per day
• Soccer: $15 per field per hour

* Estimated according to the Turner Building Cost Index
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KARL MALONE TRANING CENTER
Lehi
•

Owner/Operator: Private

•

Footprint: 25,000 sq. ft.

•

Features:
- 3 basketball courts convertible to 6 volleyball courts and 10
pickleball courts

•

Annual Events:
- Basketball, volleyball, and pickleball leagues and tournaments
- Additional events for fitness training, futsal, dances, etc.

RENTAL RATES
• Basketball: $75-$100 per court per hour
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LAKESIDE SPORTS PARK
Orem
•

Opened: 2001

•

Owner/Operator: City of Orem

•

Footprint: 55 acres

•

Features:
- 5 baseball fields
- 8 multi-use rectangular fields
- 1-mile jogging/walking path
- Playground

•

Annual Events:
- Soccer and adult softball leagues
- About 7 softball tournaments and 10 soccer tournaments

•

Additional Notes:
- Facility operators stated that they could easily host more tournament activity based on demand,
but the city’s current model prioritizes local league play.
RENTAL RATES
• Baseball & Multi-Use Fields: $125-$145 per 4-hour block per field
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OREM CITY CENTER PARK
Orem
•

Owner/Operator: City of Orem

•

Footprint: 23 acres

•

Features:
- 6 baseball fields
- 1.34-mile walking path
- Outdoor stage
- Playground

•

Annual Events:
- 3-4 baseball tournaments
- Youth baseball and tackle football practices and games

RENTAL RATES
• Baseball Fields: $125-$145 per 4-hour block per field
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SEVIER VALLEY CENTER
Richfield
•

Opened: 2003

•

Construction Cost: $19M ($35.9M in 2021 dollars*)

•

Owner/Operator: Snow College

•

Footprint:139,750 sq. ft.

•

Features:
- 1 full-sized basketball court (main arena)
- The main arena can hold up to 8 wrestling mats
- Theatre
- Atrium with classrooms

•

Annual Events:
- High school and community sports and entertainment events

RENTAL RATES
• Main Arena (For Profit): $2,000 per day
• Main Arena (Non-Profit): $1,500 per day
• Main Arena (School/Community Partner): $1,500 for the first day, and $1,250 per subsequent day

* Estimated according to the Turner Building Cost Index
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SPANISH FORK SPORTS COMPLEX
Spanish Fork
•

Opened: 1994 (subsequent expansions in 2006 and 2018)

•

Owner/Operator: Spanish Fork City

•

Footprint: 73 acres

•

Features:
- 10 baseball/softball fields
- 8 multi-use rectangular fields (various sizes)
- 6 tennis courts
- ½-mile walking path
- Playground

•

Annual Events:
- High School softball and baseball state tournaments
- Soccer leagues and smaller tournaments
RENTAL RATES
•

Baseball/Softball Fields (2-hour block): $40-$50 per field per block (extra charges for lights, etc.)
• Baseball/Softball Fields (Daily): $80-$125 per field per day (extra charges for lights, etc.)
• Rectangular Fields (Hourly): $15-$25 per field per hour (depending on size of field)
• Rectangular Fields (Daily): $60-$150 per field per day (depending on size of field)
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SPORT CITY
Draper
•

Opened: 2012

•

Owner/Operator: Private

•

Footprint: 80,000 sq. ft.

•

Features:
- 6 volleyball courts
- 4 basketball courts
- 2 futsal courts
- 2 turf fields
- Fitness studio

•

Annual Events:
- Adult and youth leagues for soccer, basketball, futsal, and volleyball.
- Camps, clinics, and academies for various sports year-round.
RENTAL RATES
• Basketball/Volleyball/Futsal Courts: $50 per court per hour
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UINTAH RECREATION COMMUNITY CENTER
Vernal
•

Opened: 2008

•

Construction Cost: $18.6M ($24M in 2021 dollars)

•

Owner/Operator: Uintah Recreation District

•

Footprint: 80,000 sq. ft.

•

Features:
- 2 basketball courts
- Competition lap pool
- Leisure pool
- Indoor elevated running track
- Aerobics room
- Dance studio
- Party rooms

•

Annual Events:
- Less than 10 basketball and volleyball tournaments per years

•

Additional Notes:
- The facility is heavily subsidized (over $600,000 annual loss) due to the operations of the pools.
RENTAL RATES
• Basketball/Volleyball: $32.50 per court per hour

56

WASATCH COUNTY RECREATION CENTER
Heber City
•

Opened: 2010

•

Owner/Operator: Wasatch County

•

Footprint: 135,000 sq. ft.

•

Features:
- 6 basketball courts
- 4 racquetball courts, 3 indoor batting cages, 3 tennis courts
- 2 large turf areas, golf simulators with putting green
- Indoor running/walking track and 2 classrooms

•

Annual Events:
- 10-12 tournaments per year for volleyball, pickleball, and gymnastics

•

Additional Notes:
- Facility operators reported that the Wasatch County Recreation is close to break-even.
- The building (a former warehouse) was purchased for $4 million ($8.1 million in 2021 dollars*)
and was repurposed for $2.5 million ($3.7 million in 2021 dollars*) for a total project cost of $11.8
million in 2021 dollars.
RENTAL RATES
• Turf: $15 per hour (Resident); $30 per hour (Non-Resident)
• Basketball Court: $30 per court per hour (Resident); $60 per court per hour (Non-Resident)
• Tournament Rate: $50 per court per hour
*Estimated according to the US Federal Reserve's Commercial Real Estate Price Index the Turner Building Cost Index
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WEST JORDAN SOCCER COMPLEX
West Jordan
•

Opened: 1996

•

Construction Cost: Estimated $25.5M in 2021 dollars*

•

Owner/Operator: City of West Jordan; Footprint: 85 acres

•

Features:
- 17 full-sized soccer fields

•

Annual Events:
- Fall and spring soccer leagues and about four (4) tournaments per year.

•

Additional Notes:
- Facility operators reported that annual revenues are approximately $80,000 against an
approximate $600,000 annual operating cost. This is largely due to the low rent charged to
residents as shown below.
- Facility operators stated that West Jordan does not have large enough hotels to lodge any of the
out-of-town visitors during tournaments, so they are forced to use surrounding cities for lodging.
This is a loss to the city regarding the direct economic impacts of this complex. The complex is
viewed more as a service to the community and not as a revenue generator.
RENTAL RATES
• Resident League Rate: $5 per hour per field
• Non-Resident League Ratee: $20 per hour per field
• Tournament Rate (More than 5 fields): $400 per day facility fee plus $20 per hour per field
* Estimated according to the Turner Building Cost Index/Does not include acquisition cost
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REGIONAL FIELD/COURT INVENTORY

Outdoor Facilities

Location

Owner

Operator

Hillman Sports Complex
Lakeside Sports Park
Orem City Center Park
Spanish Fork Sports Complex
West Jordan Soccer Complex

Payson
Orem
Orem
Spanish Fork
West Jordan

Payson City
City of Orem
City of Orem
Spanish Fork City
City of West Jordan

Payson City Recreation
Orem Recreation
Orem Recreation
Spanish Fork Parks and Recreation
West Jordan Parks Department

Indoor Facilities

Location

Owner

Operator

Karl Malone Training Center
Sevier Valley Center
Sport City
Uintah Recreation Community Center
Wasatch County Recreation Center

Lehi
Richfield
Draper
Vernal
Heber City

Private
Snow College
Private
Uintah Recreation District
Wasatch County

Private
Snow College
Private
Uintah Recreation District
Wasatch County

Rectangular
Fields

Baseball/Softball
Diamonds

2
8
8
17

10 (2)
5
6
10
-

Indoor
Fields

Indoor Basketball
Courts (3)

2
2

3
1
4
2
6

Source: Victus Advisors Research.
Notes: (1) Facilities in alphabetical order (2) Includes the six new fields that will be completed by the end of 2021 (3) Volleyball courts are
typically equal to or greater than number of basketball courts

FIELD/COURT INVENTORY NOTES
Outdoor Facilities: Facilities profiled have between two (2) and 17 rectangular fields and between five
(5) and 10 baseball/softball fields.
Indoor Facilities: Facilities profiled have between one (1) and six (6) courts. Two facilities have two (2)
indoor turf fields each.
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FACILITY RENTAL RATES
BASEBALL/SOFT BALL DIAMONDS
HOURLY RAT E
Location
LOW
HIGH

Facility
Hillman Sports Complex
Lakeside Sports Park
Orem City Center Park
Spanish Fork Sports Complex

Payson
Orem
Orem
Spanish Fork

$31
$31
$20

Facility

COURT S
HOURLY RAT E
Location
LOW
HIGH

Karl Malone Training Center
Sevier Valley Center
Sport City
Uintah Recreation Community Center
Wasatch County Recreation Center

Lehi
Richfield
Draper
Vernal
Heber City

$75
$50
$33
$30

$36
$36
$25

$100
$50
$33
$60

RECT ANGULAR OUT DOOR FIELDS
HOURLY RAT E
Location
LOW
HIGH

Facility
Hillman Sports Complex
Lakeside Sports Park
Spanish Fork Sports Complex
West Jordan Soccer Complex

Payson
Orem
Spanish Fork
West Jordan

$15
$31
$15
$5

$15
$36
$25
$20

LOW

DAILY RAT E
HIGH

$100
$80

LOW

$100
$125

DAILY RAT E
HIGH

$1,500
-

LOW
$60
$600

$2,000
-

DAILY RAT E
HIGH
$150
$600

Source: Victus Advisors Research.
Notes: (1) Facilities in alphabetical order
(2) Only facilities that provided rental rates were included

FACILITY RENTAL RATE NOTES
Baseball/Softball Diamonds: Hourly rental rates range between $20 and $36.
Courts: Hourly rental rates range between $30 and $100.
Rectangular Fields: Hourly rental rates range between $5 and $36.
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FACILITY CONSTRUCTION COSTS

Acres

Estimated 2021
Construction
Cost

2004
1996

50
85
97
85

$12,000,000
$25,500,000
$18,750,000
$18,750,000

Year
Built

Square
Feet

Estimated 2021
Construction
Cost

Outdoor Facilities

City, State

Year
Built

Hillman Sports Complex
West Jordan Soccer Complex
AVERAGE
MEDIAN

Payson
West Jordan

City, State

Indoor Facilities

Sevier Valley Center
Richfield
2003
140,000
$35,858,293
Uintah Recreation Center
Vernal
2008
80,000
$24,007,930
AVERAGE
110,000
$29,933,111
MEDIAN
110,000
$29,933,111
Sources: Victus research. Turner Building Cost Index – Q1 2021.
Note: Sorted by Facility in alphabetical order. Only facilities with available construction costs are
presented.

