REDEVELOPMENT AGENCY OF CENTERVILLE CITY AGENDA

NOTICE 1S 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 of the Centerville Redevelopment Agency Board may be conducted via electronic means pursuant to Utah Code Ann. § 52-4-
207, as amended. In such circumstances, coniact 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 of assistance. Persons requesting these accommodations
Jor 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, 2014 meeting

2. Appoint two representatives to the Administrative Control Board of Davis
Center for Performing 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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Item No. 1.

Short Title: Minutes Review and Acceptance
Initiated By:

Scheduled Time:

SUBJECT

January 28, 2014

RECOMMENDATION

BACKGROUND

ATTACHMENTS:

Description
D January 28 2014 RDA meeting
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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 Ilvie
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
aliow for eminent domain. If a CDA/EDA/URA is established, tax increment funds become
available for a specified period of time to provide local government assistance for: existing
businesses, new deveiopment, 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 (CDA)

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 stimuiate 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 18", The meeting
was adjourned at 7:34 p.m.

Steve Thacker, RDA Executive Director Date Approved

Katie Rust, Recording Secretary
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ltem No. 2.

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.

EACKGROUND

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
Centerviile City's representatives on the ACB.
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ltem 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

RECOMMENDATION

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

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

3) 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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Barnard Creek Budget
Barnard Creek project plan

LYRE analysis
ES| revised estimate

Area plan with improvements




OFFICIAL PROJECT AREA BUDGET
BARNARD CREEK COMMUNITY
DEVELOPMENT AREA (CDA)

CENTERVILLE CITY
REDEVELOPMENT AGENCY, UTAH

ADOPTED: JULY 16, 2013

PREPARED BY:
LEWIS YOUNG ROBERTSON &
BURNINGHAM, INC,
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SECTION 1: INTRODUCTION

The Redevelopment Agency of Centerville 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 foliows the

southem 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 the 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 autlined 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 the Pian.

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") Tile 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

Tag g 2.4 DESTRPTON OF PROECY ARsa

The Project Area is entirely within the boundaries of the City. It lies west

of I-15 and nerth of 725 North and follows 900 West up to the Legacy  ExistinglandUses. .- - . = %ofArea
Parkway Trail. The property encompasses approximately 106.9 parcel  Commercial /Office 13%
acres of land.! Industrial 4%

e S %

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

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

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




Barnarn Cresk CDA PROIECT Arka BungeT

CENTERVILLE CITY, Al Juir 17,2013

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 the 2012 tax rates established within the Project Area the
property taxes levied equate to $216,452 annually. Accordingly, this amount will continue to flow thru to each taxing entity
proportional to the amount of the 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 after March 1, 2020,

PROJECTED TAX INCREMENT REVENUE - TOTAL GENERATION

Development within 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 o be generated in the tax year (ending Dec 1%) following construction completion and Tax
fncrement 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 that during the 20-
year life of the Budget, property Tax Increment could be generated within the 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 al 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 a! 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 enfities 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 abave.

Daws County 20 Years $754,973 $452 822
“County Library ” 20Years . $125039 $74,997
Davis County School Distict | 20 Years | 52,823,176 $1,693,300
“Centerville 20 Years $367,856 $220,635
Weber Basin Water Cons. District " 20Years S67.888  $40.718
Davis County Mosquito Abatement District | 20 Years . $33154 1 7 $19,886
~ South Davis County Sewer'mpr'ovement Distict | 75% 20 Years C$104200 1 $62497
South Davis Recreation District o 20 Years | $125987 | m_"?$75,565‘w
Total Sources of Tax Increment Funds T SAA02.2T2 32640419

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% wil be dedicated to housing revitalization.
improvements, culinary waterline bores, and culverts

Public infrastructure costs will likely include ditch improvements, road

$3,741932 "$5 944 356

$220.114  $132,021
$440,227 $264.042
$4,402,272 §2,640 419

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.

