
REDEVELOPMENT AGENCY OF CENTERVILLE CITY AGENDA

NOTICE IS HEREBY GIVEN THAT THE REDEVELOPMENT AGENCY OF

CENTERVILLE CITY WILL HOLD A PUBLIC MEETING AT 8: 45 P.M. ON
TUESDAY, FEBRUARY 18, 2013 AT THE CENTERVILLE CITY

COMMUNITY CENTER AND CITY HALL COUNCIL CHAMBERS, 250

NORTH MAIN STREET, CENTERVILLE, UTAH. THE AGENDA IS SHOWN

BELOW.

Meetings afthe Centen'ille Redevelopment Agency Board may be conducted via electronic means pursuant to [Jtah Code Ann. S 52- 4-
207, as amended. in such circumstances, contact will be established and maintained via electronic means and the meeting will be
conducted pursuant to the Electronic Meetings Policy established by the City Council for electronic meetings.

Centerville City, in compliance with the Americans With Disabilities Act, provides accommodations and auxiliary
communicative aids and services for all those citizens in need ofassistance. Persons requesting these accommodations

for City-sponsored public meetings, services, programs, or events should call Blaine Lutz, Centerville Finance Director,

at 295-3477, giving at least 24 hours notice prior to the meeting.

Tentative

Time:

8: 45 A. ROLL CALL

B. NEW BUSINESS

1. MINUTES REVIEW AND ACCEPTANCE

January 28, 20] 4 meeting

2. Appoint two representatives to the Administrative Control Board of Davis

Center IDr Perturming Arts

3. Discuss proposed content for tax increment participation agreement
relating to the Salmon Pasture Development within the Barnard Creek CDA

C. ADJOURNMENT

Steve H. Thacker

Executive Director
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PRELIMINARY DRAFT

Minutes of the Redevelopment Agency of Centerville meeting held Tuesday, January 28,
2014 at 5: 35 p. m. in the Centerville City Hall Council Chambers, 250 North Main Street,
Centerville, Utah.

DIRECTORS PRESENT Paul A. Cutler, Chair
Ken S. Averett

Tamilyn Fillmore

John T. Higginson, Vice Chair

Stephanie Ivie

Lawrence Wright

STAFF PRESENT Steve Thacker, RDA Executive Director
Blaine Lutz, Finance Director
Lisa Romney, City Attorney
Cory Snyder, Community Development Director

Randy Randall, Public Works Director
Katie Rust, Recording Secretary

VISITORS Jason Burningham, Lewis Young Robertson Burningham
Craig Salmon
Charlie Rawlins

INTRODUCTION TO REDEVELOPMENT PROJECT AREAS

Blaine Lutz, Finance Director, described some of the benefits gained by partnering with
businesses for redevelopment. Jason Burningham of Lewis Young Robertson Burningham
LYRB) explained that under the Community Development and Renewal Agencies Act,

Agencies are allowed to create three types of project areas: Community Development Areas
CDAs), Economic Development Areas ( EDAs), and Urban Renewal Areas ( URAs). URAs

allow for eminent domain. If a CDNEDNURA is established, tax increment funds become
available for a specified period of time to provide local government assistance for: existing
businesses, new development, infrastructure improvements, affordable housing, crime
reduction, expanded employment opportunities, street maintenance, and other community
concerns/priorities. Director Wright stated he feels it would be beneficial to examine the

possibility of using tax increment to pay for an additional police officer for the Parrish Lane area.
Mr. Burningham responded that the intended use of the tax increment must be part of the
project area creation documents, and approved by the taxing entities involved. Director Fillmore
mentioned the difficulty involved in committing to a long- term expense with funds that have a
finite life. Mr. Burningham defined tax increment, and explained the certified tax rate and the
process of creating and implementing a CDA.

BARNARD CREEK COMMUNITY DEVELOPMENT AREA (COAl

Mr. Burningham explained reasons for creating a CDA, and discussed assumptions
used when creating the Barnard Creek Community Development Area. He presented the
Project Area Budget, and reported that all taxing entities involved have approved the Interlocal
Agreements and have agreed to participate at 75% for 20 years. Referring to the suggestion of
using tax increment money to fund a police officer, Lisa Romney, City Attorney, stated it is
important to consider the reasons for creating a CDA when deciding how to use the tax
increment.
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PRELIMINARY DRAFT
Redevelopment Agency of Centerville
Minutes of Meeting of January 28, 2014 Page 2

SALMON PASTURE DEVELOPMENT ANALYSIS

Mr. Burningham presented an analysis performed by LYRB for the Salmon Pasture
Development within the Barnard Creek CDA. Based on the development pro forma and market
analysis, LYRB believes that Salmon's request for reimbursement of infrastructure improvement
costs, through tax increment or a deference of fees, is reasonable and justified, at least at the
level shown in Mr. Burningham's analysis. The Board and staff discussed the Salmon Pasture
Development request. Blaine Lutz, Finance Director, suggested the possibility of an RDA
revolving loan fund.

Craig Salmon, representing the Salmon Pasture Development, explained the request for
RDA participation, and stated he anticipates the Salmon project will stimulate further
development in the area. Director Averett stated he would like to know which items on the
budget are site-specific and which are regional improvements.

Staff will prepare an agreement for the RDA to consider on February 18th. The meeting
was adjourned at 7:34 p.m.

Steve Thacker, RDA Executive Director Date Approved

Katie Rust, Recording Secretary



CENTERVILLE CITY COUNCIL

Staff Backup Report
2/ 18/ 2014

Item No. ~

Short Title: Appoint two representatives to the Administrative Control Board of the Davis Center for
Performing Arts

Initiated By:

Scheduled Time:

SUBJECT

RECOMMENDATION

Mayor Cutler recommends Councilman John Higginson continue in his current term as an RDA
representative on the ACB and Councilman Ken Averett be appointed as an RDA representative
on the ACB.

BACKGROUND

The governing document pertaining to the Administrative Control Board (ACB) of the Davis Center
for the Performing Arts states that each of the three member entities--Bountiful City, Centerville
City and the Centerville Redevelopment Agency--are to have two representatives on the ACB.
These are to be staggered 4-year terms. Councilman Higginson was appointed two years ago to
be an RDA rep on the ACB and therefore would just continue in his current term. Councilman
Averett would be appointed to a four-year term. If he is not re-elected to another term as

Councilmember in two years, then the RDA would have the option of either allowing him to finish
out his 4-year term on the ACB or replace him with someone else. The ACB governing document
requires that at least one representative from each member entity be a member of that entity's
governing body; however, the practice so far has been to appoint elected officials to fill all four
positions representing Centerville City and the RDA. Mayor Cutler and Councilman Wright are
Centerville City's representatives on the ACB.
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Item No. 3.

Short Title: Discuss proposed content for tax increment participation agreement relating to the
Salmon Pasture Development within the Barnard Creek CDA

Initiated By: Staff and Craig Salmon

Scheduled Time:

SUBJECT

RECOMMENDAliON

Discuss additional information and give direction to staff on the drafting of a participation
agreement.

BACKGROUND

Staff has continued to analyze the " Pastures" project proposed by Craig Salmon. After a

discussion with staff, Kevin Campbell was directed to review with Salmon representatives the cost
estimates for the project and break them into several categories (see attached). The revised
estimates are very much in line with the original cost estimates used in the Project Area Budget
and the analysis by LYRB (see attached). Based on this information, staff makes the

following recommendation to the RDA:

1) The Pastures would receive 100% of the increment generated and available to the RDA from
the Pastures project. As projected on page 6 in the Lewis Young Robertson & Burningham, Inc.
Analysis, this amount is estimated to be $ 827,558 or a NPV of $467,380 ( see attached).

2) The increment would be paid to the Pastures for the life of the Project Area, which is 20 years
after the " trigger" date, or a maximum cap of approximately $510,000 NPV of tax increment,
whichever comes first. The $510,000 figure was determined from the LYRB analysis on page 5.

3) At this time, City staff does not recommend that the City defer any building permit or impact fees
related to th is project.

4)phasing of infrastructure improvements will be in accordance with the analysis attached.

5) The City and the RDA will pursue the improvement of the " Barnard Creek culvert" (as shown on

the attached map). This estimated cost is $ 150, 000, but do not expect the Pasures to participate
financially in the project. We will need to work with Davis County on this project and are not sure of
the timing of the completion.

This proposal has been sent to Salmon, but staff have not yet met with Salmon to discuss his
reaction. Staff may have additional information at Tuesday's meeting.

ATTACHMENTS:

Description
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SECTION 1: INTRODUCTION

The Redevelopment Agency of Centervllle City ( the " Agency"), following thorough consideration of the needs and desires of
Centerville City ( the " City") and its residents, as well as understanding the City's capacity for new development, has carefully
crafted the Project Area Plan ( the "Plan") for the Bamard Creek Community Development Project Area ( the "Project Area"). The
Plan is the end result of a comprehensive evaluation of the types of appropriate land- uses and economic development
opportunities for the land encompassed by the Project Area which lies along the Redwood Road corridor and follows the
soutl1em boundary of the City.

The Plan is envisioned to define the method and means of development for the Project Area from its current state to a higher and
better use. The City has determined that it is in tI1e best interest of its citizens to assist in the development of the Project Area.
This Project Area Budget document (the "Budget") is predicated upon certain elements, objectives and conditions outlined in the
Plan and intended to be used as a financing tool to assist the Agency in meeting Plan objectives discussed herein and more

specifically referenced and identified in tI1e Plan.

The Project is being undertaken as a community development project pursuant to certain provisions of Chapters 1 and 4 of the
Utah Community Development and Renewal Agencies Act ( the " Act", Utah Code Annotated (" UCA") TiUe 17C). The

requirements of the Act, including notice and hearing obligations, have been observed at all times throughout the establishment
of the Project Area.

SECTION 2: DESCRIPTION OF COMMUNITY DEVELOPMENT PROJECT AREA

The Project Area is entirely within the boundaries of the City. It lies west
of 1- 15 and north of 725 North and follows gOO West up to the Legacy
Parkway Trail. The property encompasses approximately 106. 9 parcel
acres of land. I

T A: Lt: 2, j: DES::R:: yt:(~!j CF prW,:EC' AR:' l,

The Project Area encompasses all of the parcels detailed in ApPENDIX A.

Exi$ling land U$ ll$ % of Area

Commercial/ Office 13%

Industrial 46%

Office 41%

A map and legal description of the Project Area are attached hereto in ApPENDIX B.

I
This acreage will not match the acreage found in the legal description as it does not include roadways and public rights of way,
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SECTION 3: GENERAL OVERVIEW OF PROJECT AREA BUDGET

The purpose of the Project Area Budget is to provide the financial framework necessary to implement the Project Area Plan. The
following information will detail the sources and uses of tax increment and other necessary details needed for public officials,
interested parties, and the public in general to understand the mechanics of the Project Area Budget.

BASE YEAR VALUE
The Agency has determined that the base year property tax value for the Project Area Budget will be the total taxable value for
the 2012 tax year which is estimated to be $ 15,525, 163. Using tile 2012 tax rates established within the Project Area the

property taxes levied equate to $ 216,452 annually. Accordingly, tIlis amount will continue to flow thru to each taxing entity
proportional to the amount of tile tax rate being levied.

PAYMENT TRIGGER
This Budget will have a twenty year (20) duration from the date of the first tax increment receipt. The collection of tax increment
will be triggered at the discretion of the Agency prior to March 1 of the tax year in which they intend to begin the collection of
increment. The following year in which this increment will be remitted to the Agency will be Year 1. In no case will the Agency
trigger increment collection afler March 1, 2020.

PROJECTED TAX INCREMENT REVENUE - TOTAL GENERATION

Devetopment witllin the Project Area will commence upon favorable market conditions which will include both horizontal and
vertical infrastructure and development. The Agency anticipates that development will begin in the Project Area in 2013 or 2014.
The contemplated development will generate significant additional property taxes above what is currently generated within the
Project Area.

Property Tax Increment will begin to be generated in the tax year (ending Dec 1") following construction completion and Tax
Increment will actually be paid to the Agency in March or April after collection. It is projected that property Tax Increment
generation within the Project Area could begin as early as 2016 or as late as 2020. It is currently estimated fhat during the 20-
year life of the Budget, property Tax Increment could be generated within tile Project Area in the approximate amount of $5. 8
million or $3. 5 million in terms of net present value (NPV).2 This amount is over and above the $4. 3 million of base taxes that the
property would generate over 20 years at the $ 216,452 annual amount it currently generates.