CONSTRUCTION COST NOTES
Outdoor Facilities: Construction costs of regional outdoor facilities in Q1 2021 dollars (the more
recently available construction cost data in the Turner Building Cost Index) ranges between
approximately $12.0 million and $25.5 million.
Indoor Facilities: Construction costs of regional indoor facilities in Q1 2021 dollars (the more recently
available construction cost data in the Turner Building Cost Index) ranges between approximately
$24.1 million and $35.9 million.
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5. STAKEHOLDER INTERVIEWS
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STAKEHOLDER INTERVIEWS
In May 2021, Ephraim City identified participants and scheduled a series of in-person, virtual, and
telephone interviews for Victus Advisors. The goals of these interviews were to gather feedback from
key stakeholders and community leaders regarding the market potential for new sports and recreation
facilities in Ephraim. The set of topics and questions included perceptions of Ephraim’s current indoor
and outdoor sports facility offerings, possible comparable and competitive sports venues and markets,
and other feedback concerning the potential new facilities.
STAKEHOLDER INTERVIEWS - Victus Advisors conducted in-person and telephone interviews with
representatives from the following seven (7) stakeholder groups (in alphabetical order):
•
•
•
•

Camino Verde Group
Ephraim City Council
Ephraim City Recreation Board
Sanpete County Economic Development

•
•
•

Six County Association of Governments
Snow College
South Sanpete School District

Key highlights of these interviews are summarized by topic in the following pages. Please note that the
highlights presented tend to focus on the topics and sentiments that were raised by multiple
interviewees, unless otherwise noted.
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STAKEHOLDER INTERVIEW SUMMARIES
COMMENTS ON CURRENT INDOOR AND OUTDOOR SPORTS FACILITIES
•

Ephraim City does not have any sports or recreation facilities of their own and currently have an
agreement to use the Ephraim City/Snow College Sports Complex.

•

There are too few indoor accommodations and not enough gym time in Ephraim for basketball and
volleyball needs.

•

Facilities that are currently used include the Horne Activity Center, school gyms, and church gyms.
The HAC is difficult to schedule for outside groups as school groups receive scheduling priority.

•

Aside from the new Manti City Sports Park and the Snow College facilities there are not adequate
fields for soccer, baseball, or softball tournaments and/or activities.
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STAKEHOLDER INTERVIEW SUMMARIES
PERCEPTION OF EPHRAIM AS A POTENTIAL HOST OF REGIONAL SPORTS TOURNAMENTS
STRENGTHS
•
Ephraim is in the center of the state and can attract visitors from both the Wasatch Front and
Southern Utah. It is also easily accessible by I-15 and I-70.
•

Outdoor activities and amenities such as biking, camping, and trails are attractive to visitors of
Ephraim and Sanpete County.

•

Snow College and its reputation and atmosphere are strengths and are often associated with
Ephraim. The Ephraim City Park/Snow College Sports Complex already hosts some tournaments
indicating that people are willing to travel to Ephraim for sports tournaments.

WEAKNESSES
•
The lack of hotels in Ephraim and Sanpete County was mentioned as one of the biggest
weaknesses of the area. Ephraim currently only has one hotel.
•

Stakeholders said that Ephraim needs expanded restaurant offerings for visitors if a new sports and
recreation facility is built.

•

Aside from the Ephraim City Park/Snow College Sports Complex, there are not adequate indoor or
outdoor sports facilities in Ephraim to host significant sports tournament activity.
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STAKEHOLDER INTERVIEW SUMMARIES (CONT.)
TRAVEL TO REGIONAL YOUTH/AMATEUR SPORTS TOURNAMENTS AND EVENTS
•

Stakeholders said that residents often travel to other locations within the State for sports
tournaments. Some locations mentioned by stakeholders included the following: Hillman Sports
Complex (Payson), Lakeside Sports Park (Orem), Spanish Fork Sports Complex (Spanish Fork),
Karl Malone Training Center (Lehi), Sevier Valley Center (Richfield), and Uintah Recreation District
Community Center (Vernal).

66

STAKEHOLDER INTERVIEW SUMMARIES
SUPPORT FOR NEW SPORTS AND RECREATION FACILITIES
OPPORTUNITIES
•
Generally speaking, stakeholders were supportive of the project. Almost everyone interviewed felt
that new sports and recreation facilities would be an asset to the community.
•

New sports and recreation facilities could attract new tournaments and events to the City and bring
visitors to the area.

•

Current recreation needs and offerings could be expanded across all age groups with new facilities.
This aligns with the City Council’s goal of improving quality of life in Ephraim.

RISKS
•
The most notable weakness mentioned by stakeholders is Ephraim’s lack of hotels. There is one
hotel and some short-term rental options (AirBnB, etc.) in Ephraim. Interviewees said that Ephraim
has the most restaurants in the County but could still benefit from an expansion of restaurant
options.
•

There is concern among stakeholders about the City’s financial risk of building and maintaining new
facilities.

•

Stakeholders said that getting community support for the project would be critical in moving it
forward especially with respect to funding the project.
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6. LOCAL USER GROUP &
REGIONAL SPORTS EVENT INTERVIEWS
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USER GROUP INTERVIEWS

In June 2021, Ephraim City identified participants and scheduled a series of telephone interviews for
Victus Advisors. The goals of these interviews were to gather feedback from potential users of new
recreation and sports facilities regarding the market potential for new facilities in Ephraim. The set of
topics and questions included perceptions of Ephraim’s current indoor and outdoor sports facility
offerings, possible comparable and competitive sports venues and markets, and other feedback
concerning the potential new facilities.
USER & EVENT INTERVIEWS - Victus Advisors conducted in-person and telephone interviews with
representatives from the following 13 groups (in alphabetical order):
•
•
•
•
•
•
•

Club GSL Volleyball
Ephraim Girls Youth Volleyball
Intermountain Lacrosse
Manti High School Basketball
Manti High School Volleyball
Manti United Soccer
Richfield High School Volleyball

•
•
•
•
•
•

Sevier Valley Center
Templar Classic Soccer
USA Wrestling Utah
Utah AAU
Utah Boys Baseball Association
Utah Girls Softball Association

Key highlights of these interviews are summarized by topic in the following pages. Please note that the
highlights presented tend to focus on the topics and sentiments that were raised by multiple
interviewees, unless otherwise noted.
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USER GROUP INTERVIEW SUMMARIES
BASEBALL/SOFTBALL
•

Baseball and softball groups currently use the Ephraim City Park/Snow College Sports Complex.
Other sports groups have said that the sports complex is currently adequate for the baseball and
softball needs of the area. Some of the challenges in using the Snow College facilities include the
high cost to use and scheduling conflicts with college and other groups.

•

Youth from Mount Pleasant, Manti, Ephraim, and Gunnison participate in the Central Utah League,
which is part of the Utah Boys’ Baseball Association (UBBA) and Utah Girls’ Softball Association
(UGSA). These youth travel around the region to play in games and tournaments.

•

The UBBA and UGSA would benefit from building four (4) to five (5) diamonds in Ephraim. These
diamonds should have removable mounds to allow from greater flexibility in use.

•

The UBBA and UGSA said that they could bring in bigger and more tournaments to the area in
conjunction with the Manti City Sports Park.
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USER GROUP INTERVIEW SUMMARIES (CONT.)
BASKETBALL
•

Locally, there are hardly any indoor gyms outside of the school gyms. These gyms include the high
school, middle school, and the Horne Activity Center.

•

Manti High School basketball teams have a need for more court space for team practices once or
twice per week during basketball season. In addition to the high school teams, local youth teams and
leagues need access to additional courts for games and practices.

•

Many users said that two (2) to three (3) full-sized basketball courts would be adequate for local and
regional use in Ephraim. Tournament organizers said that a facility with four (4) to six (6) courts
would be able to host tournaments from around the state on a regular basis.

•

A new facility would allow Manti High School and others to host more and larger tournaments in the
area. Organizers believe that Ephraim’s location allows it to draw teams from Salt Lake, Central
Utah, and Southern Utah.
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USER GROUP INTERVIEW SUMMARIES (CONT.)
LACROSSE
•

Although Ephraim is within the footprint for Intermountain Lacrosse there is no youth lacrosse
currently in Sanpete County. The hope of the organizations is that lacrosse continues to grow across
Utah.

•

Many of the venues used frequently for lacrosse on the Wasatch Front do not have multiple fields.
Some of the multi-field venues used include Legacy Events Center (Farmington) and Galena Hills
Park (Draper). Venues that can house more than two lighted lacrosse fields at a time are attractive
for events.

SOCCER
•

Groups said that Manti United and soccer in general is growing in the area. Soccer groups have
been limited in Ephraim due to field space. Ephraim City Park/Snow College Sports Complex and
Ephraim Middle School are the best fields available in the area.

•

If more fields were available more tournaments, camps, clinics, and practices could be held and
accommodated. Manti United typically runs its activities from February to June and then from August
to October.
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USER GROUP INTERVIEW SUMMARIES (CONT.)
SOCCER (CONT.)
•

Regional facilities that local groups have traveled to include Lakeside Sports Park (Orem) and the
West Jordan Soccer Complex (West Jordan).

•

Manti United said that a facility with one (1) to two (2) full-sized soccer fields that can be subdivided
into smaller youth-sized fields would meet their current needs.

•

Soccer groups said that natural grass or artificial turf works for their needs. New soccer fields should
have the right kind of grass and be properly maintained at a high level.

•

Soccer groups do not want a baseball/softball complex built with soccer fields thrown in the outfields.
The need is for separate, quality fields.

•

There is a desire for indoor soccer fields that could be used in the winter months, but that quality
outdoor fields would be used more and be more flexible.
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USER GROUP INTERVIEW SUMMARIES (CONT.)
VOLLEYBALL
•

Regional volleyball groups expressed a willingness to travel to Ephraim for tournaments.
Tournaments have been hosted in Ephraim in the past. It has been difficult to schedule court time for
events. There have been opportunities to host more events, but groups have been limited to the lack
of available courts in the area.

•

Manti High School, Ephraim Middle School, and the Horne Activity Center have been used for
volleyball activities in the area. It is difficult for groups to get enough practice time at the Snow
College facility due to scheduling and pricing for the courts.