T

 Davis County $251 558 $150,041
County Library S4B 5499
Davis County School District $941,089  §564433
Centerville $122619 T eanes
~ Weber Basin Water Cons. District’ $22629 - $13,573
" Davis County Mosquito Abatement District $11,051 $6,629
" South Davis County Sewer Improvement District $34,733 : $20,832
South Davis Recreation District P 541996 @ $25,188

3 Project Development Costs: Costs including but not limited to business relacation, land assembly, site remadiation, developer incentives, etc.
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Total Revenug -

3 T ;‘1,95_7-,4?4_ __

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 curently receiving - and will continue to receive - property tax revenue from the cument 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 ta 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.

BaSE VEAR AND

Tas

SHVER 15 YEaRrs

 Davi M i ) $742,413 $251,658 5994071
County Library - §122,959 $41,680 §164639
Davis County School District $2,776.210 $941,059 $3,717.268
Centerville $361,736 $122,619 $484,355

“'Weber Basin Water Cons, District $66.758 822629 589387
Davis County Mosquito Abatement District ~ 832603 $11,051 ©$43,654
South Davis County Sewer Improvement District "T$U102,466 T $§4,733 $137,199 l
South Davis Recreation District » $123,891 $41,996 3165886
TotalRevenue .~ = .. 00 $43200036 . $1467424 . $5,796481

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.

Tagnk 4.5

Davis County - _ 837,121 $54,443 $91,563
Davis County School District T $138,810 1 $203,585 $342,395
Centerville e 318,087 $26.527 O s44p14
Weber Basin Water Cons. District | $3,338 5489 | '$8,233
Davis County Mosquito Abatement District | $7,630 . $2,391 54,021
~ South Davis County Sewer Improvement District §5123 $7,514 " 812,637
South Davis Recreation District | 96,195 1 $9,085 ~ $15,280
_TotatRevenwe - $216,452 CosmTAse | §E33008
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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 faxing 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 (1).

_Property Tax Increment (Shared by Taxing Entites) 84402272 . $2 640,419
Property Tax (Centerville) T $122 619 $?3 545
_Multiplier Property Tax $174,061 . 395 ,786

Muttiplier Sales L $208, 180 ) 8113462 )
SalesTax $1,953 467 $1,028,683
TelecomTax $1,114 544  $586912

Energy Sales & Use Tax (Natural Gas) $91,870 $48378

Energy Sales and Use Tax (Electric) . %279807 $147,345

Total Revenues. - R _58 344820 | TR, 529

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.

?A,z ERD Torat £308

Estimated Budget (Includlng Capltal Costs) $2 640419

General Government Services $ﬂ1é4A 260
 Public Works Services T T s _ $170,838
"Pubiic Safely Services §574,241
Total Uses of Tax Increment Funds - 1$5,535723 |- -8, 233 548

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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PaRGEL NUMBER e U omNeR T S
060030002 | BOUNTIFULCITY REDEVELOPMENTAGENCY
060030004 | BOUNTIFUL CITY REDEVELOPMENT AGENCY
060030016 . JOHNS SMITHFAMILY PARTNERSHIPLTD
080030017 NASBTT.UEDP T
060030024 UTAHDEPARTMENT OF TRANSPORTATION
060030030 USB PROPERTIES LTD
080030031 | SALMON HVACLLC
060030033 CENTERVILLE CITY ACORPORATION
060030035 | UTAHDEPARTMENT OF TRANSPORTATION
_06003003%  USBPROPERTESLTD | )
060030037 | UTAH DEPARTMENT OF TRANSPORTATION
060030038 USB PROPERTIES LTD
060030040 UTAH DEPARTMENT OF TRANSPORTATION
00030041 UTAH DEPARTMENT OF TRANSPORTATION

08003004z

_ 060030044

UTAHDEPARTMENT OF TRANSPORTATION

UTAH DEPARTMENT OF TRANSPORTATION

060030045

060030046

SALMON HVAC LLC

060030047 | UTAHDEPARTMENT OF TRANSPORTATION 122
050030048 SOUTH DAVIS SEWER DISTRICT 349
060060020 . SHERIFF, MERRILL L & KATHLEEN AND RAST, DANJEL 150
080060033 | OLSENLLC , o 181
060050034 HADLEY, ELMER LEROY - TRUSTEE AND HADLEY, SHIRLEY D 183
060060035 | HADLEY, ELMER LEROY - TRUSTEE AND HADLEY, SHIRLEYD 091
060060036 - HOGAN 8 ASSOCIATES CONSTRUCTIONING
060060037 . HOGAN & ASSOCIATES CONSTRUCTIONING
060080038 | LMCCING