2 Net Present Value of future cash flows assumes a 5% discount rate, The same 5% discount rate is used in all remaining NPV calculations.
This total is prior to accounting for the flow-through of tax increment to the respective taxing entities.
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SECTION 4: PROPERTY TAX INCREMENT

PROPERTY TAX INCREMENT SHARED WITH RDA
While property Tax Increment generated within the Project Area is expected to be approximately $ 5. 8 million over 20 years, only
a portion of this increment will be shared with the Agency. It is anticipated that all taxing entities that receive property tax

generated within the Project Area, as detailed above, will share at least a portion of that increment generation with the Agency. It
is anticipated that all taxing entities will contribute 75% of their respective tax increment for 20 years. Table 4. 1 shows the
amount of tax increment shared with the Agency assuming the participation levels discussed above.

L0!:1!: E 4, 1.:. ?g~~,;:5_~_2:f_L~ Li-'i~:?_~~1g_U_T. r> f~?i~

z~!! tJt\';. ..; ....i........i.. j... U'8U'2.U'. u-'....iL2L../!~.~AG~ I. L~' f~j. j..Z..t~ti~[. I.[tiiWM~%'j....
Davis County 75% 20 Years $ 754,973 $ 452,822

COuntY Library , ......... ..... ....... ... 75% 20Yea",.
m,. m$

125, 0:39Tn. n$ 1'( 997
avTs COuntY School District "' T....

m-

75,1o ...... ... 
n_+' .. ....

20 'fears L $ 2j~ 23,176J . .$1,693,300

Ce'nterville 75% 20 Years $ 367,856 ' $ 220,635

WeberBasinWater Cons. District "' 75% 1 .... 20 Years '$ 671888 $ 40) 18

Davis CounlyMosquiloAb,;tementbTsirid'" ..-.- " 1'5'0/,--;-.
m

2() Years.-.$: 3:3, 154...... '$ 19, 886

South Davis County Sewer Improvement District 75% . 20 Years $ 104,2001 $ 62,497

y~j~~~~~~i..m.._.............?

5~=.=....~~ yea"'F-$ 4~i~H~;.l.F..$~~~~J . .. .... 
mm..............

USES OF TAX INCREMENT
The majority of the tax increment collected by the Agency will be used to offset certain public infrastructure costs necessary to
accommodate development in the Project Area. Approximately 5% will be used to offset the administration costs of the Agency
and 10% will be dedicated to housing revitalization. Public infrastructure costs will likely include ditch improvements, road

improvements, culinary wateriine bores, and culverts

TiI;~,~~~?_: usr,s ?>~~ t>X ! f_<?;:~~>::'-l_, _~~~..,

cc<.~~,..,.."~,--,-..;-------,~~,,,~,~,=, '_ c"",-~~_-,~,,.

n .' . 1 ...... ..
Project Development Costs' @ 85%

Project Area Admiriisjrationm@5',~..
m

Housing Revitalization and Related Costs @ 10%
n_.. n'_~_ nnmn.~_ _ n~ n ._........,__

Total_UsesnofT~ J~ rell1!.nt.!'. ul1.l111m____.__ n___~_. _

1

T~T~.=:=-=-[ __
m..~

p!Ai~...::
n'

3,741, 932 i $ 2, 244,356
w,', ___~ ____'___'____'~_~w_+-,- __,. __ __ ______.________

220, 114 $ 132, 021
nn mn $

440,227 . $ 26( 042

4~~~~~!~ ~-::-=-.-~ 640;.t19.

PROJECTED TAX INCREMENT REMAINING WITH TAXING ENTITIES
It is anticipated that all taxing entities will receive 25% of their respective property tax increment generated within the Project
Area during the duration of the Budget and all tax increment thereafter. The table below describes the forecasted property tax
benefit that each taxing entity will retain during the duration of the Project Area Budget. This is in addition to the base taxes

currently being generated within the Project Area.

564,433

Weber Basin Water Cons. District'--
M'_~~________,_,_ ___"_______w'___,__m

Davis County Mosquito Abatement District
u__._n'.._._ .___,__,_ nu'n__.'____

South Davis Cou nty Sewer Improvement District
n_ ____._

South Davis Recreation District

n n '$

221629
n$1'-(051

nn $

3(i33n
41, 996 ·

13, 573

6, 629
mnnm$

20:832-
25:1'88

3 Project Development Costs: Costs including but not limited to business relocation, land assembly, site remediation, developer incentives, etc.
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A multi-year projection of tax increment along with development assumptions is including in ApPENDIX C.

BASE YEAR PROPERTY TAX REVENUE
The taxing entities are currently receiving - and will continue to receive - property tax revenue from the current assessed value of
the property within the Project Area (" Base Taxes"). The current assessed value is estimated to be $ 15, 525, 163. Based upon
the 2012 tax rates in the area, the collective taxing entities are receiving $ 216,452 in property tax annually from this Project Area.
This equates to approximately $4.3 million over the twenty year life of the Project Area. In addition to the Base Taxes received
by the taxing entities, an additional $ 1,4 million of property tax increment is expected to be retained by the taxing entities over 20
years, totaling approximately $5. 8 million of property tax revenue.

TABL.E 44: 'f;)Tl,L B~ sE. '(LAR ArW:),,-OPERTY TAY iW~.RU~,;N". T(> T/<<'hS ErFF,[;S (( hER 15 'iEARS)

ii~:-_~ ;::~--;. 1;:(!"~!;~:-;~[~~ ;~~-[~_:'; 0'

ii~l~~:::~. n_

nJi~H~~+~-=$~~I~~J-" :~~~:~j~ .
Da\lis_~ ounty,School District, J2,776, 21Q~ m ,.",.. J941, 05~,Lm_J~7~, 26a.,

Centerville $ 361, 736 $ 122,619 $ 484,355

VelJer~ asinWater,CClrisDisirict ..,., '" . $ 66,758 $ 22,629J~2-3_87
Davis County Mosquito AbatementDistrict ' $ 32,603 $ 11, 051 I $ 43,654
SOuth Davis .c:()~~y~~ er ImprovementDiSirfct."

m, ' mm, E02,466" ,=~~ 4~733I-
m '$

137, 199'
South Davis Recreation District $ 123, 891 ! $ 41, 996 ! $ 165, 886

To!l-l!\~'n~E:=~~===:--=.L":.,..,-..,.,.-",,,.._:--.r==..._,_.!1,~,Il~,
J__,_,.,]

114!7J!~4',l"_",,.-_CS~,~&~,.'

TOTAL ANNUAL PROPERTY TAX REVENUE FOR TAXING ENTITIES AT CONCLUSION OF PROJECT
As described above, the collective taxing entities are currently receiving approximately $ 216,452 in property taxes annually from
this Project Area, At the end of the life of the project area, the taxing entities will receive all of their respective tax increment
thereafter. At the end of 20 years an additional $ 317,456 in property taxes annually is anticipated, totaling approximately

533,908 in property taxes annually for the area. But for the assistance provided by the RDA through tax increment revenues,

this increase of approximately 147 percent in property taxes generated for the taxing entities would not be possible.

5;_ r: LEi._" J'""",-"'''-S: 0.c:~ p;'2:~:'.' ""'" PR'

fr~ ..."-~ ..++_
L TAm-

Daiiis' COu'ntY'-- - . i -- -$ 3-';121 $ 54,443
County Library $ 6,148 ! $ 9,017
Davis CCluntY School District "

m $

138,8io: ' '. "$ 203.585

Centerville_______. ___,__, _ J1~,Q8jL $ 26,527
Weber Basin Water Cons. District 1. $ 3, 338 $ 4,896
Davis County Mosquito Abatement District ' '$ i, 63(), $ 2, 391 "

n__

SOuU;-DaviS-County"SSwer ImprovemenCDlSirict --- --$ 5,123-; $ 7,514 - --------- ~--
SCluthDavisRecreation D). frici' .. $ 6, i95 : $ 9,085

TotalReVenue
n. ,

n,:" ~- ---=::-- ~ 

J--'-- ,- J21~,42[ ""___,:--
H:~'$

3~~' 456

91, 563

15, 165

342,395

44,614

8, 233

54,021

12, 637

15, 280

S-~~~_O~~
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SECTION 5: COST/BENEFIT ANALYSIS

ADDITIONAL REVENUES
OTHER TAX REVENUES

The development within the Project Area will also generate sales taxes, energy sales and use taxes for natural gas and electric,
as well as telecom taxes.

Table 5. 1 shows the total revenues generated by the project. This total includes the anticipated property tax increment shared
with the Agency by the taxing entities, the City's portion of incremental property tax, and the City's portion of sales tax, telecom
tax, and energy sales and use tax. The table also shows a calculation of the multiplier benefit of property and sales taxes. The

assumptions for calculating the multiplier benefit can be found in Appendix C ( I).

l' .~2LE J. 1.. T (~AL R",\iEc~iJES
n~=~. nw n.==~~=:

w, ~~~.. ,., u==~~

Tn.== JOTAi:' nn' T'
Property Tax Inc~ement (Shared by Tayjng Entities) $ 4,402,272 .

F'.rc>flertyTax( ge.n.t.e~~ le) _ ... _ 
n. _+ 

w $1~2,~ 19 ,.

Multiplier Property Tax ,$ 174! 061 .

n~ ulti!llierSalesTax In $ 206,180;
SalesTax. . .. ... _ $ 1, 953,4671

TelecoOlT,ax... . . 
n _ n .. n. $

1. 114,544 ..

Ene'W~ ales & UseTax.(~aturaIGasl _ 
n.,. $

91, 870

f~::~u;~=~~~.
r.ax.(EleClriC).

w....... -=.",_:._.~... l.n~ ~:~~ iih'.. n.:

NflVAiS~ _
2, 640,419

73,545

95, 786

nn. $

113,462
1, 028,683

586,912

w. $.48,37~

w$

1~ 7}~.

n$4.?~,~~

ADDITIONAL COSTS
The development anticipated within the Project Area will also likely result in additional general government, public works, and
public safety costs. These costs, along with the estimated budget to implement the Project Area Plan are identified below.

T" 3U; 52: TOTAL EiPENDiTUR[;',

f!!!IlC1TY: illJ'l!liO.l!lJ~ L':'__._.. ======= ..... ......
Estimated Budget ( Including Capital Costs)

N___... _.______________~_~_m_~______________ ".___",.,___ ____ _____ __.__
N_ M~__

General Government Services

Public Works Services

Public Saiei;iServices
m_~___~____~_~~_ m_~~~_~___:,","_

Total Uses of Tax Increment Funds

r:' __1'.Q~:':":'= wJ..:_,~V~T~~=-=-

4,402, 272 . $ 2, 640,419

235,47~ . J1~ 4,260
323.737 $ 170, 838

574,241 : $ 303,031
U___

j5~535.723[:
mn~'_$

3.2~, 548-

I

The total net benefit to the City of implementing the project area is approximately $2. 8 million or $ 1. 5 NPV.
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H~ O~~ .. .~

1. 39

090

4.00

017

1.20

305

3.94

085

1.04

642

0.09

6.69

053

366

4.23

6.67
n_ ~w__~__

0.04

093

1. 22

349
n_ nn__...._

1. 50

1. 81
MM_____

1. 83

0.91

0. 91

1. 72

1. 82
w_____~._n_

2.00
U..._ ._n_n_

2.49

L____ _ ___~~~
qJ~n_

APPENDIX A: PARCEL LIST

L~~~,~~-^' tJ::'._,..;'.ili}j-J;J,_'-,-_-'- L-__,L__~~~_2~ t~~.-:U~~_~,
060030002 .. .

o~ QUNTIFUL9rrYREDEVELQPM~ NI.AG~ NCY

06.003Q004.. . L.8QU~ TIFUhCIIYIlEDEVELOI'~E~ T..A.GENCY

060030016 L.JOHN SSMITH.FAMILY PARTNERSHIPLTO

06Q{)30017! . NAISBITT. JEO P

06003QO~4. .
u.. lIT~ H.Q~~ RTMENl OFTRAN,sPORTA TION.._ . _ __ .....

060030030 USB PROPERTIES LTO

06jl03003.1.. 
u uo,sAhMQti. HVAC L1, C_.

060030033 .. _ U;ENIEB~ ILLEQT'(.ACORPQRAJION.
060Q3.0035 I.UTAH [ lEPAHTMENT OF TRANSPORTATION

0~OQl003~ . u ..

U~ I3f'FlQPE. RTIESLTO.

0600l003! u. ~

U~ H DEPARTME~ T OF. TfW:I~PQRTATIQN__
060030038 , USB PROPERTIES LTO

n. n._......._. n__ n_

t_.._........_....