•

Volleyball users said that a facility with four (4) to eight (8) volleyball courts would meet their needs
and allow for regional tournament activity.

•

Local volleyball groups and school teams want to host some tournaments but are unable to do more
with the current facility offerings.
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USER GROUP INTERVIEW SUMMARIES (CONT.)
WRESTLING
•

Regional wrestling groups said that there is a good amount of wrestling in Sanpete and Juab
Counties. Ephraim would be a location that could draw wrestling tournaments.

•

Ideally, a venue should be able to host most events with the ability to fit 14 mats (120’ by 300’) in an
indoor space.

•

The Legacy Events Center and Sevier Valley Center are two venues that have been used for larger
wrestling tournaments in the state.
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SUMMARY OF USER GROUP DEMAND

Outdoor User Group
Intermountain Lacrosse
Manti United Soccer
Templar Classic Soccer
Utah Boys Baseball Association
Utah Girls Softball Association

Indoor User Group
Club GSL Volleyball
Ephraim Girls Youth Volleyball
Manti High School Basketball
Manti High School Volleyball
Richfield High School Volleyball
USA Wrestling Utah
Utah AAU

Likelihood
of Usage

T ype
of Usage

Ideal
# of Diamonds/Fields

Days

T imes

Seasons

Possibly Use
Definitely Use
Possibly Use
Definitely Use
Definitely Use

Events
Practices, Games, Events
Practices, Games, Events
Events
Events

2
2
4
4

Weekends
Weekdays, Weekends
Weekdays, Weekends
Weekends
Weekends

All Day
All Day
All Day
All Day
All Day

Spring
Spring, Summer, Winter
Spring, Fall
Summer
Summer

Likelihood
of Usage

T ype
of Usage

Ideal
# of Courts

Days

T imes

Seasons

Possibly Use
Likely Use
Definitely Use
Definitely Use
Possibly Use
Possibly Use
Definitely Use

Events
Practices, Games
Practices, Games, Events
Practices, Games, Events
Events
Events
Events

2
2
3
4
1
4

Weekends
Weekdays
Weekdays, Weekends
Weekdays, Weekends
Weekends
Weekends
Weekends

All Day
Evening
All Day
All Day
All Day
All Day
All Day

Spring
Spring, Summer, Fall, Winter
Spring, Winter
Spring, Winter
Spring
Spring
Spring

Source: Victus research
Notes: User Groups sorted in alphabetical order. This is likely a partial list of potential users, based solely on the interviewees contacted by
Victus Advisors.

SUMMARY OF POTENTIAL USERS

Several groups that were interviewed expressed interest in using new sports facilities in Ephraim.
Groups’ usage ranged from weekday use for games and practices to weekend tournament usage.
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7. LOCAL SPORTS & RECREATION
COMMUNITY SURVEY
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ONLINE SURVEY:
EPHRAIM CITY SPORTS COMMUNITY
In addition to interviews with stakeholders and user groups conducted by Victus Advisors in May and
June 2021, the City of Ephraim conducted online surveys with 186 local parents, participants, coaches,
and other such members of the amateur sports community in Ephraim City. Victus analyzed the survey
which is presented in this section. The survey link was distributed by the City of Ephraim via their website
and social media channels. The general survey topics included, but were not limited to:
•
•
•
•

General demographic information
Sports and recreation facilities frequented in the Ephraim and Sanpete County area
General attitudes toward amateur sports in Ephraim and Sanpete County
Ideal features of amateur sports host cities and facilities

Sanpete County Sports Community, respondent profile:
•
•
•
•
•
•
•

87% of respondents reside in Ephraim
28% Male, 71% Female, 1% Prefer not to say
84% between the ages of 25 and 64 (59% age 25 to 44, 25% age 45 to 64)
94% White (Non-Hispanic), 3% Hispanic/Latino, 3% Other
Median Household Income: $60,000 - $80,000
70% live in a household with children under 18 (median # of children in household: 2)
78% live in a household where at least one member has participated in organized amateur sports in
Ephraim or Sanpete County
78

FACILITY RATING METHODOLOGY

As part of the community survey process, the City of Ephraim gathered feedback from local sports
participants regarding their satisfaction with the primary outdoor and indoor sports venues that are
utilized within Sanpete County. Survey respondents were asked to rate their satisfaction with each facility
on a 7-point scale, in which “7” represents “Very Satisfied” and “1” represents “Very Dissatisfied”.
Based on these satisfaction ratings, Victus Advisors has assigned a “Top-2 Box Rating” to each facility
that is presented on the following page. Top-2 Box Rating represents the combined scores of “7” and “6”
given to each facility by local users, representing the highest levels of satisfaction.

7

6

5

4

3

2

1

General Top-2
Box score
standards for
satisfaction
analysis

80%+

• Excellent

65-80%

• Good

50-65%

• Average

< 50%

• Below Average

Top-2 Box Rating (% 7 or 6)

Our Top-2 Box methodology is a best-in-class approach to satisfaction measurement. This methodology
is used by Victus Advisors in this section to help indicate the current condition, based on direct user
input, of amateur outdoor and indoor sports facilities in Sanpete County.
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SATISFACTION WITH SPORTS FACILITIES

Only four (4) venues received Top-2-box scores of 50% or more. The three lowest scoring venues were
located in Mount Pleasant.

Notes: Sorted by Top-2 Box score in descending order
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HISTORY OF AMATEUR SPORTS INVOLVEMENT

Notes: (1) Sorted by Role score in descending order (2) Respondents were allowed to select more than one response

35% of the respondents were parents of current or past youth sports participants,
and more than 20% had been a coach or administrator.

81

AMATEUR SPORTS INVOLVEMENT BY SPORT

Notes: (1) Sorted by Sport score in descending order (2) Sports shown above were selected by a minimum of 3% of respondents

Basketball, Baseball, and Soccer were the three sports that survey respondents were most involved
with in Ephraim and Sanpete County.
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REASONS FOR NON-PARTICIPATION
Primary reason for current lack of participation in sports
community:

Notes: (1) Sorted by reason in descending order (2) Reasons shown above were selected by a minimum of 10% of
respondents

Out of the respondents that have not participated in sports in Ephraim or Sanpete
County, ‘I have no children or my children are too young or too old’ was the primary
reason. ‘Other reason’ was primarily health and weather related, while ‘Desired sport
is not available’ was primarily tennis and track and field.
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EPHRAIM & SANPETE COUNTY SPORTS FACILITIES
Have you ever attended or participated in a sports event at the following
Ephraim/Sanpete County area amateur sports facilities?

Note: Sorted by Sports Facility score in descending order

Ephraim City/Snow College Sports Complex (16%) was cited as the venue most visited in
the local area.

84

ESTABLISHED SPORTS
Which established sports have been developed most successfully in Sanpete County?

Notes: (1) Sorted by Sports score in descending order (2) Sports shown above were selected by a minimum of 3% of
respondents

Soccer, Baseball/Softball, and Basketball were identified as the most established
sports in Sanpete County (86% of respondents).
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EMERGING SPORTS
Which emerging or underserved sports have the most potential in Sanpete County?

Notes: (1) Sorted by Sports score in descending order (2) Sports shown above were selected by a minimum of 5% of respondents

Pickleball was identified as the underserved sport with the most long-term potential in Sanpete
County. Mountain Biking, and Volleyball, and Swimming were also identified as having long-term
potential, in addition to Soccer which was also recognized as the most established local sport.
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AMATEUR OUTDOOR SPORTS TRAVEL
Have you ever traveled to another City or Town outside of
Sanpete County to coach, participate in, or watch an amateur
sports event?

74% of respondents have traveled outside of Sanpete
County for amateur sports.
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OTHER AMATEUR SPORTS DESTINATIONS

City
St. George
Bountiful
Ephraim
Cedar City
Manti
Richfield

% Chosen as Best
33%
14%
8%
6%
6%
6%

Note: Cities shown above were selected by a minimum of 5% of
respondents

Reason for
Choosing Best Community
Quality of sports facilities
Nearby hotel/lodging options
Community interest/support for amateur sports events
Climate/weather
Note: Reasons shown above were selected by a minimum of 5% of respondents

Percent
Chosen
55%
20%
14%
7%

33% of respondents
chose St. George as the
city that does the best
overall job as an
amateur sports host.
14% of respondents also
recognized Bountiful as
one of the best sports
destinations.
55% of respondents
cited Quality of sports
facilities as the primary
reason in determining
the best overall job as an
amateur host.
The finding that the #1
factor is providing a highquality sports facility is
consistent with Victus
Advisors’ findings on
similar projects across
the country.
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SUPPORT FOR SPORTS FACILITIES IN EPHRAIM
Which of the following indoor recreation facilities would
you be willing to support
in Ephraim City?

Notes: (1) Sorted by facility score in descending order (2) Facilities shown
above were selected by a minimum of 5% of respondents

Which of the following outdoor recreation facilities would
you be willing to support
in Ephraim City?

(1) Sorted by facility score in descending order (2) Facilities shown above
were selected by a minimum of 5% of respondents

Respondents were interested in a wide range of new sports facilities. The responses were very fragmented,
with 20 different facility types receiving interest from between 5% to 17% of respondents, including:
•
•

Indoor Recreation Facilities: Respondents showed the most support for an Indoor Pool, Multi-Use
Space, Weight Room/Workout Room, and Basketball/Volleyball Courts.
Outdoor Recreation Facilities: Respondents showed the most support for a Looped Walking Path, an
Outdoor Swimming Pool, Green Space, Skate Park, and Outdoor Basketball Courts.
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OTHER SPORTS DESTINATIONS VS. EPHRAIM

How does your most frequent sports travel destination compare to Ephraim?

Note: Sorted by ‘Ephraim is Worse’ score in descending order

Respondents rated Ephraim poorly as a sports destination relative to other sports travel destinations
they’ve visited. In particular, they noted that Ephraim lacks nearby lodging and family entertainment
options, as well as the limited quantity and quality of sports facilities in the area. On the other hand,
Ephraim rated more favorably in terms of long-distance travel access, desirability of the climate, and
community safety.
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OVERALL IMPRESSION OF EPHRAIM AREA
AMATEUR SPORTS COMMUNITY
Please rate your overall impressions of the Ephraim/Sanpete County
youth/amateur outdoor sports community:

Note: Sorted by Top-2 Box score in descending order

Overall ratings of the Ephraim/Sanpete County amateur sports community were poor. The most
significant negative impression (Bottom-3 Box score of 48%) was given to Opportunities for
participation for people with disabilities.
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VERBATIM FEEDBACK:
SELECTED COMMENTS
•

“I feel that an indoor/outdoor facility with multiple uses would be a great addition to our growing
Ephraim. We need a swimming pool that’s twice the size of [the pool at the Horne Activity Center],
an area where the whole community feels they can attend for basketball, volleyball, etc. sports, and
an area big enough to host other schools, concerts, etc. Kind of like the Sevier Valley Center. With
that said, we will need more hotels, and [dining options]. Building a facility big enough for the growth
of what’s to come in the near future would bring revenue and money into our community. We need to
think bigger and we need to think about how much more this town is going to grow and plan for the
growth.”