060080039

BANGERTER WOOD PROPERTIESLLC

060060045

EVANS, LEWIS MJR & JANET A - ETAL

SHERIFF, MERRILL L & KATHLEEN AND RAST, DANIEL G

. BROTHERS INVESTMENT

. EVANS, [EWISMJR & JANET A & MICHAEL M & 8UZANNE F DBAEVANS "

060060054

. UTAHDEPARTMENT OF TRANSPORATION

060060085

|_UTAH DEPARTMENT OF TRANSPORTATION

060060086

060060088

UTAH DEPARTMENT OF TRANSPORTATION

UTAHDEPARTMENT OF TRANSPORTATION """

060060089

UTAH DEPARTMENT OF TRANSPORTATION

LMCC INC

060080090

060060091,
060060094

0B0G00%.

060060097

., UTAH DEPARTMENT OF TRANSPORTATION "

| UTAHDEPARTMENT OF TRANSPORTATION
| UTAHDEPARTMENT OF TRANSPORTATION

060060058

060060105

|_UTAH DEPARTMENT OF TRANSPORTATION

080060106

080060107 .

_i_UTAH DEPARTMENT OF TRANSPORTATION

| UTAH DEPARTMENT OF TRANSPORTATION

060060110 LMCCING

060060111 QUESTAR GAS COMPANY o
060050112 UTAH DEPARTMENT OF TRANSPORTATION
060080113 | UTAHDEPARTMENT OF TRANSPORTATION
/060060114, UTAHDEPARTMENT OF TRANSPORTATION
061320003 | FOUAD ENTERPRISESLTD
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cELNUMBER |

061320009

_061320006

UTAH DEPARTMENT OF TRANSPORTATION

MISSION CWS LLC

061320009

_MISSION CWS LLC

06132000 MISSION CWS LLC B

062400004 HOGAN & ASSOCIATES CONSTRUCTION ING

062400005 | HOGAN & ASSOCIATES CONSTRUCTIONING
063340001 | HOGAN & ASSOCIATES CONSTRUCTIONING
063340002 HOGAN & ASSOCIATES CONSTRUCTION ING

083340003 | BRYSON SALES & SERVICE LLC -
063340006

Total
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APPENDIX B: MAP AND LEGAL DESCRIPTION
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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 NE1/4 of Section 12,
and the SE1/4 of Section 1 all in T2 N, R.1W., SLB.&M., Davis County. The boundaries of said entire tract of land are

described as follows:

Beginning at & 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 mare or less 1o 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 southwest 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; 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 fine 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°08'00"
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. 129628 feet along said railroad right of way line to the point of beginning.

The above described entire tract of fand contains 114.67 acres more or less.
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APPENDIX C: MULTI-YEAR BUDGET AND DEVELOPMENT ASSUMPTIONS




REDEVELOPMENT AGENCY OF CENTERVILLE
Barnard Creek Project Area
Increment and Budget Analysis

Appendix A, 7 - Summary

Sources of Funds:

Davis County

Davis County Schoof District

County Library

Centerville

Weber Basin Water Cons. District

Davis County Mosquito Abatement District
South Davis County Sewer improvement District
Scuth Davis Recreation District

Total Amounts
3 754,973
$ 2,823,176
$ 125,039
$ 367,856
$ 67,888
3
$
$
E

33,154

104,200
125,987
4402212

Uses of Funds:
Project Development Costs (infrastructurs, Land Assembly, Developer Incantives etc.)
RDA Administrative Costs
Housing

3,741,932
220,114
440,227

AT
44022,

LA 68 6 2 6 A o 4

NPV @ 5.00%
452,822
1,693,300
74997
220,835
40,718
19,886
62,497
75,565

2,244,356

132,021

Remaining for Taxing Entities:

Davis County

Davis County School District

County Library

Centerville

Weber Basin Water Cons. District

Davis County Mosquite Abatement District

South Davis County Sewer Impravernent District
South Davis Recreation District

al Sourg

Total Amounts
$ 251,658
$ 941,059
§ 122.61%
$ 22628
$ 11,051
$
$
$

34,733
41,996
41,680

NPV @ 5.00%
$ 150,941
$ 564,433
$ 73,545
$ 13,573
5 6,629
$ 20,832
$ 265,188
$ 24,999

Total Tax Increment Generation:
Davis County

Davis County Schoal District

County Library

Centerville

Weber Basin Water Cons, District

Davis County Mosquito Abatement District
Scuth Davis County Sewer Improvement District

Total Amounts
1,006,631
3,764,235

490,475
80,517

138,933
167,982
166,719

§
]
$
$
$ 44,208
§
5
$
$

NPV @ 5.00%
$ 803,762
§ 2,257,733
§ 294,180
$ 54,291
$ 26,514
§ 83,330
$ 100,753
$ 99,996
520,559,

A.1 - Summary

2013 Centerville 700 North CDA Budget (7.11.13). xIsx
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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 “Plan") 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 ecanomic development for the land encompassed by the Project Area which lies west
of I-15 and north of 725 North and follows 900 West up to the Legacy Parkway Trail. The Plan is envisioned to
define the methad 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 fo assist in the development of the Project
Area. itis the purpose of this Plan fo 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.

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 autherizing the preparation of a draft community development

project area plan on February 19, 2013.

RECITALS OF PREREQUISITES FOR ADOPTING A COMMUNITY DEVELOPMENT PROJECT

AREA PLAN
In order to adopt a community development project area plan, the agency shall;

H  Pursuant to the provisions of §17C4-102(2)(a) and (b) of the Act, the City has a ptanning
commission and general plan as required by law; and

H  Pursuant to the provisions of §17C4-102 of the Act, the Agency has conducted one or more public
hearings for the purpose of informing the public about the Project Area, and allowing public input
into the Agency’s deliberations and considerations regarding the Project Area; and.

¥ Pursuant to the provisions of §17C-4-102 of the Act, the Agency has allowed oppartunity 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 capies 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

July 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 Enties — Community
Development and Renewal Agencies Act in Title 17C, Chapters 1 through 4, Utah Code Annctated 1953, as
amended, or such other amendments as shall from time to time be enacted or any successor or replacement law
or act.

The term “Agency” shall mean the Redevelopment Agency of Centervile City, which is a separate body
corporate and politic created by the 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 coflected.

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 pubiic 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 piace (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 to the Project Area that inciudes:

the base taxable value of property in the Project Area;

the projected tax increment expected to be generated within the Project Area;

the amount of tax increment expected to be shared with other taxing entities;

the amount of tax increment expected to be used to implement the Praject 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 coflected is less than the entire Project Area:

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

 alegal description of the portion of the Project Area from which tax increment will be collected; and

H 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.

S

The term “Project Area Plan” shall mean the written plan that, after its efiective 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 enfities 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 Cope

e 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 |-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.”

GENERAL STATEMENT OF LAND USES, LAYOUT OF PRINCIPAL STREETS,
UTaH CoDE POPULATION DENSITIES, BUILDING INTENSITIES AND HOW THEY WILL BE AFFECTED
§17C-4-103(2) 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.

Tvee T

RS e Commercial
___ngr_qgrcialf()ffice ~ 13% 13%
Industrial | 4933} _ 46% -

Other | 41% Industrial

Toul T g

*Other” acreage consists of govemment owned
_property, roads, agriculfural land, efc.

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.

LAYQUT 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 northern 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.