26.0030040 .. ... I.. lII~~ DEPARTt.lE. NI.OFTRANSPQ~ IATIQNu
060030041 .. . J.. lITAH'OEPARTt. i_E~ TQFTRAN.sI' QRT~ TIQN.
060030042 ... ___ lITAH.oEPA_ Rlt.iE.~ T OF TRANSPQRTATIQN ._.....
0600l00~., _ LJTAHD.EP. AR.TMENT OF TfW:IS~ O~ TATIONu,
060030045 . UTAH DEPARTMENT OF TRANSPORTATION

060030046 . _ _[ SALMc;N~ VA.CLLCu . . .. ......
Jl600300~7 . LliTAH DEPARTM.ENJ_ OFTRANSPQB_T~TlQNu_..
060030048 SOUTHDAVI8. SE\\iERDISTRICT..._..___.. .
0600~OQ20m __ LSHERIFF,..t.iE. RRILLL&.~ T~ LE.ENANORAST,. DANIEL

0.60060033. .+. Oh8.ENLL,C,__.... . --...

060060034 , HADLEY. ELMER LEROY. TRUSTEE AND HADLEY, SHIRLEY 0

060Q6()()35 .... tiiAD~Ev:ELM.ERLERc;y. TRLJSTE~~ ND~ HADLEySHIRLE. YD.....
060060036 ' HOGAN & ASSOCIATES CONSTRUCTION INC

n_ __"^_,,,______
m___ _____

060060037 . HOGAN& ASSOCIATESCONSTRUCTION INC ..

060060038 LMCCINC...._...
u

060060039.. uuLI3ANGEBT_ EIlI'IQODPRQPERTIESLL9.. ..
u. _ n._

060060045 jEVA~~,. . LE\^iISMJH .&. JANETA, ETA.L..

060060051 .. l SHERIFF, t.iERBILL_ L& KATHLEENANDRAST, QA~ IEL C. __ _...._.
u '

EVANS, LEWIS MJR & JANET A & MICHAEL M & SUZANNE H DBA EVANS
060060052 BROTHERS INVESTMENT

0~0060054_ . 1II~H. DEPARTt.i~~T.QFTRANSPORAT!ON

060Q60085, UJTAH DEPARTMENT.oFlRA. NSI'ORIATIQ~_.
06.0Q60086 i UTAH DEPARTMENT OF TRANSPORTATION

06QO~0088LLJTA_H[)~ ART~~~ i-.oF TRANSpORTATION
0~OQ60089 .... o_ lIT" HD.EPARIM5~: LOFJRA~ SPOBIAII'ON...
060060090 LMCC INC

Q60060091 i .. lIIA.HOEPARTME~ TOFTRANSPORTATION

06006009.4 . UTAH DEPARTMENT OF TRANSPORTATION

060060096 UTAH DEPARTMENT OF TRANSPORTATION

060060097_~ 5V.ANS, LEI'II~.~&. J.A. NET.A:ET~L_

Q60060098 ~ QGA~.&. ASSQ91~ I~S._CQN~ TIllJ.ClIQ~ INC

060060105 UTA.H DEPARTM.E.N. T()FTR~NSPORTATION

060060106. _ LliTA~ QEl'..A.R.lM. ENT.ofTRAN. sPORTATIO~..
060060107 ... __ . L UTAHDEl'ARIMENT () FTR.A~,sl'ORTATION

06()060110 :.. Lt.iCCINC
0~ Q06.011l ...... J1UESTAR 9A,s.99. Mf',AN'y. .. ._....

n

060060112.. . ..... UTAHDEPARTIvI~~ IOFTRA~ Sp() RT"'TION

060060113 i UTAH DEPARTMENT OF TRANSPORTATION

06D0601141LJTAHDEPARTMENTDFTRANSPORTA TION"
0613.200031 FOlJA[JENTERPRISESLTD .......... 

n ...

I

t

n^ _____________...______!-- ..______.
n~____

I.

J

1. 95

0. 22

OW

2. 19

0.37

0. 83

0.72

0.71

0. 37

0.21

0. 40
n..________m_~___

2. 97
nn_..__...

0.84

04.

0.44

1.09

u..~~L

15.4

3.27

1. 72

1. 53

i-
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p~~ Jik.~ li,JI; i='=}-r;?,aE;Lc7CllWN~ I7ELEfiEL; YirCi],:(;[~fL~;
u061320006' iUTAHDEPARTMENT OF TRANSPORTATION ' 0.02

06132000g1MISSIONCWSLLCu _ --. -- .. 1.75
1--.--...---..........-............-.---------- .""_"_______________..

M__. ...

O~ 1120Q09_ u.__

MIS~ O.Ng."'SLLC____ .. .____ .. .
m_ m____. JJ5

061320009 j MISSION CWS LLC , 175

06240. 0001H()GAN& ASSQ9'~ TESC()NSTRUCTIONINC . .... .;. 159..

062400005 HOGAN & ASSOCIATES CONSTRUCTION INC 1. 60u_ ..;._._ .__. ...... .___.._. _._ __'_____

063340001 _ 
lHOGAN& ASSOC' ATESC()NST~ UCTIONINC 3.62

063340.00.2.. , HOGAN & A.~09'AT~ CONSTRU9TI()~lNC lA.3

063, 34OQ()3._ n . QRyS.ON~ ALE9.~ nSERVIC.
ELLC__

m___ n ....._ .. _ ._ '

Un' . lr5.
Q~ 1310006_ _, PSAP.~OeE~ TIESLLC . '

un . _ __ _...... 112
Total i . 10.6.90
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The following described real property is located in Davis County, Utah:

An entire tract of land being described for the Barnard Creek Community Development Area, situate in the NE1I4 of Section 12,
and tile SE1/ 4 of Section 1 all in T.2 N., R.l W, S.L.B.& M., Davis County. The boundaries of said entire tract of land are

described as follows:

Beginning at a point on the westerly right of way line of a railroad, said point is S. 89' 58'05. W 89.73 feet along the north line of
said Section 12 from the northeast corner of said section, and running thence along said railroad right of way line S. 0' 12'29" W.
1310.52 feet to tile southeast corner of said entire tract; thence S. 89' 49'20" W 297.64 feet more or less to the extension of the
centerline of 725 North Street; thence along said centerline S. 89' 47'41" W. 1376.91 feet to tile terminus of the centerline in the
Excel Industrial Park Subdivision NO. 2 as filed in tile Davis County Recorder's Office; thence N. 89' 53'30" W. 423.82 feet to the

easterly right of way line of the former Denver and Rio Grande Railroad and the soutllwest corner of said entire tract; thence

along said railroad right of way the following three ( 3) courses and distances ( 1) N. 9' 00'33" E. 1330.93 feet; thence ( 2)
N. 89' 57'55" E. 52.82 feet; tIlence (3) N. 9' 01' 00" E. 1412.82 feet to tile northerly right of way line of 1275 Nortl1 Street and the
nortl1west comer of said entire tract; thence S. 89' 58'47" E. 1183.30 feet along said northerly right of way line and the extension
tIlereof to the easterly right of way line of said 1275 North Street; thence along said easterly right of way line southerly
102. 94 feet along the arc of a 1966.21- foot radius non- tangent curve to the right ( Note: Chord to said curve bears S. 19' 09'00"
W. for a distance of 102. 92 feet); thence S. 89' 56'56" E. 475.63 feet to said westerly railroad right of way line; thence S. 0' 12'29"
W 1296.28 feet along said railroad right of way line to the point of beginning.

The above described entire tract of land contains 114. 67 acres more or less.
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APPENDIX C: MULTI-YEAR BUDGET AND DEVELOPMENT ASSUMPTIONS



REDEVElOPMENT AGENCY OF CENTERVlllE
Barnard Creek Project Area

Increment and Budget Analysis
AODendix A. 7 - Summarv

Sources of Funds Total Amounts NPV@500"lo

Davis County
Davis County School District

County Library

Centerville

Weber Basin Water Cons. District

Davis County Mosquito Abatement District

South Davis County Sewer Improvement District

South Davis Recreation District

754,973 $

2,823, 176 $

125,039 $

367, 856 $

67,888 $

33, 154 $

104, 200 $

125, 987 $

452,822

1, 693,300

74,997

220, 635

40,718

19,886

62, 497

75, 565

Uses of Funds.

Project Development Costs ( Infrastructure. Land Assembly, Developer Incentives etc.)

RDA Administrative Costs

Housing

3,741, 932 $

220, 114 $

440,227 $

2,244, 356

132, 021

264,042

Remammg for Taxmg Entities Total Amounts NP\I@500%

Davis County

Davis County School District

County Library

Centerville

Weber Basin Water Cons. District

Davis County Mosquito Abatement District

South Davis County Sewer Improvement District

South Davis Recreation District

251, 658 $

941, 059 $

122, 619 $

22, 629 $

11, 051 $

34,733 $

41, 996 $

41, 680 $

150, 941

564,433

73, 545

13, 573

6, 629

20,832

15, 188

24, 999

Total Tax Increment GeneratJOn TOlalAmounts NPV@500%
Davis County    $ 1, 006, 631 $ 603.762
Davis County School District   $ 3,764,235 $ 2, 257,733
CountyUbrary   $ 490.475 $ 294,180

Centervilie   $ 90,517 $ 54,291
Weber Basin Water Cons. District   $ 44,206 $ 26,514
Davis County Mosquito Abatement District   $ 138, 933 $ 83, 330
South Davis County Sewer Improvement District   $ 167,982 $ 100.753
South Da., Recreation Dislr.   $ 166.719 $ 99, 9~

i"i , . i .,'. $ . $~ GG,GG' I\$'i'

A 1 - Summary
2013 Centerville 700 North CDA Budget (7. 11. 13).xlsx
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INTRODUCTION

The Redevelopment Agency of Centerville City ( the "Agency"), following a thorough consideration of the needs
and desires of Centerville City ( the " City") and its residents, as well as the City's capacity for new development,
has carefully crafted this draft Project Area Plan ( the " Pian") for the Barnard Creek Community Development
Project Area ( the " Project Area"), This Plan is the end result of a comprehensive evaluation of the types of

appropriate land- uses and economic deveiopment for the land encompassed by the Project Area which lies west
of 1- 15 and north of 725 North and follows 900 West up to the Legacy Parkway Trail, The Plan is envisioned to
define the method and means of development for the Project Area from its current state to a higher and better
use, The City has determined that it is in the best interest of its citizens to assist in the development of the Project
Area, It is the purpose of this Plan to clearly set forth the aims and objectives of this development, its scope, its
mechanism, and its value to the residents of the City and other taxing districts,

The Project is being undertaken as a community development project pursuant to certain provisions of Chapters 1
and 4 of the Utah Community Development and Renewal Agencies Act ( the "Act", Utah Code Annotated (" UCA")
Title 17C), The requirements of the Act, including notice and hearing obligations, have been scrupulously
observed at all times throughout the establishment of the Project Area,

UTAH CODE

17C. 4. 101

RESOLUTION AUTHORIZING THE PREPARATION OF A DRAFT COMMUNITY DEVELOPMENT
PROJECT AREA PLAN
Pursuant to the provisions of ~17C- 4- 101 of the Community Development and Renewal Agencies Act ("Act"), the

governing body of the Agency adopted a resolution authorizing the preparation of a draft community development
project area plan on Februarv 19, 2013,

Utah Code

17C. 4. 102

RECITALS OF PREREQUISITES FOR ADOPTING A COMMUNITY DEVELOPMENT PROJECT
AREA PLAN
In order to adopt a community development project area plan, the agency shall;

W Pursuant to the provisions of ~ 17C-4- 102( 2)( a) and ( b) of the Act, the City has a planning
commission and general plan as required by law; and

Pursuant to the provisions of ~ 17C-4- 102 of the Act, the Agency has conducted one or more public
hearings for the purpose of informing the pubiic about the Project Area, and allowing public input
into the Agency's deliberations and considerations regarding the Project Area; and,

jif Pursuant to the provisions of ~ 17C-4- 102 of the Act, the Agency has allowed opportunity for input
on the draft Project Area plan and has made a draft Project Area plan available to the public at the

Agency's offices during normal business hours, provided notice of the plan hearing, sent copies of
the draft Project Area Plan to all required entities prior to the hearing, and provided opportunities
for affected entities to provide feedback, The Agency held a public hearing on the draft plan on

Julv 16, 2013,
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DEFINITIONS

As used in this Community Development Project Area Plan:

The term " Act" shall mean and include the Limited Purpose Local Government Entities - Community
Development and Renewal Agencies Act in Title 17C, Chapters 1 through 4, Utah Code Annotated 1953, as

amended, or such other amendments as shall from time to time be enacted or any successor or replacement law
or act.