•

“I would love to see options for adults, fitness classes, yoga, etc. If there is a recreation center I hope
that a childcare facility of someone sort would be put in to make it easier for moms to be active. I
love the city league sports and I think they do a great job teaching skills and having fun. It would be
nice not to have to fit so many teams at the schools. We desperately need some kind of trail or
something up Ephraim Canyon Road. Someone is going to get hurt or killed as it is.”

•

“I have a 9-year-old with down syndrome and would love to see an adaptive sport class (where
multiple activities are done) and an adaptive gymnastics class. It could even be a parent/child class
where parents stayed and participated. My son would not do well in a fast-paced quick learning
environment, and I would love for him to be able to participate and be active on his level with others
experiencing the same challenges.”
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VERBATIM FEEDBACK:
SELECTED COMMENTS (CONT.)
•

“We need walking/bike paths in Sanpete County and Ephraim. Ephraim is in great need of a
recreation center and also a director who is willing to bring tournaments to Ephraim and someone
willing to write grants to help finance the areas we need.”

•

“We need more available space both indoors and outdoors. Multifunctional spaces that can be used
for more than one sport.”

•

“The top priority of Ephraim Rec should be building a facility with multiple indoor basketball gyms.
That is what Ephraim could use the most.”

•

“It would be nice to have a dedicated facility for Ephraim residents separate from Snow College and
more recreation opportunities for adults.”

•

“An indoor recreation center not connected to Snow College would be awesome. It’s hard to take my
young kids to swim or do anything at or near the college with the students. I enjoy the batting cages
and an indoor batting cage would be awesome as well.”
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8. RECREATIONAL SPORTS COMPLEX
DEMAND ASSESSMENT
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OVERVIEW

Our demand assessment is based primarily upon the following primary and secondary research
conducted by Victus Advisors over the course of this study:
•
•
•
•

Analysis of the City of Ephraim’s unique market characteristics.
Review of comparative and competitive facilities.
Community feedback via interviews and survey.
Interviews conducted with event organizers and operators.

Based on customized research and our extensive industry experience, we have identified that community
demand exists for outdoor and indoor recreational facilities in Ephraim. The following pages summarize
our market demand findings.
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SUMMARY OF MARKET DEMAND FINDINGS
OUTDOOR SPORTS FIELDS
•

Soccer/Rectangular Fields: Victus identified demand for four (4) to six (6) full-sized rectangular fields
that could be divided in smaller fields for youth sports. Rationale: Soccer groups have been limited in
Ephraim due to field space. If more fields were available more tournaments, camps, clinics, and
practices could be held and accommodated. Additionally, the Ephraim Recreation Department is
looking to expand its current offerings to include additional programming such as outdoor sports,
sports camps, etc.

•

Baseball/Softball Fields – Victus identified demand for four (4) multi-use Little League baseball/fastpitch softball fields (outfield fence can be between 200 and 275 feet) and at least two (2) baseball
fields (outfield fence is at least 300 feet). The four Little League/softball fields can be in a 4-plex
configuration. Rationale: The UBBA and UGSA would benefit from building four (4) to five (5)
diamonds in Ephraim. These diamonds should have removable mounds to allow from greater
flexibility in use. The UBBA and UGSA also said that they could bring in bigger and more
tournaments to the area in conjunction with the Manti City Sports Park.

OTHER OUTDOOR AMENITIES
•

Walking Tracks, Outdoor Courts, Etc.: Victus also identified demand for additional outdoor park
amenities such as a trail system and/or walking/jogging track, pickleball and tennis courts, and
outdoor basketball courts. Rationale: Given that Ephraim City seeks to meet the community’s needs
for recreational space, additional amenities rather than just sports fields can enhance quality of life.
Survey respondents showed the most support for a looped walking path, green space, and an
outdoor swimming pool.
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SUMMARY OF MARKET DEMAND FINDINGS (CONT.)
INDOOR SPORTS COURTS
•

Basketball/Volleyball: Victus identified demand for at least four (4) full-sized basketball courts
convertible to 1.5x volleyball courts per basketball court. These column-free, hardwood surfaces
could also be used by wrestling, pickleball, futsal, etc. Victus also recommends indoor turf space
that can be used by local soccer, football, and baseball/softball groups during the winter months.
Rationale: Many users said that two (2) to three (3) full-sized basketball courts would be adequate
for local and regional use in Ephraim. Tournament organizers said that a facility with four (4) to six
(6) courts would be able to host tournaments from around the state on a regular basis. Volleyball
users said that a facility with four (4) to eight (8) volleyball courts would meet their needs and allow
for regional tournament activity.

OTHER INDOOR AMENITIES
•

Fitness Equipment, Indoor Track, Climbing Wall, Etc.: Victus also identified demand for additional
indoor sports amenities such as fitness/weight rooms, an elevated indoor track (typically above the
gym/court space), and climbing wall. Rationale: When asked about support for indoor recreational
facilities, survey respondents showed the most support for an indoor pool, multi-use space, and a
weight room/workout room, followed closely by rock climbing walls and an indoor track.
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RECOMMENDATION FOR FUTURE PHASES

Victus recommends that aquatic facilities (whether indoor or outdoor) be considered in future phases of
the City’s long-term recreational facility development plan.
Some survey respondents expressed interest in a community pool (whether indoor or outdoor). However,
it should be noted that our research shows that pools are among the most costly recreational facilities to
operate and maintain, requiring larger annual operating subsidies as well as more frequent capital
maintenance than most other community recreation amenities. As one example, Lindon City reported
over $1.6 million in operational and staffing expenses for the Lindon Aquatics Center in the 2019 Fiscal
Year, which is only a seasonal outdoor venue. Year-round operating costs for indoor aquatic facilities are
typically significantly higher.
As a result, our current recommendations for Ephraim City Recreation are focused on multi-use indoor
and outdoor recreational amenities to meet demand for the largest number of Ephraim residents and
existing recreational programs for fields, courts, fitness, etc. It is also our recommendation that a pool
(whether indoor or outdoor) should be considered in a future phase of recreational facility development,
however at this juncture we are only recommending an outdoor water feature be included in the current
development programs, such as a splash pad that could be utilized by families during the summer
months.
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INITIAL DISCUSSION OF POTENTIAL COSTS

Outdoor Facilities

City, State

Year
Built

Hillman Sports Complex
West Jordan Soccer Complex
AVERAGE
MEDIAN

Payson
West Jordan

2004
1996

T otal
Fields

Estimated 2021
Construction
Cost

Estimated 2021
Construction
Cost Per Field

6
17
59
17

$12,000,000
$25,500,000
$18,750,000
$18,750,000

$2,000,000
$1,500,000
$1,750,000
$1,750,000
Estimated 2021
Construction
Cost Per Sq. Ft.
$256
$300
$278
$278

Indoor Facilities

City, State

Year
Built

Square
Feet

Estimated 2021
Construction
Cost

Sevier Valley Center
Uintah Recreation Center
AVERAGE
MEDIAN

Richfield
Vernal

2003
2008

140,000
80,000
110,000
110,000

$35,858,293
$24,007,930
$29,933,111
$29,933,111

Sources: Victus research. Turner Building Cost Index – Q1 2021.
Note: Sorted by Facility in alphabetical order

CONSTRUCTION COSTS NOTES
Outdoor Facilities: Construction costs of regional outdoor facilities in Q1 2021 dollars (the more
recently available construction cost data in the Turner Building Cost Index) ranges between
approximately $12.0 million and $25.6.5 million.
Indoor Facilities: Construction costs of regional indoor facilities in Q1 2021 dollars (the more recently
available construction cost data in the Turner Building Cost Index) ranges between approximately
$24.1 million and $35.9 million.
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INITIAL DISCUSSION OF POTENTIAL COSTS (CONT.)

Outdoor Sports Fields:
• Estimated $15-$20 million in Q1 2021 construction dollars*
• Recommended program includes a minimum of four (4) multi-use outdoor fields and six (6)
baseball/softball fields, and support amenities such as parking, concessions, play
structure/splash pad, walking trails, and outdoor courts (pickleball, tennis, basketball).
Indoor Sports Center:
• Estimated $20-$24 million in Q1 2021 construction dollars* for an 80,000 square foot facility.
• Recommended program includes a minimum of four (4) full-sized basketball courts convertible
to 1.5x volleyball courts, as well as fitness equipment, elevated indoor track, and a climbing
wall.
* Notes regarding construction cost estimates:
• During the COVID-19 pandemic, there has been significant volatility in construction cost estimates due to the impact of

COVID-driven supply shortages and supply chain disruptions on both the construction material and labor markets. Our
estimates reflect construction market conditions as of Q1 2021 according to Turner Construction, however the City should
closely monitor the construction market and develop more detailed cost estimates in future phases of planning.
• These construction cost estimates represent “full build-out” including the recommended # of fields/courts, other recreational

amenities, and support amenities such as parking, concessions, and restrooms. It is likely that the City could consider
phasing the construction project in order to make it more financially feasible over time.
• These estimates are based primarily on comparable sports/recreation complex construction costs regionally, adjusted to Q1

2021 construction dollars via the Turner Building Cost Index. The City’s future steps after the completion of this feasibility
study should include development of detailed cost estimates by qualified architects/engineers based upon detailed
architectural plans for the proposed site.
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9. CONCEPTUAL PLAN DEVELOPMENT
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OVERVIEW
Based upon the market research results presented in this report and our
recreational sports complex demand assessment, Victus Advisors engaged
ICG, Inc., to develop conceptual plans for the proposed new recreational
sports complex in Ephraim.
As noted in Section 8 of this report, Victus preliminarily estimated that new recreational sports facilities in
Ephraim (based on construction costs at recent comparable projects) could cost approximately: a) $15$20 million in 2021 construction dollars for an outdoor complex with four (4) multi-use outdoor fields, six
(6) baseball/softball fields, and support amenities such as parking, concessions, play structure/splash
pad, walking trails, and outdoor courts (pickleball, tennis, basketball); and/or b) $20-$24 million in Q1
2021 construction dollars for an 80,000 square foot indoor recreational sports facility with a four (4) fullsized basketball courts convertible to 1.5x volleyball courts, as well as fitness equipment, elevated indoor
track, and a climbing wall. The conceptual designs developed by ICG are based on this recommended
program, with the following versions depending on land availability:

•
•
•

Base Option – Full recommended program on currently available land at Ephraim Crossing and west.
Alternative A – Full recommended program, shifting a portion of outdoor complex from west to north.
Alternative B – Reduced program, shifting all outdoor amenities from the west to the north.

ICG’s concept drawings on the following pages include site plans/layouts and on-site building concepts,
with the Base Option developed in color and the Alternatives shown as black and white layout sketches.
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BASE OPTION

The Base Option above reflects the full recommended program developed by Victus Advisors and is
located on all of the acreage currently owned by the City at Ephraim Crossing. Key amenities include:
• Outdoor complex on the west side of S 400 W, with six (6) baseball/softball fields, four (4)
soccer/football fields, batting cages, four (4) outdoor basketball courts, four (4) tennis courts, four (4)
pickleball courts, splash pad, tot lots, open recreational/gathering space, concessions, restrooms,
and 1,465 parking stalls.
• Indoor sports facility on the east side of S 400 W, with four (4) basketball courts convertible to eight
(8) volleyball courts, indoor/outdoor artificial turf fields, fitness center, and indoor track.
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BASE OPTION – BUILDING DETAIL
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ALTERNATIVE A

Alternative A above shows a scenario where the full acreage west of S 400 W is not available for a new
recreational sports complex. As a result the outdoor complex is split, with the baseball/softball amenities
south of W 400 S, and the soccer fields, outdoor basketball courts, tennis courts, splash pad, tot lots, and
open recreational/gathering space located on other City-owned property to the north of W 400 S.
105

ALTERNATIVE B

Lastly, Alternative B shows a scenario where none of the acreage west of S 400 W is available for a
recreational sports complex. As a result, the outdoor complex would be reduced to 4 baseball/softball
fields, 2 outdoor fields, no green space, and 795 parking stalls to fit on the property north of W 400 S.
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10. USAGE PROJECTIONS &
OPERATING PRO FORMA
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OPERATING PRO FORMA OVERVIEW

Victus has developed usage and financial projections for the following amenities and features, as shown
in the Base Option conceptual design in the previous section:
•

Four (4) full-sized multi-use, rectangular, artificial fields with lights. Full-sized fields should also
be designed to be sub-dividable for small-sided soccer (younger age groups).

•

Four (4) multi-use Little League baseball/fast-pitch softball fields

•

Two (2) baseball fields

•

Indoor gym space with at least four (4) full-sized basketball courts convertible to 1.5x volleyball
courts per basketball court. These column-free, hardwood surfaces could also be used by
wrestling, pickleball, futsal, etc.

•

At least one (1) full-sized indoor turf field for soccer, lacrosse, football, and other field sports.
The field could be subdivided into two (2) smaller fields via ceiling-hung partition nets

•

Ideally, support areas and amenities should at least include a concessions stand with picnic
tables, office/administrative space, storage, and parking
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KEY ASSUMPTIONS
The following key assumptions were utilized by Victus Advisors in order to develop operating and
financial projections for new recreational facilities in Ephraim:
• Please note that these projections were developed during the COVID-19 pandemic. However, our
projections represent a stabilized year of operations which is expected to occur by the third year of
operations, at which point the pandemic is assumed to be over.
• It is assumed that the facilities will be owned by Ephraim City and thus exempt from property taxes.
• The complex will be operated and maintained by the Ephraim City Recreation Department, and it is
assumed that the courts and fields would be rented at relatively affordable rates to maximize access,
similar to current rates in Sanpete County.
• It is assumed that the indoor sports center will also offer group fitness classes, and other programs.
Our financial model assumes that these programs would be included in annual membership rates.
• No assumptions have been made yet for annual debt service or long-term capital improvement funds.
• Revenues and expenses are based upon the recommended building program and Base Model
conceptual design presented in previous sections of this report.
• The facilities will offer affordable rental rates and market to both local teams and regional tournaments.
Additionally, the facilities will be designed to compete against other regional sports complexes in
attracting tournament usage and sports tourism.
• These projections are based on current market circumstances, and therefore assume that there will be
no other major changes to the available sports facility inventory within Sanpete County.
• The financial projections displayed on the following pages utilize a variety of additional assumptions,
including data gathered from third-party sources, and Victus Advisors’ industry experience. There will
be differences between these projections and actual events, and these differences may be material.
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10. USAGE PROJECTIONS &
OPERATING PRO FORMA
A. INDOOR SPORTS CENTER
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INDOOR COURTS: ESTIMATED ANNUAL UTILIZATION
It is estimated that the indoor courts portion of new recreational facilities in Ephraim could host approximately
10 annual sports tournaments, primarily on the weekends. While weekend tournaments and events would
draw athletes, spectators, and participants from outside of Sanpete County (Friday through Sunday), it
should be noted that local use (local programming, practices, etc.) would primarily be local Ephraim and
Sanpete County residents (typically Monday through Thursday).

Facility
Hours

Event
Local Hourly Court Rentals
Parks & Rec Programming
Sports Tournament Rentals
T OT AL

2,400
1,400
700
4,500

Note: Sorted by Facility Hours in descending order

Estimated Annual Volleyball Tournaments: 4
Estimated Annual Basketball Tournaments: 4
Estimated Annual Other Sports Tournaments: 2
Total Estimated Annual Visits: 125,500*

_________________________________________________________________________
*Notes: (1) Includes estimated athletes, officials, coaches, parents/family, spectators, etc. (2) Represents unique daily visits. For example, if an
athlete participated in practices on a Tuesday and a Thursday one week, that would count as two (2) unique visits that week.
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INDOOR COURTS:
ESTIMATED ANNUAL UTILIZATION BY MONTH
Court
Hours:

Victus Advisors estimates that usage of the indoor courts portion of the new recreational facilities in
Ephraim would remain fairly consistent year-round, with a dip in activity June through October.
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INDOOR TURF: ESTIMATED ANNUAL UTILIZATION
It is estimated that the indoor turf portion of new recreational facilities in Ephraim could host approximately 2
annual sports tournaments, primarily on the weekends. While weekend tournaments and events would draw
athletes, spectators, and participants from outside of Sanpete County (Friday through Sunday), it should be
noted that local use (local programming, practices, etc.) would primarily be Ephraim and Sanpete County
residents (typically Monday through Thursday).

Facility
Hours

Event
Parks & Rec Programming
Local Hourly Field Rentals
Sports Tournament Rentals
T OT AL

1,000
600
70
1,670

Note: Sorted by Facility Hours in descending order

Estimated Annual Soccer Tournaments: 2
Total Estimated Annual Visits: 43,800*

_________________________________________________________________________
*Notes: (1) Includes estimated athletes, officials, coaches, parents/family, spectators, etc. (2) Represents unique daily visits. For example, if an
athlete participated in practices on a Tuesday and a Thursday one week, that would count as two (2) unique visits that week.
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INDOOR TURF:
ESTIMATED ANNUAL UTILIZATION BY MONTH
Turf
Hours:

Victus Advisors estimates that usage of the indoor turf portion of new recreational facilities in Ephraim
would peak November through March.
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TOTAL ESTIMATED OUT-OF-TOWN VISITATION:
INDOOR COURTS & TURF
It is estimated that visitors from outside of Ephraim/Sanpete County could account for about 34% of
annual attendance at the indoor portion of new recreational facilities in Ephraim.
It is assumed that weekday usage would primarily be regional programming, including youth and adult
sports. Whereas weekend use would primarily be dedicated to youth/amateur sports tournaments.

In-Town Visits
Out-of-Town Visits
T OT AL VISIT ORS

Weekday

Weekend

T OT AL

109,000
27,000
136,000

3,300
30,000
33,300

112,300
57,000
169,300

*Notes: (1) “Out-of-town” refers to visitors from
outside Ephraim/Sanpete County. (2) Visitors
include estimated athletes, officials, coaches,
parents/family, spectators, etc. Visitors also
represent unique daily visits. For example, if an
athlete participated in practices on a Tuesday and
a Thursday one week, that would count as two (2)
unique visits that week.

Weekday

Weekend
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10. USAGE PROJECTIONS &
OPERATING PRO FORMA
B. OUTDOOR SPORTS FIELDS
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MULTI-USE FIELDS: ESTIMATED ANNUAL UTILIZATION
It is estimated that the multi-use fields portion of new recreational facilities in Ephraim could host
approximately 5 annual sports tournaments, primarily on the weekends. While weekend tournaments and
events would draw athletes, spectators, and participants from outside of Sanpete County (Friday through
Sunday), it should be noted that local use (local programming, practices, etc.) would primarily be local
Ephraim and Sanpete County residents (typically Monday through Thursday).

Facility
Hours

Event
Parks & Rec Programming
Local Hourly Field Rentals
Sports Tournament Rentals
T OT AL

1,400
1,200
400
3,000

Note: Sorted by Facility Hours in descending order

Estimated Annual Soccer Tournaments: 4
Estimated Annual Other Sports Tournaments: 1
Total Estimated Annual Visits: 78,000*

_________________________________________________________________________
*Notes: (1) Includes estimated athletes, officials, coaches, parents/family, spectators, etc. (2) Represents unique daily visits. For example, if an
athlete participated in practices on a Tuesday and a Thursday one week, that would count as two (2) unique visits that week.
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MULTI-USE FIELDS:
ESTIMATED ANNUAL UTILIZATION BY MONTH
Field
Hours:

Victus Advisors estimates that usage of the multi-use fields portion of new recreational facilities in
Ephraim would be consistent between March and November.

118

BALL FIELDS: ESTIMATED ANNUAL UTILIZATION
It is estimated that the ball portion of new recreational facilities in Ephraim could host approximately 15
annual sports tournaments, primarily on the weekends. While weekend tournaments and events would draw
athletes, spectators, and participants from outside of Sanpete County (Friday through Sunday), it should be
noted that local use (local programming, practices, etc.) would primarily be local Ephraim and Sanpete
County residents (typically Monday through Thursday).