The lerm " Agency" shall mean the Redevelopment Agency of Centerville City, which is a separate body
corporate and politic created by Ihe City pursuant to the Act,.

The term " Base taxable value" shall mean the agreed value specified in a resolution or Interlocal agreement
under Subsection 17C-4-201( 2) from which tax increment will be collecled.

The terms " City" or "Community" shall mean the Centerville City.

The term " Legislative body" shall mean the City Council Centerville City which is the legislative body of the

Community.

The term " Plan Hearing" shall mean the public hearing on the draft Project Area Plan required under Subsection
17C-4- 102.

The term " Project Area" shall mean the geographic area described in the Project Area Plan or draft Project Area
Plan where the community development set forth in this Project Area Plan or draft Project Area Plan takes place
or is proposed to take place ( Exhibit A & B).

The term " Project Area Budget" shall mean the multi-year projection of annual or cumulative revenues, other

expenses and other fiscal matters pertaining 10 the Project Area that includes:

the base taxable value of property in the Project Area;
the projected tax increment expected to be generated within the Project Area;

11 the amount of tax increment expected to be shared with other taxing entities;
i'l the amount of tax increment expected to be used to implement the Project Area plan;

the tax increment expected to be used to cover the cost of administering the Project Area plan;
if the area from which tax increment is to be collected is less than the entire Project Area:

the tax identification number of the parcels from which tax increment will be collected; or

a legal description of the portion of the Project Area from which tax increment will be collected; and
iiI for property that the Agency owns and expects to sell, the expected total cost of the property to the Agency
and the expected selling price.

The term " Project Area Plan" shall mean the written plan that, after its effective date, guides and controls the

community development activities within the Project Area. Project Area Plan refers to this document and all of the
attachments to this document, which attachments are incorporated by this reference.

The term " Taxes" includes all levies on an ad valorem basis upon land, real property, personal property, or any
other property, tangible or intangible.

The term " Taxing Entity" shall mean any public entity that levies a tax on any property within the Project Area.

The term " Tax increment" shall mean the difference between the amount of property tax revenues generated
each tax year by all taxing entities from the Project Area designated in the Project Area Budget as the area from
which tax increment is to be collected, using the current assessed value of the property and the amount of

property tax revenues that would be generated from the same area using the base taxable value of the property.
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DESCRIPTION OF THE BOUNDARIES OF THE PROPOSED PROJECT AREA

UTAH COOE

17C. 4. 103( 1)
A legal description of the Project Area along with a detailed map of the Project Area is attached as, respectively,
Exhibit " A" and " B" and incorporated herein. The Project Area lies west of 1- 15 and north of 725 North and

follows 900 West up to the Legacy Parkway Trail. There are no agricultural, forest or mining uses in the Project
Area. The Project Area is comprised of approximately 61 parcels, equaling 106. 90 acres of property'

As delineated in the office of the Davis County Recorder, the Project Area encompasses all of the parcels detailed

in Exhibit " C."

r
UTA~ CODE - Jl ~17C. 4. 103( 2)

GENERAL STATEMENT OF LAND USES, LAYOUT OF PRINCIPAL STREETS,

POPULATION DENSITIES, BUILDING INTENSITIES AND HOW THEY WILL BE AFFECTED

BY THE COMMUNITY DEVELOPMENT

GENERAL LAND USES

A significant amount of property within the Project Area consists of vacant and underutilized property not

generating full beneficial tax base to the City or other taxing entities. Table 1 and Figure 1 summarize the

approximate acreage of existing land uses by land use type.

r .ABLE 1: LAND USES

TYPE._ i ACRES

Commercial/Office 13.66

Industrial 49.33

Other 43.91

Total 106.90

Other' acreage consists of government owned

P!2P' ertX, roads, agricuffuralland. etc.

FIGURE 1: LAND USES

13%

46%

41%

Commercial

13%

00 OF AREA

Current zoning allows the contemplated uses which include industrial, like manufacturing, and office. This Plan is

consistent with the General Plan of the City and promotes economic activity by virtue of the land uses

contemplated. In fact, the Shorelands Commerce Park overlay zone currently exists in a portion of the Project
Area. This overlay zone is meant to focus on establishing land uses such as manufacturing, high- technology
industry, and similar employment sectrors. Any zoning change, amendment or conditional use permit necessary
to the successful development contemplated by this Plan shall be undertaken in accordance with the

requirements of the City's Code and all other applicable laws including all goals and objectives in the City's
General Plan.

LAYOUT OF PRINCIPAL STREETS

The principal streets are 750 North ( going east to west) along the south border of the Project Area, and 1250

North ( going North to South) through the Project Area. Legacy Highway also bisects the Project Area. As part of

the Project Area Plan, additional streets have been proposed to create greater connectivity and provide greater
access specifically to the parcels located in the northem portion of the Project Area. The Project Area map,

provided in Exhibit A, shows the principal streets in the area while Exhibit D shows the proposed improvements
to the Project Area.

POPULATION DENSITIES

Currently, there is no residential development within the Project Area.

BUILDING INTENSITIES

Buildings in the area are generally commercial and industrial structures. According to the most recent parcel
data' obtained from the County, the current taxable value per acre is approximately $ 134, 142.

I
This acreage will not match the acreage found in the legal description as it does not include roadways and public rights of way.

2 November 2012 parcel data

I
I

Iil Page
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IMPACT OF COMMUNITY DEVELOPMENT ON LAND USE, LAYOUT OF PRINCIPAL STREETS,
POPULATION DENSITIES AND BUILDING INTENSITIES

Community development activities within tile Project Area will mostly consist of development of vacant and
underutilized areas. The types of land uses will include: commercial/office, light industrial, and manufacturing. In
order to redevelop the Project Area the Agency along with property owners, developers, and/or businesses will
need to construct infrastructure improvements that enhance transportation and create better utilization of land.

LAND USE - The City recently created the Shorelands Commerce Park District. The purpose of this District is to
create a unique business park and a quality employment center for the South Davis Area. In conjunction with the
creation of this District, the City established a business park overlay zone to focus on establishing land uses such
as manufacluring, high- technology industry, and other similar employment sectors. This area west of Legacy
Parkway is considered one of the significant areas in the city with substantial potential for economic development.

LAYOUT OF PRINCIPAL STREETS - It is anticipated that the community development of tile Project Area will alter the

layout of some streets in the area, creating greater access and connectivity for potential development.

POPULATION DENSITIES - The Project Area will not include residential development.

BUILDING DENSITIES - Building densities will increase as some of the planned development will be multi- story
structures. Also, the intent of this plan is to promote higher occupancy levels within current buildings and greater
economic utilization of tile land area. The development anticipated in the next 20 years will likely result in a

taxable value per acre of approximately $ 331, 140 or an increase of approximately 147%.

UTAH CODE

17C. 4. 103( 3)

STANDARDS GUIDING THE COMMUNITY DEVELOPMENT

In order to provide maximum flexibility in the development and redevelopment of the Project Area, and to

encourage and obtain the highest quality in development and design, specific development controls for the uses

identified above are not set forth herein. Each development proposal in the Project Area will be subject to

appropriate elements of the City's proposed General Plan; the Zoning Ordinance of the Crty, including adopted
Design Guidelines pertaining to the area; institutional controls, deed restrictions if the property is acquired and
resold by the RDA, other applicable building codes and ordinances of the City; and, as required by ordinance or

agreement, review and recommendation of the Planning Commission and approval by the Agency.

Each development proposal by an owner, tenant, participant or a developer shall be accompanied by site plans,
development data and otller appropriate material that clearly describes the extent of proposed development,
including land coverage, setbacks, height and massing of buildings, off-street parking and loading, use of public
transportation, and any other data determined fo be necessary or requested by the Agency or the City.

The general standards that will guide community development within the Project Area, adopted from the City's
proposed General Plan are as follows:

PROVIDE ATTRACTIVE BUSINESS, OFFICE, COMMERCIAL AND LIGHT INDUSTRIAL USES WITHIN THE CITY
The City is aware that such developments not only add to the tax base of the community, they also provide
significant sources of employment for area residents. Thus, the General Plan states that areas suitable for such
uses should be carefully planned to provide attractive employment opportunities for residents.

RESERVE WEST CENTERVlLLE FOR BUSINESS PARK, OFFICE PARK, HIGHWAY COMMERCIAL AND LIGHT INDUSTRIAL
USES

Essential to Centerville' s economy will be the effective use of lands west of Interstate 15, Environmental and

geographic factors suggest that the best use of the land west of 1- 15 in Centerville is for well- planned highway
commercial, manufacturing, light industrial uses and permanent open space. This area should, tIlerefore, be
reserved for well- planned business park, office park, highway commercial and light industrial uses.

CREATION OF A QUALITY EMPLOYMENT CENTER FOR THE SOUTH DAVIS AREA
The Shorelands Commerce District was created to provide for the continued economic growth in the City and to

preserve the area for the creation of a quality employment center for the South Davis Area.
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UTAH COOE

17C- 4-103(4)
HOW THE PURPOSES OF THIS TITLE WILL BE ATTAINED BY COMMUNITY

DEVELOPMENT

It is the intent of the Agency, with the assistance and participation of private developers and property owners, to

facilitate new quality development and improve existing private and public structures and spaces. This

enhancement to the overall living environment and the restoration of economic vitality to the Project Area will

benefit the community, the City, the County and the State.

The purposes of the Act will be attained as a result of the proposed Community Development Project by
accomplishing the following items:

PROVISION FOR COMMERCIAL, INDUSTRIAL, AND PUBLIC USES

The Project Area Plan allows for commercial, office, industrial, and light manufacturing. Increased employment in

the Project Area will create new jobs that will benefit residents throughout the City and the County.

PROVISION OF PRIVATE OR PUBLIC INFRASTRUCTURE

The proposed community development project will provide infrastructure in an area that has insufficient street

access and connectivity. It is anticipated that the proposed infrastructure will spur development within the northern

portion of the Project Area. Private and public infrastructure associated with the development project are

essential to promoting community development activities.

UTAH CODE

17C-4. 103( 5)

CONFORMANCE OF THE PROPOSED DEVELOPMENT TO THE COMMUNITY'S

GENERAL PLAN

The City's existing General Plan was amended in 2012. It is the intent of this document to conform with the

adopted General Plan for the City.

The proposed community development is consistent with the City's proposed General Plan which encourages
development 01 commercial and light industrial uses along the west side of the City. The community development
will conform to the community's General Plan by supporting the following guiding principles contained in the City's
proposed General Plan:

1. Create and Develop the Shorelands Commerce Park District. This area west of 1- 15 allows for

light industrial and manufacturing uses.

2. Preserve and Develop the Area for Future Business and Job Growth. Future development
growth for the City needs to focus more on employment growth. The goal is to establish the long-
term financial health of the City by preserving places for continued business growth. The Project
Area allows for additional employment growth within the City.

3. Furnish the needed utility and service infrastructure to support proper development of the

Neighborhood. The area west of 1- 15 lacks the necessary infrastructure to property service

development. The goal is to provide and/or upgrade supportive infrastructure from a master system
perspective. This Project Area Plan outlines specific infrastructure needs.

UTAH CODE

17C-4. 103( 6)

DESCRIBE ANY SPECIFIC PROJECT OR PROJECTS THAT ARE THE OBJECT OF THE

PROPOSED COMMUNITY DEVELOPMENT

The primary objective of the community development is to provide infrastructure improvements in the Project Area
to allow specific property owners to develop vacant and underutilized land within the Project Area. Two specific
property owners have produced development plans for their property and expressed a need for assistance by way
of public infrastructure improvements in order to continue with their current development plans. Current

development plans show the construction of approximately 9- 14 industriallflex space buildings. Other similar

types of development is likely to occur on the approximate vacant properties within the area. There may also be
some renovation or demolition to existing development to accommodate a higher and better use of land.



B ' ENI']\!) C]{J J K CDA PIlCII ( ! AI~I,' PI 'IN

CrNIIJ\\!ILI (jIY, U1J' lJ JULY17, 2013

In order for tile contemplated development to occur within tile Project Area, certain development of public
infrastructure will be required. These improvements will include, but are not limited to, 1) Culinary waterline which
includes boring under 1- 15; 2) Potential extension of 950 West and improvements to 850 North; 3) Improvements
including widening of the ditch at approximately 1000 Nortll from 1- 15 to 1250 West; 4) Improvements to the
Bamard Creek Culvert from the Legacy Parkway to the West 5) Ditch improvements at approximately gOO North;
6) Telecommunication infrastructure and 7) other necessary and!or ancillary improvements.