Facility
Hours

Event
Sports Tournament Rentals
Local Hourly Field Rentals
Parks & Rec Programming
T OT AL

2,000
1,900
400
4,300

Note: Sorted by Facility Hours in descending order

Estimated Annual Baseball/Softball Tournaments: 15
Total Estimated Annual Visits: 148,000*

_________________________________________________________________________
*Notes: (1) Includes estimated athletes, officials, coaches, parents/family, spectators, etc. (2) Represents unique daily visits. For example, if an
athlete participated in practices on a Tuesday and a Thursday one week, that would count as two (2) unique visits that week.
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BALL FIELDS:
ESTIMATED ANNUAL UTILIZATION BY MONTH
Ball
Field
Hours:

Victus Advisors estimates that usage of the ball fields portion of new recreational facilities in Ephraim
would peak in the summer months.
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ESTIMATED OUT-OF-TOWN VISITATION:
OUTDOOR SPORTS FIELDS
It is estimated that out-of-town visitors could account for about 56% of annual attendance at the outdoor
portion of new recreational facilities in Ephraim.
It is assumed that weekday usage would primarily be local programming, including youth and adult sports.
Whereas weekend use would primarily be dedicated to youth/amateur sports tournaments.

In-Town Visits
Out-of-Town Visits
T OT AL VISIT ORS

Weekday

Weekend

T OT AL

89,000
29,000
118,000

11,000
97,000
108,000

100,000
126,000
226,000

Weekday

Weekend

*Notes: (1) “Out-of-town” refers to visitors from
outside Ephraim/Sanpete County. (2) Visitors
include estimated athletes, officials, coaches,
parents/family, spectators, etc. Visitors also
represent unique daily visits. For example, if an
athlete participated in practices on a Tuesday and
a Thursday one week, that would count as two (2)
unique visits that week.
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10. USAGE PROJECTIONS &
OPERATING PRO FORMA
C. OPERATING PRO FORMA
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FINANCIAL PRO FORMA:
STABILIZED YEAR OF OPERATIONS
In a stabilized year of
operations, it is estimated by
Victus Advisors that the
combined operations of new
recreational facilities in
Ephraim could operate at an
approximately 42% cost
recovery.
It should be noted that our
model assumes the indoor
component is built first, and
that it could be expected to
operate at an approximately
$581,000 deficit. Adding the
second component (outdoor)
would add new revenue
streams while generating
smaller incremental expenses
due to the ability to share
overhead expenses between
both components. It is
expected that the same could
be true if the outdoor
component was built first.

Operating Revenues:
Rental Income (Tournaments, Practices, etc.)
Sports Programming (Leagues, Camps, Clinics)
Fitness Center Membership (Annual, Monthly, Daily)
Concessions & Merchandise (Net)
Advertising & Sponsorship
Other
T otal Revenues:

Phase 1
Indoor
$189,000
$13,000
$74,000
$70,000
$47,000
$10,000
$403,000

Phase 2
Outdoor
$100,000
$38,000
$52,000
$33,000
$10,000
$233,000

Combined
Operations
$289,000
$51,000
$74,000
$122,000
$80,000
$20,000
$636,000

Operating Expenses:
Salaries, Wages, & Benefits
Program Expenses
Utilities (Assumes lights on outdoor fields)
Advertising, Marketing, & Promotion
General, Administrative, & Other
Maintenance/Repair
Materials/Supplies
T otal Expenses:

$506,000
$8,000
$170,000
$50,000
$100,000
$75,000
$75,000
$984,000

$149,000
$23,000
$120,000
$50,000
$75,000
$50,000
$75,000
$542,000

$655,000
$31,000
$290,000
$100,000
$175,000
$125,000
$150,000
$1,526,000

($581,000)
41%

($309,000)
43%

($890,000)
42%

EBIT DA
EST IMAT ED COST RECOVERY

Notes:
(1) Presented in 2021 dollars. Stabilized year of operations typically occurs by Year 3.
(2) EBITDA represents “earnings before interest, taxes, depreciation, and amortization
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FINANCIAL PRO FORMA:
LONG-TERM OPERATIONS & CAPITAL RESERVE MODEL
Operating Revenues:
Indoor Component
Outdoor Component
Combined Revenues

Year:
1

3

5

7

10

15

20

25

$282,100
$163,100
$445,200

$403,000
$233,000
$636,000

$427,543
$247,190
$674,732

$453,580
$262,244
$715,824

$495,639
$286,561
$782,200

$574,582
$332,202
$906,784

$666,098
$385,113
$1,051,211

$772,190
$446,452
$1,218,642

$1,262,000
$655,000
$1,917,000

$1,262,000
$655,000
$1,917,000

$1,338,856
$694,890
$2,033,745

$1,420,392
$737,208
$2,157,600

$1,552,101
$805,567
$2,357,668

$1,799,310
$933,873
$2,733,184

$2,085,894
$1,082,615
$3,168,509

$2,418,123
$1,255,048
$3,673,170

($1,471,800)
($220,000)
($1,691,800)

($1,281,000)
($233,398)
($1,514,398)

($1,359,013)
($247,612)
($1,606,625)

($1,441,777)
($262,692)
($1,704,468)

($1,575,468)
($287,050)
($1,862,519)

($1,826,400)
($332,770)
($2,159,169)

($2,117,298)
($385,771)
($2,503,069)

($2,454,528)
($447,215)
($2,901,743)

Operating Expenses:
Indoor Component
Outdoor Component
Combined Expenses

EBITDA
Annual Capital Reserve Funding
T OT AL - ANNUAL FUNDING REQUIREMENT S

Notes:
(1) EBITDA represents “earnings before interest, taxes, depreciation, and amortization
(2) Year 3 represents a stabilized year of operations for both the indoor and outdoor component
(3) It is assumed that the total project would cost approximately $44 million

The above table illustrates a 25-year pro forma for new recreation facilities in Ephraim and includes an
estimate for annual capital reserve funding.
In addition to the annual operations new recreational facilities in Ephraim, current industry best practices
recommend budgeting for long-term capital improvement needs. We typically recommend that an amount
equal to at least 0.5% of facility construction (it is assumed to be $44 million), adjusted annually for inflation,
should be contributed annually to a capital reserve fund. This capital reserve fund can be drawn upon by the
project owner to pay for necessary capital maintenance and improvements as the facilities age.
In the table above, it is estimated over a 25-year period that $8 million in total funding would be required to
both provide capital maintenance and subsidize the operations of new recreational facilities in Ephraim.
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REVENUES
Revenue generated by the proposed new recreational facilities in Ephraim is expected to consist
primarily of rental income, program revenue, concessions, and advertising. A brief description of each
potential revenue source is provided below.
Rental Income:
Facility rent is typically one of the largest revenue sources for a multi-events facility. Rentals typically
occur for practices and league play (primarily local-use within Ephraim and Sanpete County) and
tournaments/meets (regional usage). We have conservatively assumed, based on competitive rental
rates within the market, that average rental rates for the facility would be approximately $45 per hour per
court, $75 per hour for the indoor turf field, $30 per multi-use field per hour, and $20 per ball field per
hour. Lastly, we have assumed a tournament rate of approximately $1,750 per day for the entire indoor
court space, $700 per day for the indoor turf field, $1,500 per day for the multi-use field space, and $400
per day for the ball fields.
Parks & Rec Programming (Leagues, Camps, etc.):
Programming revenue consists of an estimate of revenue from Ephraim City Recreation Department
programs and leagues that would be conducted at the new recreational facilities. These estimates are
based upon the Ephraim City's current fees for recreational programming and leagues.
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REVENUES (CONT.)
Fitness Center Membership:
Membership/admission fees consist of daily, monthly, and annual passes available for purchase by
individuals, couples, and families. Based upon competitive market rates within Sanpete County, we have
assumed that the fitness center would generate approximately $25 per month per member for
membership and program fees, with an average of approximately 400 members per month (either paying
annually or monthly). Our model assumes that group fitness classes and programs would be included in
annual membership rates.
Concessions & Merchandise:
Concessions and merchandise revenue consists of sales of various food and beverage items as well as
sports equipment and apparel at various points-of-sale throughout the facilities. Gross revenue
assumptions are based on estimated usage and attendance, and comparable per capita spending from
facilities across the country (approximately $1-$3 per visitor per day). Profit margins on concessions and
merchandise sales are typically at least 20-30%, as described later in the Expenses descriptions.
Advertising & Sponsorship:
Sponsorship and advertising revenues are assumed to be derived from the sale of wall and board
banners ($200 per banner), permanent signage ($200 per sign), scoreboard signage ($350 per
scoreboard), and presenting/founding level partnerships ($5,000 per founding partner). Overall, we have
conservatively assumed that approximately 80% of the available inventory would be sold.
Other Revenue:
Other revenue opportunities would primarily consist of any equipment rental fees or other special service
charges. We have conservatively projected $20,000 in annual other revenues.
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EXPENSES
Operating expenses expected to be generated by the proposed by the proposed new recreational
facilities in Ephraim include salaries, wages, and benefits, operations/programming costs, utilities, and
other expenses. A brief description of each potential major source of expense is provided below.
Salaries, Wages & Benefits:
Based upon comparable venues, we have assumed that the new recreational facilities would have at
least 10 full-time equivalent (FTE) employees (including both salaried and part-time employees) at about
$574,000 payroll for the indoor component. With the addition of the outdoor component, three (3) more
FTE employees would be added for a total payroll of $736,000. This includes general management,
event management, sales/marketing, accounting, facility maintenance, and custodial staff. Estimated
salary ranges for FTE’s range between $30,000 and $55,000. It is also assumed that benefit costs would
be an additional 35% of salaries.
Concessions & Merchandise - Cost of Goods Sold:
As previously noted, profit margins on concessions and merchandise sales are typically at least 20-30%.
Typical costs of good sold include wholesale purchases of food, beverages, packaging, apparel,
novelties, and merchant fees, as well as variable labor costs associated directly with the sale of goods.
Direct Program Expenses:
Direct expenses from operating programs at the facility, such as referees or jerseys for league play, have
been assumed to be approximately 40% of facility program revenues, based on costs at comparable
facilities. Please note, this does not include the overhead costs included in Salaries, Wages & Benefits
for full-time staff whose responsibilities would include administrative tasks related to programming.
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EXPENSES (CONT.)