In addition, the Agency desires to provide additional improvements to sections of Parrish Lane and the 1- 15

interchange to enhance the access and professional character of the project area.

UTAH CODE

17C. 4. 103(7)

METHOD OF SELECTION OF PRIVATE DEVELOPERS TO UNDERTAKE THE
COMMUNITY DEVELOPMENT AND IDENTIFICATION OF DEVELOPERS CURRENTLY
INVOLVED IN THE PROCESS

QUALIFIED OWNERS

This Project Area plan provides reasonable opportunities for owners of property in the Project Area to participate
in the development andJor redevelopment of property in the Project Area if they enter into a participation
agreement witll the Agency. The following general guidelines, which are all subject to final review, modification,
and approval by the Agency, will apply in the Project Area:

I Owners may retain, maintain, and if necessary rehabilitate, all or portions of their properties;
Owners may acquire adjacent or otller properties in the Project Area;

l'f Owners may sell all or portions of their improvements to the Agency, but may retain the land, and

develop their properties;
lii Owners may sell all or portions of tIleir properties to the Agency and purchase other properties in

tile Project Area;

Owners may sell all or portions of their properties to the Agency and obtain preferences to re-enter

the Project Area;

Tenants may have opportunities to become owners of property in the Project Area, subject to the

opportunities of owners of property in the Project Area; and
l!i Other methods as may be approved by the Agency.

The Agency may extend reasonable preferential opportunities to owners and tenants In the Project Area ahead of
persons and entities from outside the Project Area, to be owners and tenants in the Project Area during and after
the completion of the community development. To the extent the Agency determines that it is beneficial to have
owners or tenants remain within the Project Area, plans for enhancing and promoting the concepts outlined in this
Plan will be mutually discussed and agreed upon.

OTHER PARTIES

If no owner or tenant in the Project Area, as described above, who possesses the skill, experience and financial
resources necessary to become a developer in the Project Area, is willing to become a developer, the Agency
may identify other persons who may be interested in developing all or part of the Project Area. Potential
developers will be identified by one or more of the following processes: public solicitation, requests for proposal
RFP) and requests for qualifications ( RFQ), private negotiation, or some other method of identification approved

by the Agency. All developers which are selected to develop witllin the Project Area will be subject to an

Agreement for the Disposition of Land ( ADL), Development Agreement, Participation Agreement, or any
combination of these performance agreements and obligations.

PERSONS EXPRESSING AN INTEREST TO BECOME A DEVELOPER
The Agency has not nor does it intend to enter into any owner participation agreement or agreements with
developers to develop all or part of the Project Area until after the Agency and the City have approved this Project
Area plan.
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UTAH CODE

g17C. 4-103(8)

REASON FOR SELECTION OF THE PROJECT AREA

The Project Area has substantial vacant and underutilized land that is currently zoned and planned for light
Industrial and commercial development The proposed Project Area is intended to provide a means for the City to

meet the goals outlined in the General Plan. Furthermore, many existing property owners within the Project Area

have desires to development their property but cannot reasonably do so without assistance from the Agency.
With assistance from the Agency, development will likely begin in 2013.

UTAH CODE

g17C- 4. 103(9)

DESCRIPTION OF PHYSICAL, SOCIAL AND ECONOMIC CONDITIONS EXISTING IN THE

PROJECT AREA

PHYStCAL CONDITIONS

The Project Area consists of approximately 106. 9 parcel acres of relatively flat, publicly and privately owned land

as shown on the Project Area map. There is very little landscaping surrounding commercial, industrial or office

buildings. There are very little streetscapes or pedestrian-oriented lighting in the Project Area.

SOCIAL CONDITIONS

The Project Area suffers from a lack of social connectivity and vitality. There are currently no parks, libraries, or

other social gathering places in the Project Area. There is very little human activity in the Project Area after

business hours.

ECONOMIC CONDITIONS

The area has suffered from a lack of reinvestment related to: 1) the need for additional and adequate
infrastructure in the area; and 2) lack of economic density and land utilization.

UTAH CODE

g17C-4-103( 10)

DESCRIPTION OF ANY TAX INCENTIVES OFFERED PRIVATE ENTITIES FOR FACILITIES

LOCATED IN THE PROJECT AREA

Tax increment arising from the development of the Project shall be used for public infrastructure improvements,
Agency requested improvements and upgrades, both off-site and on- site improvements, desirable Project Area

improvements, and other items as approved by the Agency. Subject to provisions of the Act, the Agency may

agree to pay for eligible costs and other items from taxes for any period of time the Agency may deem to be

appropriate under the circumstances.

In general, tax incentives may be offered to achieve the community development goals and objectives of this plan,
specifically to:

if Foster and accelerate economic developmenl;
l'l Stimulate job development;
if Make needed infrastructure improvements to roads, street lighting, water, storm water, sewer,

telecommunications - fiber (conduit) and parks and open space;
l'l Assist with property acquisition and/or land assembly; and

l'l Provide attractive development for high-quality commercialflndustrialtenants.

The Project Area Budget will include specific participation percentages and timeframes for each taxing entity.
Furthermore, a resolution and interlocal agreement will formally establish the participation percentage and

timeframe for each taxing entity. With this understanding, the following represents an estimate of the total sources

and uses of tax increment based on initial development assumptions.
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Davis

Davis Cou_~~t?~~_~~1 pi~_~rict

C~unllLibr~ry

Centerville

Weber Basin Water District

Davis Abatement Dislricl

South Davis Sewer District

South Davis Recreation District

Total Sources otTax Increment Funds

Total Uses otTax Increment Funds 4,402,272

UTAH CODE

17C. 4-103( 11)

ANTICIPATED PUBLIC BENEFIT TO BE DERIVED FROM THE COMMUNITY
DEVELOPMENT

UTAH CODE
17C-4. 103( lll1aJ

THE BENEFICIAL INFLUENCES UPON THE TAX BASE OF THE COMMUNITY

The beneficial infiuences upon the lax base of the City and the other laxing entities will include increased property
tax revenues and job growth. The increased revenues will come from the property values associated with new

construction in the area, as well as increased land values that may occur, over time, in the area generally.
Property values include land, buildings and personal property ( machines, equipment, etc.). The increase in

personal property value is anticipated to be significant since the area will contain industrial and manufacturing
uses.

It is estimated that the development of the area will result in over 150 new jobs. These jobs willlikeiy result in an

average monthly wage of approximately $ 3, 2153 Job growth in the Project Area will result in increased wages,
increasing local purchases and benefiting existing businesses in the area. Job growth will also result in increased
income taxes paid. Business growth will generate corporate income taxes.

There will also be a beneficial impact on the community through increased construction activity in the area,

especially at a time when the construction sector of the economy is struggling. Positive impacts will be felt

through construction wages paid, as well as construction supplies purchased locally.

UTAH CODE
17C. 4. 103111Jlb)

THE ASSOCIATED BUSINESS AND ECONOMIC ACTIVITY L1KELYTO BE STIMULATED
Other business and economic activity iikely to be stimulated includes increased spending by new and existing
residents within the City and employees in the Project Area and in surrounding areas. This includes both direct
and indirect purchases that are stimulated by the spending of the additional employees in the area.

Employees may make some purchases in the local area, such as convenience shopping for personal services
haircuts, banking, dry cleaning, etc.). The employees will not make all of their convenience or personal services

purchases near their workplace and each employee' s purchasing patterns will be different. However, it is
reasonable to assume that a percentage of these annual purchases will occur within close proximity of the

workplace (assuming the services are available).

3 Utah Department of Workforce Services, Average Monthly Nonfarm Wage. Davis County, 2011
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UTAH CODE

17C. 4. 103( 12)

OTHER INFORMATION THAT THE AGENCY DETERMINES TO BE NECESSARY OR

ADVISABLE

COST/ BENEFIT ANALYSIS

Based on the land use assumptions, current economic and market demand factors, tax increment participation
levels, and public infrastructure, land assemblage and incentive needs, the following table outlines the benefits

revenues) and costs ( expenditures) anticipated within the Project Area. This analysis takes into account

additional multiplier benefits from property and sales taxes assuming additional jobs are created and households

added to the community. The analysis shown below is based on reasonable assumptions but is nevertheless only
an estimate of the anticipated benefit to the City. Actual costs and benefits of the Project Area may vary. As

shown below, the proposed community development wilt create a net benefit for the City.

1, 953,467

1, 114,544

91, 870

279,807

1

1, 028,683

586,912

147,345

TOTAL REVENUES

Estimated

General Government Services

Public Works Services

Public Services

TOTAL EXPENDITURES

303,031
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EXHIBIT A

LEGAL DESCRIPTION OF PROJECT AREA: BARNARD CREEK CDA

An entire tract of land being described for the Barnard Creek Community Development Area, situate in the NE1/ 4 of Section 12,

and the SE1/ 4 of Section 1 ail in T. 2 N., R.1 w., S. L. B.& M., Davis County. The boundaries of said entire tract of land are

described as foilows:

Beginning at a point on the westerly right of way line of a railroad, said point is S. 89' 58'05" W. 89.73 feet along the north line of

said Section 12 from the northeast corner of said section, and running thence along said railroad right of way line S. 0' 12'29" W.

1310.52 feet to the southeast corner of said entire tract; thence S. 89' 49'20" W. 297. 64 feet more or less to the extension of the

centerline of 725 North Street; thence along said centerline S. 89' 47'41" W. 1376.91 feet to the terminus of the centerline in the

Excel Industrial Park Subdivision No. 2 as filed in the Davis County Recorder's Office; thence N. 89' 53'30" W. 423.82 feet to the

easterly right of way line of the former Denver and Rio Grande Railroad and the southeast comer of said entire tract; thence

along said railroad right of way the foilowing three ( 3) courses and distances ( 1) N. 9' 00'33" E. 1330.93 feet; thence ( 2)

N. 89' 57'55" E. 52.82 feet; thence ( 3) N. 9' 01' 00' E. 1412.82 feet to the northerly right of way line of 1275 North Street and the

northwest corner of said entire tract; thence S. 89' 58'47" E. 1183.30 feet along said northerly right of way line and the extension

thereof to the easterly right of way line of said 1275 North Street; thence along said easterly right of way line southerly
102. 94 feet along the arc of a 1966.21- foot radius non- tangent curve to the right ( Note: Chord to said curve bears S. 19' 09'00"

W. for a distance of 102. 92 feet); thence S. 89' 56'56" E. 475.63 feet to said westerly railroad right of way line; thence S. 0' 12'29"

W. 1296.28 feet alon9 said railroad right of way line to the point of beginning.

The above described entire tract of land contains 114.67 acres more or less.





BARNARD CREEK CDA
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EXHIBIT C

PARCEL LIST

l~~ It!iij~; F ...... ...u.@!.:! U.... FFU.EG.~ nr.nnu.nUn.: d!illi:JldJJrITnlrnr:U!~ E1JU._
060030001 .... LBOUNTrFULCIIYREDEVELOPMENTAGENCY. n_ n_n

1. 39

060030004 .. .... ! BOUNTIFUtcCITYREIlEVELOPMENIAGENCY 0.90

060030016 ! JOHN S SMITH FAMILY PARTNERSHIP LTD 4.00
n.._ mmmmmmmnn_.._..n...__.'._...._._..._

m____m__m._ m.n_.m....__.......

Jl~ 0300.17nU~A~SBllT, JED P___ ._______ __.___ . . _______________.. 017..
0600~0014.____.JJ! TA!:IIJEP. A-RT-M.Et:lTgFTRPNSPIJ~ T~ II()N- . ..~_____ 1. 10

060030030 L~S_BPROPERTIES LTIJ 305

o~0030011_____ _~ LMON HVA.fLL,____..._... _______ ____ __ . _________ n,__._____J94
060030033 CENTERVILLE CITY A CORPORATION

i 0.85
m'~_____ ______n.._.~_.___~ '.... mm_______ m__ m__ _ _.,_~

yw~'~~-~------

060030035 UT~~.. IJ~ PARIM.ENT OF TRA~~ P_O~ T~ TION i 1. 04

06003003.6.___.. USB PROPERTIE~ LTIJ... ..__.__ LrI_j42
o~

003003L__.__ 
UTAIiDEPARTMENT Of'- TRANSPORlAIIIJr-!________ __.________ .__~---- QO.!..

060030038 USB PROPERTIES LTD . 1 6.69

m060Q~Q.~~__~~ ~ H!PEPARTMENT Q~ I~ t~(~ P9.B.TAJION ._____~~_~_~ _____~________~_.__+_._ M~,~_ J!;~___

060030041___ +_ UTA~. IJEPA_RIMENT Of'- TRA.N..sPO~T~ TIIJ.N ... . .---. f-- 366

060030041 UTAH DEPARTMENT OF TRANSPORTATION 4.13

06003004!..._._. .. .u:rAl:iDE~~TM~~ l..()f'TRANSI'ORTATIONll} ...-.... nI==_In:16i7
060.03004.5__ 1 UTAI1. IlEP~ R. llI1..E. NT()F TRAN~ PORTAIION_._._ .... . L_____QQ4
060030046 __ __ i_ S/>,LP,1() NHVACLLC ! 0.93

060030047..__, UTAI1DEPAlnME~ TOF TRANSPORl~ TI()N__
n_________________. L. 1. 12

060030048 SOUTH DAVIS SEWER DISTRICT i 3.49
fn_

n__.___._____~~________. ^'..__.._...___.

m__.....__ n _, - __ ._____

I.___._._~.___.
n_________

060060020 __ __ LS~ERIFf',MEIlRILLL& KAIHL~ EN .ANDRAST, DANIEL ' 1. 50

060~ 033_.__ ____l.'O_LSENLLf___._____._. _ _________ m_____ l___...18L
0~ 0060Q3:4___. ' HADLIL~,M~ R..LE_ RIJ\':.IRUSIEE~ NDI1~ DLE!,.~ HIRLEY 0 . L__ ...__...__.li~3.

060060035 . HAOLEY, ELMERLEROY- TRUSTEEANDHADLEY, SHIRLEYD _ _ __ _ _ __ L 0. 91

060060036 HOGIIN & AS~ OCIATES CONSTRUCTION INC _. L ______0.91

060060037 HOGAN & ASSIJCI~ TES CONSTRUCTIONI_NC[ 1.72

060iJ6o.Q3lI_ LMCCING.___ __ m__ m_____'__ __

182_

0_ 60iJ.60039___ BA.NIJERTER WOODI'ROI'ERT~ S_ LL.c..___ 2. 00

0~0060045 __ _ : EVANl>,_LEW:I~ t.1.JR_&JANETA, ETAL 2. 49

060060051 SHERIFF, MERRILL L & KATHLEEN AND RAST, DANIEL C 0.04

EVANs,TEwTifM JR& JANETA& MTcHAEL M'isDi. AHfJEHoSAEVANS
060060052 BROTHERS INVESTMENT

M__...__.___,____~.__________

060060054 _"__ U_T~ HgEPARTMENT OF TRANSPIJRATION

OIiOIJliOO"~ m_ _.,_ u:r~HDEPARTM~~ IO.F.:r.RP,NSPORTATliJN___ __ ____
060060M6 UTAH DEPARTMENT OF TRANSPORTATION

n____.__

060060088 UTAH DEPARTMENT OF TRANSPORTATION

Oi0060089}- liJTAH..Diit- flTr.!ENTOF TflANSF'ciRTATION".~. I..". ..-
060060090 " !

LMCCINC______ ...". ." .
u__

060060091 L UTAH DEPARTMENT OF TRANSPORTATION "......

0~0060094_ _ n LUTA~"DE.PABIM"E.N:r.OFTIlANSPORT~TliJN__ . . .."...._
060060096 [ UTAH DE.P~ RT_P,1~ NT OF TRANSPORTATION

o.600~ 009:r. n "_UVANS,..LE_Wll>~~JANETA- ET~ L____ ____
nn

060060098 ' HOGAN & ASSOCIATES CONSTRUCTION INC

i600601'05~ -- ---- T-UTAH D~EPARTMENT-OF'TRANSPORTATION--'"L_,,""__.._._..__.n._...... n..'__. n.__ n. m__..n. m._.__n_.__._m._._. n..__.
m.......,.....

Q600~ 106__ ". _ LUTAH DEPARTMENJ_ OF.r~A~.SPIJIlT~T10~""
0~ 006Q1Q7.""""__:" UTAH IJE~~ RJ~ EN:r. OF..TRANSI' Q.RTATION""

060060110 .- r- LMCCI~ C________

060060111 _ 1_ QU.EcSTARGASCOMPANY
060060112 _+ UTAH DEPARTMENT OFJ~A~~ PORTATION

06006011l __ LUIA~ DEPART~~_ NTgFT.RANSPORTAT~ Of',! ___" ___________

1. 95

0.~ 2_

0.07

1. 19

Oc37__.0.83

0. 72

0. 71

0.37

0. 21

0. 40

1, 9T._
0.84

304_

0.44

1. 09

0.41

1.54

n____n"..1~7_
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Jj!'~ T:FjTD;C'\ilix'.TfT: T'.. T.iliIT;D;E~ EEDE..;.,;.,.'.'.iliTiliT'fTillilijTTT:~i~;fTf
0~ 1IQ~ 0_114_ . UTAHDEPARTMENT OF TRAN. SPORTAIIQ!J _ _ _____ 1. 71
061320003 i FOUAD ENTERPRISES LTO 1.53

M ..... w. ... 

r'..---.__
n_ n_________.._______..-n__ ___n._ ,..__.. .....__ ....._..

061320~Q6_ ___+ UIAHQE!'~RI~ENT OflRA_ N9!'QRT~IIQ~ ______ _ __ _____________ Ocll2..
061320_0Q9_ __ l~ISSIQ_NI;\^IS_ ~_C_____ __ _ _ _ _ ____ ____ __

j __ ..
1J5

061320009 i MISSION CWS LLC 1.75
i--- . .,,, ,...,-,... .

061320009 . MISSION CWSJL_C_ 1.75

062400004 _ _ _ l HOGAN &.ASSOCIATE9CONSTRUCTION INC 1. 59

0624001lQ5______ HO_GAN_&1'99Qg~ rE9 CON9TRUCTIO.N. I_Ng _ . ----.- 1-- 
1- 6D

0.63} 40QQL ___-'- H. QGA!J & AS90CIAIE9CQN~_ RUI; TIQN.1Ng_- i-__ __...1~L
063340002 HOGAN & ASSOCIATES CONSTRUCTION INC ' 1. 43

063340003 BRYSO!JSALES i'-SERVICE LLC - --- -- L 1_ 75

g&~l~Q~OL_~ ' tS.AP~ Q!'E~~~ LLC__~___.___..__ _____ ------ 1. _~_-12L
Total _ J ______ m_ ___ _ __ ___ ________________.___ ___ 

106.90





BARNARD CREEK CDA
BARNARDCRlEKCUlVEIlT _ JOl1NS_ S"'THFA~ ILYPAIlTNERSHIPlTD

CUl~ ARYWL80RE _ SAl~ ONHVAC

9O()N, OlTCHWPIlOVfMENTS ~ US6PROPlIlTIES

E::!3 WIDEN 1000 II OITCH P.ZZ;i HOGAN CONSTRUCTION

1 BARNARD CFlfEK COA ROAO IMPRQVEMUITS r -:J CO... PARCElS
LEWIS a YOUNG I . 1 I I I I I

BAIlNAIlOCIlEEKCOABOONOARIES ROBERTSON & BURNINGHAl'.!..... 0 125 250 500 Feet
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Memorandum

To: Steve Thacker, City Manager
Blaine Lutz, Assistant City Manager & Finance Director

From: Jason Burningham, Lewis Young Robertson & Burningham, Inc.

Date: January 27, 2014

Re: Salmon Pasture Development Analysis

INTRODUCTION

Lewis Young Robertson & Burningham, Inc. (" LYRB") has been asked by the Redevelopment Agency
of Centerville City ( the " RDA") to review the Salmon HVAC (" Salmon") cash flow pro forma for the

Pasture Development Project ( the " Project"). The Project was a key driver for the development of the

recent Barnard Creek Community Development Area (" CDA"). Preliminary data regarding the Project
was used to substantiate the need for a CDA to assist in the cost of infrastructure improvements. The

purpose of this document is to provide a more detailed review of the Project's cash flow pro forma,

capital structure and potential return on investment in an attempt to identify a reasonable and justified
level of tax increment participation from the RDA.

SALMON PASTURE DEVELOPMENT SUMMARY

Salmon owns approximately 4.87 acres within the Barnard Creek CDA, and has proposed the

development of three light industrial/flex space buildings on the property. The proposed development
includes the following:

Tt- FL:'. 1. FlV)ioC, S;';Ci D">/:;: i.\;?~';:0~'i',

ri~~~~ t
101111......._. ._ L

QTAi= s'ciIJAREf~ eE......=J
27,757 I

m._-1

nnn .__ . . n' ...

9, 317
n.

14, 312 I
j

n_ n'_ _ n51~~8~ i

The total project is estimated to cost $4,098,609 as shown in the table below.

T~.;D:__C 2: T,): M_ P:~'). 2:: cr C':;'ST:S

m--=
n...]

UiLDiN_G...======---. r.=..!~f~r~~f~!:_~
Bu}ldingConstruction.Costs.(~65/SF)...

nm..... ........ . ............$

3,340,090;

Infrastructure Costs $ 758,519 I

mT;;~I"'
m'__" m"__~'... m__ m"$

4:098,609' 1

Salmon is requesting that the RDA consider participating in the proposed development by reimbursing
the costs for infrastructure. This could be done through a combination of an upfront deference of fees

as well as a pass through of tax increment over the next 20 years. Salmon claims participation from

the RDA is necessary in order to achieve adequate economic incentive to develop the project. The

infrastructure costs are estimated at $758,519 and are detailed below.
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y' rt1i

T.'\3LE. 3: !' ifR, A,:ifL'CnJ0C CrJ::;':

L~~~~]~;~!;:~ a~:Ck~ T---[
OT~~~~~~~ ET~

i,~~ij
fSubgraden m. m$

53,822n.
Storm Drain .$ 3~, 410

Curb and Gutter $ 29,221
I ...'....

Sidewalk _andcurbn.. n $70,~75n'
llsRba1lm____ ... J24Y,11
SJllfiEJr._______ __$ 55, 60Q.J
Power/Electrical $ 30, 135 i

Waier------
n---- ... . ...--~--- - n__ _ - --

i9:f37()!
Gas.

n. n~ n. nn- 

r __
nmn.___ .$

18,0101
l.L~~ S-c.a~==- . .. _ n-~- r~--- nn ..~=~== j?~o.oIl

1}~ i;t:-ggSk~.--- .......... ............__ 1 ... . n-_~ J~t~~}.
PRO FORMA ASSUMPTIONS

In order to determine if the request from Salmon is reasonable and necessary, LYRB completed a

thorough review of the development pro forma. Table 4 summarizes the assumptions in the pro forma.

r"'8LE 4: PHS r:Cr, 1.'!;\ / J.3SUMi' T: ONS

i>~ f.$Q~~~-- i-
n.-. ,'

i.' ...

i.
Y. .i.... '.

i,. ."..-~~- . . 1.. .---A~SUMPiJPN$ i.-- T~~1NAEAssuiiiriQNS-]
n__~_ mm___._ . {

LYRB YeRIFIED)_>___~ ( SALMO.!L....~
Loan to Equity: ' 70% i

L ...... ..____ ...._.___ ,........._ . ____ __"!---:-_""' u_._, 

c:-"-'-'~____:_
w~,-~-~~-~~~~, .

ILfJas.e_RalfJ/SL(lv1g~ i~ e(j(3rOss)..._... n .... ..... ... L__ m- m-mm-~,

65' 1..-....... n ._ n____$ Q~~

t~~~ tOi"';
Oiro."'.....

j~

ccci~~=
c .:

Interest Rate: - - _
m -- .".--,- ._.~_. m____--~~--'----

6J)%1.--
Loan Term: 

m n _ : l-=~-'ll- l=--==::=]Qj .. mm . n m .. m_

The following details LYRB' s research and validation of the assumptions listed above:

Loan to Eauitv: Salmon stated that the loan to equity for the Project would be 70% loan, 30% equity.

Lease Rate/SF: Salmon identified the lease rate to be approximately $ 0.65/SF per month, LYRB

verified this rate by researching comparable data from Commerce Real Estate Solutions, CBRE Global

Research and Consulting, Coldwell Banker, and comparable industrial developments in Salt Lake and
Davis Counties. The table below shows comparable lease rates. Based on this comparable data and

discussions with Salmon, LYRB feels that $0.65/SF is a reasonable lease rate.
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Industrial $
056 $ 042' $ 0.41 i.'