Utilities:
Utilities often represent one of the largest expenses incurred by facility operators. Cost estimates for
utilities include use of electricity, gas, water, and steam, and are based upon comparable utility costs per
square foot at similar facilities.
Other Expenses:
Other expenses expected to be incurred by the proposed new indoor track and sports events center
include general and administrative expenses, repairs and maintenance, materials and supplies,
marketing/advertising costs, insurance, and other such expenses, as described below:
•
•
•

•

Maintenance and repairs for structures, equipment, grounds, etc.
Materials and supplies for administration and operations of the facility such as office supplies, sports
equipment, janitorial supplies, etc.
General liability insurance to cover the grounds, restrooms, and other such areas (Note: events and
users are typically required to carry their own liability insurance specific to their activities at the
facility)
Office and administrative expenses, including but not limited to marketing and advertising,
telecommunications, travel costs, permits, bad debt, bank service charges, licenses,
dues/subscriptions service fees, and other such operating expenses.

These expenses have been estimated based upon expenses at comparable venues.
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11. FUNDING OPTIONS ANALYSIS
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OVERVIEW
The purpose of this section is to provide an overview of the various funding sources that may be
available to fund construction and operations of new recreational sports facilities in Ephraim City.
This analysis is based upon a review of comparable venues across the country, as well as unique
funding opportunities and financing vehicles that may be available within the State of Utah.
The analysis in this section is organized into two primary sections, with debt-related financing vehicles
presented at the beginning, followed by a summary of various revenues streams or cash sources that are
often used to pay for sports and event center debt service and/or upfront capital costs:

Public Debt Financing Tools:
• General Obligation Bonds
• Revenue Bonds
• Special Tax Districts and/or
Tax Increment Financing (TIF)

Potential Funding Sources for Debt or Equity:
• Cash (General Funds or Grants)
• Public-Private Development
• RAP Tax
• Transient Room Tax (TRT)
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PUBLIC DEBT FINANCING TOOLS:
GENERAL OBLIGATION BONDS
Ephraim City may use the full faith and credit of the municipality to issue General Obligation (GO) Bonds
to pay for all or part of construction of recreational sports facilities. GO bonds are secured by the issuing
government entity’s pledge to use all legally available resources, including tax revenues, to pay debt
service.
The primary advantage of GO bonds is that they typically carry a lower interest rate, assuming the
issuing government entity carries a strong credit rating. Generally speaking, the better the issuer’s credit
rating, the lower the interest rate. Another advantage of GO bonds is that the annual operations of the
built venue does not necessarily need to break-even annually, as the repayment of the bonds is not
linked directly to the annual cash flows stemming directly from the venue project.
The primary disadvantage associated with GO bond financing is that the GO indebtedness reduces the
municipality’s available bonding capacity for other potential capital projects.
APPLICATION FOR EPHRAIM CITY
It is possible that a bond referendum could be difficult to pass, as median household income is relatively
low in the City and many residents have opposed any proposal that could lead to increased taxes.
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PUBLIC DEBT FINANCING TOOLS:
REVENUE BONDS
Revenue Bonds are payable solely from a dedicated revenue source, often: a) an available tax source, or
b) from the revenues of the public project that is being financed. Since debt service is tied to particular
revenue streams, rather than the general obligation of the taxing authority, revenue bonds are
considered to have a much higher risk of default than GO bonds and thus carry a higher interest rate.
As shown below, depending on the interest rate and debt coverage ratio, it is generally estimated that for
every $1 million of annual revenue that is applicable to debt service, 30-year revenue bonds could fund
anywhere from approximately $7.7 million to $15.7 million in project costs:
Funding Capacity per $1M of Annual Incremental Income
Interest
Rate

Bond
Term (Yr)

1.25x

3%
4%
5%

30
30
30

$15,680,353
$13,833,627
$12,297,961

Debt Coverage Ratio:
1.5x
1.75x
$13,066,961
$11,528,022
$10,248,301

$11,200,252
$9,881,162
$8,784,258

2.0x
$9,800,221
$8,646,017
$7,686,226

APPLICATION FOR EPHRAIM CITY
One advantage to revenue bonds is that they are project specific, and thus do not diminish the City’s
bonding capacity for future GO bonds. One disadvantage is that they typically carry a higher interest rate
than GO bonds, and due to debt service reserve requirements and other credit enhancements, the bonds
are usually larger with higher payment terms. However, the biggest disadvantage in this case is that
since the annual operations of the proposed facilities could require annual financial support, operating
revenues are not likely to be a viable funding source for debt service payments. Therefore, any revenue
bonds would need to be funded by a dedicated tax revenue source.
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PUBLIC DEBT FINANCING TOOLS:
TAX INCREMENT FINANCING (TIF) DISTRICTS
Tax Increment Financing (TIF) involves capturing assessed valuation growth within a specific area (e.g. a
“TIF District”) related to a particular development project. Tax increment financing often requires
enactment of legislation by a State legislature, in cooperation with the existing tax authorities within the
designated district (typically a City and/or County). Typically, a project area is delineated, and a base
year is declared for tax purposes. Once the proposed development occurs, incremental tax revenue is
collected on the tax rolls over the base year, and these incremental tax revenues are used to pay debt
service.
It should be noted that property taxes are the most common form of TIF financing method, as
underdeveloped areas are often designated as tax increment districts for purposes of promoting
redevelopment, and such development efforts can significantly increase assed valuations within an
underdeveloped area. That said, depending on state laws, other forms of special tax may also be created
using other incremental or new tax types. For example, for purposes of servicing project debt a
temporary tax could be instituted within the district that target specific businesses that are expected to
benefit from the development, such as a restaurant meals tax or an incremental hotel tax.
APPLICATION FOR EPHRAIM CITY
TIF or other special tax districts can be a powerful tool for financing recreational facilities using
incremental (or temporary new) tax revenues resulting from development in a designated area. However,
in order for TIF to be viable, the proposed recreational facilities must be a component of a larger
redevelopment area, and approvals typically must be obtained from all of the relevant taxing authorities
within the defined district.
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POTENTIAL FUNDING SOURCES FOR DEBT OR EQUITY:
CASH (GENERAL FUNDS OR GRANT FUNDS)
Ephraim City could choose to use cash to support the construction of the proposed recreational facilities
with an allocation of General Funds from the City’s coffers and/or via Grant Funds solicited from
charitable foundations.
Allocation of general funds typically requires available cash (or an unexpected revenue windfall) that is
free and clear of any other government obligation. In addition, in the case of the Manti City Sports Park,
they were able to successfully apply for grant funds from organizations such as the Eccles Foundation to
help offset some of the construction costs related to the new sports park.

APPLICATION FOR EPHRAIM CITY
In most cases where cash is used to develop comparable sports and recreation facilities, these funds
have not been dedicated to pay for the entire capital project, but rather used to pay a portion of
development costs and thus reduce the amount of additional public debt that needs to be issued and/or
private funds that need to be raised. As such, the remainder of this section is focused on revenue
streams that may be available for debt service, as well as private funding options.
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POTENTIAL FUNDING SOURCES FOR DEBT OR EQUITY:
PUBLIC-PRIVATE DEVELOPMENT
Similar venue projects across the country recently have been funded with a combination of public and
private funds. These public-private partnerships, commonly referred to as “P3” development, usually
involve a contract between a public sector agency and a private party, and the contract is typically
structured so the private party assumes substantial project development and/or financial operations risk
(typically in exchange for profit opportunity).
There are a variety of ways to structure a P3 development, depending upon the profit opportunity and
parties involved. The most important part of establishing a P3 project is finding private sector investors
that are interested in working with the public entity on the particular proposed project. Local government
funders would need to identify potential partners early in the project in order to construct an effective
partnership. However, sports and event facility operations alone are not likely to attract a P3 partner, but
rather a P3 partner would likely require mixed-use revenue streams (such as retail, residential, etc.) in
order to generate a sufficient return on capital.
Typical incentives for a governing body to utilize a P3 model for development include:
•
•
•

Preservation of government body debt capacity for other projects,
Reduction of the government body’s risk associated with the project by transferring operational risk
and debt service risk to the private sector, and/or
Expedited project delivery by moving responsibility for purchasing and procurement from
governmental processes to the private sector.
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POTENTIAL FUNDING SOURCES FOR DEBT OR EQUITY:
RAP TAX
Ephraim City residents recently approved a Recreation, Arts, and Parks (RAP) Tax to help fund
construction of recreational facilities in Ephraim. Other recent examples in Utah include, but are not
limited to: A) $900,000 from Summit County RAP Tax funds were used towards the construction of the
Park City Municipal Athletic and Recreation Center; and B) Salt Lake County ZAP (Zoo, Arts and Parks)
Tax revenues have funded well over 10 recreational centers, parks, and trails, since the funding
mechanism's inception and approval in 1996.
APPLICATION FOR EPHRAIM CITY

RAP Tax requires voter approval. In 2020, Ephraim City residents voted and approved the City to
implement a .01% increase in the City’s sales tax to be dedicated RAP funding. It is estimated that the
RAP Tax will bring generate about $100,000 in revenue annually. The tax will last for 10 years and will
be put on the ballot again in 2030. It is possible that a portion of these annual funds could be applied
towards capital costs and/or operating funds for the proposed recreational sports complex amenities.
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POTENTIAL FUNDING SOURCES FOR DEBT OR EQUITY:
TRANSIENT ROOM TAX (TRT)
The funding of sports facilities via Transient Room Tax (TRT) is a growing trend across the country.
Sports tourism via attendance at sports tournament events can drive multi-day stays at nearby hotels, as
well as incremental retail and restaurant spending within the local market, and local hotel groups are
often supportive of using lodging tax dollars to build sports tourism facilities that will generate
incremental room nights. Sanpete County currently levies a 4.25% Transient Room Tax (TRT) on rent
charged by the operator of a hotel/motel.
APPLICATION FOR EPHRAIM CITY
Several cities in Utah also levy a 1.0% TRT, with a handful (including Provo and Springville) levying a
1.5% TRT. For purposes of this study, we have illustrated potential funding if an Ephraim City TRT of
1.0% were to be implemented. According to the analysis below, it is estimated that a TRT could generate
significant annual project funding if new hotels are developed within the City:
Total Rooms
Estimated Average Daily Rate
Average Occupancy Rate
Projected Hotel Revenue
Projected Transient Room Tax
Projected Annual TRT Collections
Estimated Project Funding Potential of TRT

Current Hotel
28
$80
65%
$531,440
1%
$5,314
$53,000

Current + One
New Hotel
88
$94
65%
$1,954,940
1%
$19,549
$194,000

Current + Two
New Hotels
148
$96
65%
$3,378,440
1%
$33,784
$335,000

Notes: (1) Victus assumes at least two hotels in addition to existing Willow Creek Inn in Ephraim would be built, including one at Ephraim Crossing.
(2) Assumes 30-year bonds, 1.5x coverage ratio, 3% interest rate. (3) Average occupancy rate is based on State of Utah averages pre-COVID. (4)
New hotels are assumed to have 60 rooms each and $100 average daily rate.
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12. ECONOMIC & FISCAL IMPACT ANALYSIS
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1. ESTIMATE GROSS DIRECT SPENDING

The first step in projecting the potential economic and fiscal impacts of new recreational facilities in
Ephraim is estimating the Gross Direct Spending activity that could occur due to the on-going annual
operations of the new facilities.
Gross Direct Spending represents all of the direct spending that could be associated with the project,
regardless of income source or spending location.