Lease Rates . .; ,

II :
w.__.____www_~ "_~' ____M~~~ W_ .__~_ M_~~_..........L____..____~._i_..____._~~___

1 Commerce Real Estate Solutions, DavisCountl', 2" Quarter, 2013

2CornmerceReal. EstateS()luiiorls, SaliLake[County~3~d.Quarter,? Q13......
1~ 9.~BE.Gl~baIR~~ a,r(;~..ar1Cl. CO.QSultin. fhS.aIl. l,a.k.eCity~lnc!lIstrial.DeveloPrnent,~' hQua.rter, 2013._.
i' LYRBdata

T -".su: 5: LeASE ,,'{ATE C(~~"1Pt,?ASU: S

r;;M: er: T;~:ME~- r~~~~ lnn-
n, - -

IBg:~:~~~~~TT" P~~~: T --- I

C~ O~~ L .

l~ UMr.1ARY . L (DAVJ~
Li__~

LgF.. '~. I,~j.gh~~ IELD4 LnINQI!ST.~~L~_.~~DY' UTI L~KER

I i m~- m~
warehouse;

0. 50 - $ 0.65 $
1 _ $ 1. 20 finished

H' nn'. H nun ___space] ... u.

0.60 0. 65

Vacancy: While Salmon identified the vacancy to be 10 percent in the original pro forma, based on

comparable data, LYRB recommends a lower vacancy rate. The table below shows comparable
vacancy rates for industrial development. It appears that Davis County vacancy rates for light industrial

development are approximately five percent. However, upon further discussions with the developer, it
was made known that in order to qualify for a loan, the bank requests that the vacancy rate be closer to

10 percent in the pro forma analysis. Thus, LYRB recommends a vacancy rate of seven percent for the

pro forma analysis.

T,;,BLf G: \/;\(: ANC' COMPAf.i."SL0S

CoMMERCe - rcDMMERcE~ unCBRilPHEASANTHQiLoW'[ COLDWEL'\. ---I
u.. .SlIt.!~!... _ r.n__J~YIS)', _ , { SLC)2 j { SLg "n'" . JSANllY, 1Jl} H i!~K!'R."H"

I
Industrial Vacancy t 3.9% , 77% 50% 30% _ 5. 0% 

I1 Commerce Real Estate Solutions, DaVIS County, 2" Quarter, 2013

2ComiTleree Re~ Esta,ien~011ltI9IlSL SaILL<l.~ Cou,nty,]'". Q.uarter,~ Q13 .. _ 
n.._ n n . .... un. un_ j

I 3 CBRE Glo~alResearch and Consulting, Salt Lake City, Industrial Development, 4' h Quarter, 2013
u _ __.

ODeratinQ EXDenses: Salmon has identified operating expenses to be 20 percent of operating
income. The bank has requested that operating income be approximately 20 percent in the pro forma

analysis in order to qualify for a loan. However, the developer indicates that 15 percent would be a

more realistic estimate of operating expenses. Based on discussions with Coldwell Banker, LYRB

believes 15 percent to be a reasonable estimate.

Interest Rate & Loan Term: LYRB contacted a number of banks to identify a reasonable interest rate

and loan term for the Project. The table below lists the banks contacted along with approximate interest
rates and loan terms. Based on the data shown below, LYRB estimates the interest rate to be

approximately six percent amortized over 20 years.

T.};<x 7: L').~ N CC!P""V\B:,~:S

KEYaANK'. -. --... ..... 1.. 1 ... ...- 
n']

T~ r~.~- 7y~;;;s-=J-=- 5~7Ye~ sL~'-'--"'=~=----
nAITiClrtiza,tion . lm20~25 Ye<lrs

Rate 6.25% - 8%

Wi~~.~.!'.~~iij~~qHj[ . ... ",.-__
n_.... un. n. n;

Term 5 Years 10 Years:

Amortization .________? O Yea,rs.~ _..? O'{ea~sJ
Ba,~~n.. nn. nn... n.. n].

8~%J . n .

5200/0,)
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Qi"

r--
I
I

I

L~ e~Lsf.j\RG9ji: lRANS.Hc21m~e_ _. e~......~~_~_

TermeLn
Amortization I e20b~

m^ m"_________'__ __ 
L

Rate~~ J nn . ee~}

5%__ ~
e.

m"___'~"~_'~~___~.~_~_~_~_~'_'~'_'~_-- -

1

With a 70 percent loan to equity and using a six percent interest rate amortized over 20 years, LYRB

calculates the annual debt service or loan payment to be approximately $250, 135 as shown in the table

below.

1'\8; , s: Cdn %:T"' C0 eN, U".'-' ~':'

I .. 
n n ~-

DEllr SE~V.Ci:PA4cui. ATI()N ..;~

em~

l:~
n.eeC.~ e_ CmmeenCnmnm. me~ m._~. e_~ n,. e.. m~. m~ e~ eee. e.' e.

I Total Project Costs i . $ 4,098,609.00

I LoanAi1l()unlm mn m: men

70%' eg~69,02630

l_~g.~it~~ rT1~~ n..m~ n_.._..
e.. n.... n~~..... 

30o/0.....
e. eeJJ.!3?92~nQ~

ILoan~aYrnent( DebtService): I $ 250, 134.79

PRO FORMA ANALYSIS

Based on a monthly lease rate of $ 0.65, the total gross operating income would be approximately
400,811 annually, as shown in Table 9.

Totals

Using the assumptions outlined above, Table 10 calculates the return on equity (after debt service) for

the Project assuming no assistance from the RDA for infrastructure improvement costs. This scenario

results in a return on equity of approximately 5.43 percent. Salmon would likely not pursue the

development of the Project with such a low return.

1 MicE'! G: P,,:c FOR,h\ - No) T/\.:< !;iGeUM;:~;T !c<CEN' i\lE

lj'Rq~~ Aj~f4tiu~ i e ee~~~~~: . 
e

Gross ORElrating Income

j\/~~nncx@7.0%)

Effective Gross Operating Income

JOpe@ting E! per1ses@15.0~

Net Operating Income

Debt Service

elTlaining lr1c~ l11~

l
I
1

j
c,__" 5tLUJjL~:-:;:"~;:_, .J

400,811 ·

i ~..

e..~ ($

28,057) 1
r .................$372;754. 1

55,913)

3..111: 8411
250, 135) 1

1 . nn, J6e6? 061
i i

r-W~~~-_.~_.~~-- M_~----__--"-_._------~~.~~-----~------~--~-~-~~~._--------- i

LReturnonEquity( AfterDebt~ ervice)... 1 ..... ........... 5.43%. 1
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I

I-
I A reasonable return on equity is approximately 8.5 percent. Table 11 calculates that the annual tax

I
increment incentive should be approximately $ 44,480 in order to generate a return on equity of 8. 5

I percent. Over a period of 20 years, this amounts to $ 889,609 or approximately $ 510, 187 net present
value (NPV).1 A detailed pro forma along with assumptions is shown in EXHIBIT A.

I
I

I

I
I
I

TAUl.E 11: p;<; F<,"::~",\ - HCL.: t;i:::S "' AX hCRE"FY" !NCEN' " c.

IF~$ M~ t~~~~ m[f; II~m}[;; I}E~ iJ[;;II' .~~L,L'II,J

Gr.()ss Operating IncorTle____.__ _+____ J.4QQ:811_

Tax Increment Incentive ,$ 44,480 j
1_(\ j~~~n~y@f9~)_ ....- L_' ,~=.I$?~,q~7}

Effective Gross Operating Income' $ 417,234

J2eer.ati~ 9 E~ pen~es(Q},150%) ($ 6_2,585)

Net Operating Income $ 354,649

j Debt Service ($ 250, 135)

1~~ ll1ain~ng Incol11~_ m_._ .... _ , ".., .,.._ J!ll.4,~15_
I

iRetun;~~EquitY( A~~r~~~(~ ervic:~ I 8. 50% '

Based on the analysis above, LYRB believes that Salmon' s request for reimbursement of infrastructure

improvement costs, through tax increment or a deference of fees, is reasonable and justified. The

following section estimates the tax increment that will likely be generated from the Project.

PASTURE PROJECT TAX INCREMENT GENERATION

Three main assumptions are used to calculate the taxable value of the Project which is then used to

estimate the amount of tax increment generated by the Project. These assumptions include: building
value per square foot, personal property, and incremental land value per square foot.

Salmon estimates the cost to construct the buildings within the Project to be $ 65.00 per square foot, for

a total of $3,340,090. While the construction cost is $ 65.00 per square foot, the assessed value may
be slightly lower than this amount. LYRB compared data from industrial developments in Davis, Utah,

and Salt Lake Counties to determine a reasonable building assessed value per square foot and an

incremental land value per square foot. LYRB also used comparable data from other project areas to

determine the appropriate amount of personal property that should be included.

Using these comparables, LYRB estimates the building assessed value to be $ 55.00 per square foot,

personal property to be approximately 40 percent of the building value, and the incremental land value

to be $ 1. 66 per square foot. These assumptions are further detailed in EXHIBIT B and were used to

calculate the amount of tax increment generated by the Project.

LYRB estimates the taxable value of the Project to be $ 4, 050,498 upon completion of the Project. A

detailed tax increment budget is shown in EXHIBIT C. The total tax increment revenue generated by this

Project is shown in Table 12. LYRB estimates that the Project will generate a total of $1, 103,411 in tax

increment revenue.

1 Using a discount rate of six percent.
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i---
J ". Q9.~!~~g9.Y_~

JY___ )..,,_. 
0. 002391 _ ~. t~_~_!~~_

1___,__._ ... ....~..
1..Q2!~??.

Ic;ounttLibrary.. ..... . ......
j

0. 000396 .. $ 31, 341. ...$ 17,700
avisc; ountySch()oIDistrict ..

m~ , u .. L 0008941. E07,61] 
u ", u$

399,641

I . Centerville 0.001165 : $ 92,202 $ 52,073
m__ .._.~_________.___.___ _ ""''''___', .,.. .__.-_____.-______.__

m._.m_

I Weber Basin Water Cons. District 0.000215 . $ 17,016 . $ 9,610

I LQavisCouQtYM()~~uit()AbaternentDistri~Ln~=_:j~... 0.0001 05 .$ 8,~

iQ..
n, n~~E~93

L~o~ ti!JlavisCounty~ e~ erlrnpr()~rnentDistricL, J, u ... 

0000~30" . u ,$

26,117n ,,~ 14,75gi
South Davis Recreation District , 0. 000399 $ 31, 578 . $ 17,834 ;

n' Unn.n~. nn.nn.n. n'.nn. n'n__~" nn."'

f'"'' ,
n' '.'..n~

n-"fn"
n '.u.~m'....~. n.n' nn.nn.' nnn..n.

iT~talll1~~ rn~Il~!~!~ IlU~, n' , , .. mnm nll,.,01! 9~ 2.L, $ 1, 103,~ 1:! L, unj6~:!' 17.3.

However, according to the interlocal agreements that have recently been finalized, 25 percent of this

revenue is passed through to the taxing entities and 75 percent remains with the Agency. Table 13

illustrates the tax increment revenue that remains with the Agency for use within the Project Area. It is

estimated that the project will generate approximately $827,558 or a NPV of $467, 380.2
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Total Property Tax Increment for Project Area , ,$ 821,558 , $ 461,380 ,
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SUMMARY AND RECOMMENDATION

Based on the analysis performed above, LYRB believes there is adequate justification for RDA

participation, specifically to support the cost of infrastructure improvements. Our estimates show that

assistance from the RDA is necessary in order for Salmon to achieve a reasonable retum on equity of

approximately 8.5 percent. Assistance from the RDA could be in the form of reimbursement with tax

increment monies generated from the project area or from a deference of fees upfront, in which case

the RDA may choose to reimburse the City through tax increment for the deferred fees. Without

assistance from the RDA, Salmon may choose not to pursue immediate development of the Project._

2 Using a discount rate of six percent
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ESI Engineering, Inc. Project:  The Pastu re Sheet No.

1
3500 South Main, Suite 206 Cost Breakdown 1018

I
Salt Lake City, Utah Owner:  Centerville City

Phone (801) 263-1752 Estimated by: MLR Date: 2/7/14 Project No.

Fax (801) 263- 1780 Checked by: KLC Date: 2110/ 14 11- 037

Consultinq Enqineers & Land Survevors

ITEM
ITEM DESCRIPTION QUANTITY UNITS UNIT PRICE AMOUNT

NO.