Primary Sources of Direct Spending from
New Recreational Facilities in Ephraim
Ongoing Facility Operations

In-Facility Revenues:
Facility Rental Fees
Programming Revenue
Concessions Sales
Sponsorships/Advertising

City-Wide Visitor Spending:
Lodging
Restaurants
Entertainment
Retail
Transportation
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2. IDENTIFY ECONOMY FOR ANALYSIS

For purposes of this study, Victus
Advisors is identifying the potential
economic and fiscal impacts that
could be attracted via visitors from
outside of Sanpete County, which
has the physical area highlighted in
at left.
As described on the next page, “Net”
Direct Spending only occurs when
the spending source originates
outside of Sanpete County and
occurs within the County’s limits,
which most often occurs during
sports events and tournaments.
Local practices typically do not drive
any significant net economic
impacts.

Source: Esri
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3. CALCULATE NET IMPACTS

After estimating the “Gross” economic activity associated with the new recreational facilities, Victus
Advisors estimated the portion of Gross Direct Spending that could represent incremental (or “Net”)
spending within the County. Net Direct Spending accounts for the phenomenon of “displacement”, as
described below.

DISPLACEMENT

is the economic principle that assumes that much of
a household’s sports and recreation budget would be spent within the local
economy with or without development of a new facility. For purposes of this
study, we have assumed that the majority of local usage spending would be
displaced (i.e. spent elsewhere within Sanpete County) without the presence of
a new recreational facilities. Therefore...

NET IMPACTS

estimated by Victus Advisors will only include the
estimated dollars spent within Sanpete County by visitors who come to the
County because of the presence of new recreational facilities, thus injecting new
incremental dollars into the local economy.
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4. THE MULTIPLIER EFFECT

Direct Spending that is captured in Sanpete County is subsequently re-spent, both inside and outside
the local economy. The cumulative impact of the re-spending cycles that occur within the County is
called the “Multiplier Effect”.

Initial
Direct
Spending

Facility Revenues & Visitor Spending
Fees, Concessions, Sponsorships, Lodging,
Restaurants, Entertainment, Retail, etc.

Indirect
Spending

Manufacturing, Wholesalers (Food & Beverage, Merchandise),
Shipping/Freight, Utilities, etc.

Induced
Spending

Additional spending by businesses, households, government
entities, and other economic sectors.
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4. THE MULTIPLIER EFFECT (CONT.)
Victus Advisors utilized IMPLAN* multipliers specific to Sanpete County (as shown below) to estimate
the following Net Economic Impacts:
• TOTAL OUTPUT (direct, indirect & induced spending in Sanpete County)

• EMPLOYMENT (full-time & part-time jobs in Sanpete County)
• LABOR INCOME (salaries & personal earnings associated with Sanpete County jobs)
• TAX REVENUES (taxes associated with the total output)
IMPLAN MULT IPLIERS - SANPET E COUNT Y
T otal Output
Multiplier

Employment
Multiplier

Labor Income
Multiplier

1.43091

3.804 x 10-5

0.18309

Transit & Ground Passenger Transportation
Fitness & Recreational Sports Centers
Hotels & Motels, Including Casino Hotels

1.39646
1.41729
1.32536

-5

4.390 x 10
3.038 x 10-5
-5
1.407 x 10

0.28144
0.17751
0.34392

Food Service & Drinking Places

1.34954

2.174 x 10-5

0.41961

Industry
Retail Stores

* IMPLAN is the most common economic modeling system utilized by government agencies across the country. Currently, there are
hundreds of licensed users throughout the United States including universities, government agencies, and private companies. This computer
software package consists of data and procedures for developing input-output models to quantify interactions between firms, industries, and
institutions within a local economy. IMPLAN’s economic multipliers are updated annually and come from data collected by the U. S.
Department of Commerce, the U.S. Bureau of Labor Statistics, and other federal and state government agencies.
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ESTIMATED NET ANNUAL ECONOMIC IMPACTS
OF ONGOING OPERATIONS
VISIT AT ION & SPENDING
Estimated
Estimated
Net New
Facility Option Annual Out-ofDirect
T own Visitors
Spending (1)
Phase 1 Indoor
58,000
$5,535,000
Phase 2 Outdoor
127,000
$12,170,000
T OT AL
185,000
$17,705,000

ANNUAL ECONOMIC IMPACT S
T otal Output

Employment

Labor
Income

$7,823,000
$16,963,000
$24,786,000

148
320
468

$1,804,000
$3,937,000
$5,741,000

(1) Note: Only includes direct spending by visitors from outside of Sanpete County.

It is estimated that the operations of new recreational facilities in Ephraim City could generate the following
impacts within Sanpete County on an annual basis:
•

Economic Output - $7.8 million (Phase 1 Indoor) and $16.9 million (Phase 2 Outdoor) for a
combined $24.8 million in annual economic output

Employment - 148 (Phase 1 Indoor) and 320 (Phase 2 Outdoor) for combined 468 sustainable fulland part-time jobs throughout the economy

•
•

Labor Income - $1.8 million (Phase 1 Indoor) and $3.9 million (Phase 2 Outdoor) for a combined
$5.7 million in annual wages

144

ESTIMATED NET ANNUAL ECONOMIC IMPACTS
OF ONGOING OPERATIONS - BY ECONOMIC SECTOR
TOTAL IMPACTS BY INDUSTRY:
INDOOR SPORTS CENTER (PHASE 1) + OUTDOOR SPORTS FIELDS (PHASE 2)
T OT AL OUT PUT :
Sports
Lodging*
Food & Beverage
Shopping
Entertainment
Transportation
T OT AL:

$506,000
$4,920,000
$9,939,000
$5,269,000
$2,610,000
$1,542,000
$24,786,000

2%
20%
40%
21%
11%
6%
100%

EMPLOYMENT :
Sports
Lodging *
Food & Beverage
Shopping
Entertainment
Transportation
T OT AL:

11
52
160
140
56
48
468

2%
11%
34%
30%
12%
10%
100%

LABOR INCOME:
Sports
Lodging*
Food & Beverage
* Please note: Ephraim currently does not have the
hotel capacity to capture the lodging impacts
Shopping
shown at right. In order to capture all of these hotelEntertainment
related impacts, multiple new hotels would need to
Transportation
be developed, in addition to home rentals via
platforms such as Airbnb and Vrbo.
T OT AL:

$63,000
$1,276,000
$3,090,000
$674,000
$327,000
$311,000
$5,741,000

1%
22%
54%
12%
6%
5%
100%

It is estimated that industries frequented by visitors to Sanpete County, such as Food & Beverage,
Lodging, and Shopping would benefit the most from new recreational facilities in Ephraim City.
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ESTIMATED NET ANNUAL FISCAL IMPACTS
OF ONGOING OPERATIONS

HOT EL IMPACT S
Facility Option
Phase 1 Indoor
Phase 2 Outdoor
T OT AL

Estimated Annual
Hotel Nights
12,000
27,000
39,000 *

ANNUAL FISCAL IMPACT S
City Sales T ax
(1%)

County Sales T ax
(.25%)

$75,000
$148,000
$223,000

$19,000
$37,000
$56,000

County
County T ransient
Restaurant T ax
Room T ax (4.25%)
(1%)
$49,000
$108,000
$157,000 *

$45,000
$79,000
$124,000

Note: Estimated Annual Hotel Nights assumes 1 night per out-of-county visitor, and average daily room rate of $96.

It is estimated that the operations of a new multi-sport complex could generate the following
fiscal impacts within Sanpete County on an annual basis:
•

Hotel Nights - 12,000 (Phase 1 Indoor) and 27,000 (Phase 2 Outdoor) for a combined
39,000 in incremental annual hotel nights.

•

Taxes - $188,000 (Phase 1 Indoor) and $372,000 (Phase 2 Outdoor) for a combined
total of $560,000 in incremental city and county sales, transient room, and restaurant
taxes.

* Please note: Ephraim currently does not have the hotel capacity to meet the room night
demand shown above. In order to capture all of the hotel-related impacts shown above,
multiple new hotels would need to be developed, in addition to home rentals via platforms
such as Airbnb and Vrbo.
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SUMMARY OF NET IMPACT OVER TIME (30 YEARS)

NET PRESENT VALUE (NPV) OF INCREMENT AL IMPACT S OVER 30 YEARS (1)
ECONOMIC IMPACT S
FISCAL IMPACT S
Facility Option

T otal Output

Employment

Labor
(2) Income

Phase 1 Indoor
Phase 2 Outdoor
T OT AL

$181,737,000
$394,069,000
$575,806,000

148
320
468

$41,909,000
$91,461,000
$133,370,000

City Sales T ax County Sales T ax
(1%)
(.25%)
$1,742,000
$3,438,000
$5,180,000

County T ransient
County
Room T ax
Restaurant T ax
(4.25%)
(1%)

$441,000
$860,000
$1,301,000

$1,138,000
$2,509,000
$3,647,000

$1,045,000
$1,835,000
$2,880,000

Notes: (1) Assumptions include 3.0% annual inflation and 4.0% discount rate.
(2) Employment represents new full- and part-time jobs sustained on an annual basis.

Over a 30-year period, it is estimated that new recreational facilities in Ephraim City could generate
overall long-term impacts within Sanpete County with a net present value (NPV) of approximately:
Over $575 million in total economic output

•

•

•

468 sustainable full- and part-time jobs

•

Over $133 million in total labor income

Over $13 million in incremental City and County taxes, of which approximately $3.6 million
would be dependent upon increasing the area hotel inventory to capture overnight
stays related to multi-day sports tournaments
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CONTACT INFORMATION

VICTUS ADVISORS LLC
2720 Homestead Road, Suite 130
Park City, Utah 84098
(435) 776-5728
info@victusadvisors.com
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