PUBLIC I REGIONAL IMPROVEMENTS

Culinary Water Improvements

1 12" PVC C900 waterline pipe 550 LF  $ 35.00 $ 19,250.00

2 6" PVC C900 waterline pipe 15 LF $ 25. 00 $ 375. 00

Cut existing waterline and connect with 12" 90'

3 bend with thrust block 1 EA $ 750.00 $ 750.00

4 12" aate valve and valve box 1 EA $ 1,750. 00 $ 1, 750.00

5 12" x 6" tee with thrust block 1 EA $ 1, 000.00 $ 1, 000. 00

6 6" aate valve and valve bax 1 EA $ 1, 000.00 $ 1, 000. 00

7 Fire hvdrant assemblv with thrust black 1 EA $ 3,000.00 $ 3, 000. 00

8 Excavate and haul awav native material 425 CY  $ 5.00 $ 2, 125.00

9 Impart sand beddina includina campactian 325 TN $ 15.00 $ 4,875.00

10 Impart aranular fill includina camoactian 325 TN $ 15. 00 $ 4,875.00

Impart untreated base caurse including
11 campactian 15 TN $ 20.00 $ 300. 00

12 Remave and reolace asphalt 15" thick) 140 SF $ 12. 00 $ 1, 680.00

Lump
13 Pressure test new waterlines 1 Sum $ 1, 500.00 $ 1, 500. 00

Lump
14 Mabilizatian 1 Sum $ 3, 500. 00 $ 3, 500. 00

Culinarv Water Subtotal      $ 45,980.00

PUBLIC I REGIONAL TOTAL (Items 1- 14)      $ 45,980.00

1





ITEM
ITEM DESCRIPTION QUANTITY UNITS UNIT PRICE AMOUNT

NO.

Culinary Water Subtotal    $ 31, 985.00

Storm Drain Improvements

36 24" RCP Culvert under entrances 100 LF $ 35.00 $ 3, 500.00

37 15" RCP Culvert under entrance 50 LF $ 25.00 $ 1, 250.00

38 Import Qravel backfill 50 TN $ 20.00 $ 1, 000.00

Lump
39 SWPP, BMPs and erosion control 1 Sum $ 4, 000.00 $ 4, 000.00

Storm Drain Subtotal    $ 9, 750.00

Sanitary Sewer Improvements

40 8" PVC sewer main 100 LF $ 22. 00 $ 2,200.00

41 Core existina manhole and connect new line 1 EA $ 500.00 $ 500. 00

42 Excavate and haul awav native material 130 CY $ 5. 00 $ 650.00

43 Import aranular fill includina compaction 150 TN $ 15. 00 $ 2,250.00

44 Import aravel backfill 50 TN $ 20. 00 $ 1, 000. 00

Import untreated base course including
45 compaction 15 TN $ 2000 $ 300.00

46 48" manhole 1 EA $ 3, 500.00 $ 3,500.00

Sanitary Sewer Subtotal    $ 10,400. 00

Street Work and Landscaping

47 Curb and autter 1, 360 LF $ 20.00 $ 27, 200.00

48 4' concrete waterwav 654 SF $ 5. 00 $ 3, 270.00

Import untreated base course including
49 compaction 650 TN $ 18.00 $ 11, 700.00

50 Asphalt Pavement (shoulder and entrances) 230 TN $ 100. 00 $ 23, 000.00

51 Saw-cut existina asphalt edae 1, 500 LF $ 1. 00 $ 1, 500.00

52 StreetliQhts (includina poles, conduits, wirinQl 2 EA $ 9,250.00 $ 18, 500.00
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ITEM
ITEM DESCRIPTION QUANTITY UNITS UNIT PRICE AMOUNT

NO.

53 Re-seed/veoetate back of curb in wetland area 2, 000 SY $ 0. 50 $ 1, 000. 00

Lump
54 City Inspection Fee 1 Sum $ 4,466. 13 $ 4,466. 13

Street Work and LandscaDino Subtotal    $ 90,636.13

PUBLIC / LOCAL TOTAL ( Items 15-54)    $ 142,771. 13

ON-SITE IMPROVEMENTS - Phase 1

Culinary Water Improvements

55 6" PVC C900 waterline pipe 150 LF $ 25.00 $ 3, 750.00

56 1" copper water service 158 LF $ 20.00 $ 3, 160.00

57 6" 900 bend with thrust block 1 EA $ 750. 00 $ 750.00

58 Excavate and haul away native material 135 CY $ 5.00 $ 675.00

59 Import sand beddino includino compaction 125 TN $ 15. 00 $ 1, 875.00

60 Import oranular fill includino compaction 100 TN $ 15. 00 $ 1, 500. 00

61 Water development fee 1 EA $ 2, 534.00 $ 2, 534.00

Culinary Water Subtotal    $ 14,244.00

Storm Drain Improvements

62 6" PVC storm drain 149 LF $ 15. 00 $ 2,235.00

63 10" PVC storm drain 246 LF $ 25.00 $ 6, 150.00

64 Excavate and haul away native material 175 CY $ 5. 00 $ 875.00

65 Imoort oranular fill includino compaction 85 TN $ 15.00 $ 1, 275.00

66 Import oravel backfill 75 TN $ 20.00 $ 1, 500.00

67 Catch basin/outlet wi oil separator 4 EA $ 750.00 $ 3, 000.00

68 Catch basin 3 EA $ 500.00 $ 1, 50000

69 48" manhoie 1 EA $ 1, 500.00 $ 1, 500.00
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ITEM
ITEM DESCRIPTION QUANTITY UNITS UNIT PRICE AMOUNT

NO.

Lump
70 Storm drain impact fee 1 Sum $ 18,672.00 $ 18,672.00

Storm Drain Subtotal    $ 36,707.00

Sanitary Sewer Improvements

71 4" PVC lateral 195 LF $ 18. 00 $ 3, 510. 00

72 4" Cleanout 1 EA $ 200. 00 $ 200.00

73 Excavate and haul awav native material 190 CY $ 5.00 $ 950.00

74 Import oranular fill includino comoaction 170 TN $ 15. 00 $ 2, 550. 00

75 Import oravel backfill 75 TN $ 20.00 $ 1, 500. 00

Lump
76 Connection Fee 1 Sum $ 5,400.00 $ 5,400. 00

Sanitary Sewer Subtotal    $ 14, 110.00

Power and Gas Improvements

77 4" PVC power service line 295 LF $ 15. 00 $ 4,425.00

Lump
78 Power vaults, boxes, meters 0. 5 Sum $ 10,000. 00 $ 5,000.00

79 Gas main line 265 LF $ 15. 00 $ 3,975.00

80 Gas service line 165 LF $ 8.00 $ 1, 320. 00

81 Excavate and haul awav native material 200 CY $ 5.00 $ 1, 000.00

82 Import oranular fill includino compaction 135 TN $ 15. 00 $ 2, 025.00

83 Import sand backfill 115 TN $ 15. 00 $ 1, 725.00

Lump
84 Rockv Mountain Power Connection Fee 0.5 Sum $ 20,235.00 $ 10, 117. 50

Power and Gas Subtotal    $ 29,587.50

Street Work and Landscaping

85 Curb and outler 709 LF $ 20.00 $ 14, 180. 00

86 Concrete sidewalk 2, 190 SF $ 4. 00 $ 8,760.00
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ITEM
ITEM DESCRIPTION QUANTITY UNITS UNIT PRICE AMOUNT

NO.

Import untreated base course including
87 compaction 2, 500 TN $ 18. 00 $ 45,000.00

88 Asphalt Pavement 175, 000 SF - 3" thick) 800 TN $ 80. 00 $ 64,000.00

89 Rock retainino walls 2, 800 SF $ 12. 00 $ 33,600.00

Import fill material including grading and

90 compaction 14, 500 CY $ 4. 00 $ 58,000.00

91 Landscape around parkina lot and buildinas 9,200 SF $ 1. 00 $ 9,200.00

92 Main Sian 1 EA $ 5,000.00 $ 5,000.00

Lump
93 Timber I Stone bridae entries 0. 67 Sum $ 15,000. 00 $ 10,050. 00

Lump
94 Wetland Mitiaation 1 Sum $ 14, 515. 00 $ 14,515. 00

Street Work and Landscaoina Subtotal    $ 262,305.00

ON-SITE PHASE 1 SUBTOTAL (Items 55-94)    $ 356,953.50

ON- SITE IMPROVEMENTS - Future Phase

Culinary Water Improvements

95 6" PVC C900 waterline oioe 100 LF $ 25.00 $ 2, 500. 00

96 1" coooer water service 102 LF $ 20.00 $ 2, 040. 00

97 6" 900 bend with thrust block 2 EA $ 750.00 $ 1, 500. 00

98 Excavate and haul awav native material 90 CY $ 5.00 $ 450.00

99 Imoort sand beddina includino compaction 75 TN $ 15. 00 $ 1, 125. 00

100 Imoort oranular fill includino comoaction 75 TN $ 15. 00 $ 1, 125. 00

101 Water develooment fee 2 EA $ 2, 534.00 $ 5, 068. 00

Culinary Water Subtotal    $ 13,808.00

Storm Drain Improvements

102 6" PVC storm drain 60 LF $ 15. 00 $ 900. 00

103 8" PVC storm drain 120 LF $ 20.00 $ 2,400. 00
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ITEM
ITEM DESCRIPTION QUANTITY UNITS UNIT PRICE AMOUNT

NO.

104 10" PVC storm drain 354 LF $ 25. 00 $ 8, 850.00

105 Excavate and haul awav native material 250 CY $ 5. 00 $ 1, 250.00

106 Imoor! oranular fill includino comoaction 115 TN $ 15. 00 $ 1, 725.00

107 Imoor! oravel backfill 100 TN $ 20.00 $ 2, 000.00

108 Catch basin 6 EA $ 500.00 $ 3, 000.00

109 48" manhole 2 EA $ 1, 500.00 $ 3,000.00

Storm Drain Subtotal     $ 23,125. 00

Sanitary Sewer Improvements

110 4" PVC lateral 85 LF $ 18.00 $ 1, 530.00

111 4" Cleanout 1 EA $ 200.00 $ 200.00

112 Excavate and haul awav native material 80 CY $ 5. 00 $ 400.00

113 Imoor! oranular fill includino comoaction 70 TN $ 15.00 $ 1, 050.00

114 Imoor! oravel backfill 30 TN $ 20.00 $ 600.00

Sanitary Sewer Subtotal     $ 3,780.00

Power and Gas Improvements

115 4" PVC Dower service line 180 LF $ 15.00 $ 2, 700.00

Lump
116 Power vaults, boxes, meters 0.5 Sum $ 10,000.00 $ 5,000.00

117 Gas main line 265 LF $ 15.00 $ 3,975.00

118 Gas service line 165 LF $ 8. 00 $ 1, 320.00

119 Excavate and haul awav native material 170 CY $ 5. 00 $ 850.00

120 Impor! oranular fill includino comoaction 105 TN $ 15.00 $ 1, 575.00

121 Imoor! sand backfill 95 TN $ 15.00 $ 1,425. 00

Lump
122 Rockv Mountain Power Connection Fee 0.5 Sum $ 20,235.00 $ 10, 117. 50
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ITEM
ITEM DESCRIPTION QUANTITY UNITS UNIT PRICE AMOUNT

NO.

Power and Gas Subtotal    $ 26,962.50

Street Work and Landscaping

123 Curb and outter 567 LF $ 20.00 $ 11, 340. 00

124 Concrete sidewalk 1, 985 SF $ 4. 00 $ 7, 940.00

Import untreated base course including
125 comoaction 2, 100 TN $ 18.00 $ 37, 800.00

126 Asohalt Pavement (75,000 SF - 3" thick) 700 TN $ 80.00 $ 56, 000.00

127 Landscaoe around oarkinQ lot and buildinns 13, 800 SF $ 1. 00 $ 13, 800.00

Lump
128 Timber I Stone bridae entries 0. 33 Sum $ 15, 000. 00 $ 4, 950.00

Street Work and Landscaoino Subtotal    $ 131, 830.00

ON-SITE FUTURE PHASE SUBTOTAL ( Items

95- 128)    $ 199, 505.50

ON-SITE TOTAL (PHASE 1 + FUTURE) ( Items

55- 128)    $ 556,459.00

PUBLIC I REGIONAL TOTAL    $ 45,980.00

PUBLIC I LOCAL TOTAL    $ 142, 771. 13

ON-SITE TOTAL    $ 556,459.00

GRAND TOTAL (PUBLIC REGIONAL +

PUBLIC LOCAL + ON- SITE)    $ 745,210.13

Note: Unit price costs for this estimate were determined by reviewing costs for similar work completed in the area within the

last couple of years. The estimated amounts are based on plans provided by the Developer.
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