' This acreage will not match the acreage found in the legal description as it does not include roadways and public rights of way.
# November 2012 parcel data

&01.506.0700 Fax 801,596.2600
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IMPACT OF COMMUNITY DEVELOPMENT ON LAND USE, LAYOUT OF PRINCIPAL STREETS,
POPULATION DENSITIES AND BUILDING INTENSITIES

Community development activities within the Project Area will mostly consist of development of vacant and
underutilized areas. The types of land uses will include: commercialfoffice, 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 manufacturing, 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 the 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.
BuLDING 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 the 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%.

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 quaiity in development and design, specific development contrals 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 City, 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 Pianning 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 other 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 to 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 CENTERVILLE 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 I-15 in Centerville is for well-planned highway
commercial, manufacturing, light industrial uses and permanent open space. This area should, therefore, 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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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 deveiopment 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 promating community development activities,

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 of 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 quiding principles contained in the City's
proposed General Plan:

1. Create and Develop the Shorelands Commerce Park District. This area west of I-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 piaces for continued business growth. The Project
Area allows for additional employment growth within the City.

3. Fumnish the needed utility and service infrastructure to support proper development of the
Neighborhood. The area west of i-15 lacks the necessary infrastructure to property service
development. The goal is to provide andfor upgrade supportive infrastructure from a master system
perspective. This Project Area Plan outlines specific infrastructure needs.

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 lang within the Project Area. Two specific
property owners have praduced development plans for their property and expressed a need for assistance by way
of public infrastructure improvements in order to continue with their cument development plans. Current
development pians show the construction of approximately 9-14 industrial/flex 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 demolifion to existing development to accommodate a higher and better use of land.
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In order for the contemplated development to occur within the 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 North 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 900 Narth:
6) Telecommunication infrastructure and 7) other necessary andfor ancillary improvements.

In addition, the Agency desires to provide additional improvements to sections of Pamish Lane and the 1-15
interchange to enhance the access and professional character of the project area.

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 reasanable 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 with 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:

Owners may retain, maintain, and if necessary rehabilitate, all or portions of their properties;

Owners may acquire adjacent or other properties in the Project Area;

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

develop their properties;

#  Owners may sell all or portions of their properties to the Agency and purchase other properties in
the Project Area;

H  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

#  Other methods as may be approved by the Agency.

EEgE:

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 determings 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

f 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 within the Project Area will be subject to an
Agreement for the Disposiion 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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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 & 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.

DESCRIPTION OF PHYSICAL, SOCIAL AND ECONOMIC CONDITIONS EXISTING IN THE
PROJECT AREA

PHYSICAL CONDITIONS

The Project Area consists of approximately 106.9 parcel acres of refatively flat, publicly and privately owned land
as shown on the Project Area map. There is very little landscaping surounding 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 litle 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.

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 ime the Agency may deem to be
apprapriate under the circumstances.

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

™ Foster and accelerate economic development;

¥ Stimulate job development;

# Make needed infrastructure improvements to roads, street lighting, water, storm water, sewer,

telecommunications — fiber (conduit) and parks and open space;
®  Assist with property acquisition and/or land assembly; and
#  Provide attractive development for high-quality commercialfindustrial tenants.

The Project Area Budget will include specific participation percentages and timeframes for each taxing entity.
Furthermore, a resolution and interfocal 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 County 20 Years §754.973
Davis County School Distict 20 Years $2,823,176
CountyLibray 0Years | $125,039
Centervile 20 Years | " $367.856
_ Weber Basin Water Cons_.g_r_\({a_né‘}" Dlstnct 20Years ?$“8'?',§8“§"'
Davis County Mosquito Abatement District MYears . $33,154

South Davis Caunty Sewer Improvement District : 20 Yearfsﬁ $J}14,2Q0

South Davis ﬁgpreation District 20 Year
Total Sources of Tax Increment Funds

-Pr'dject- evelbpménf Costs @8 % '

' RDA Administrative Coss @ 5% o
“Housing @ 10% o
Total Usesof Tax Increment Funds o

ANTICIPATED PUBLIC BENEFIT TO BE DERIVED FROM THE COMMUNITY
DEVELOPMENT

THE BENEFICIAL INFLUENCES UPON THE TAX BASE OF THE COMMUNITY

The beneficial influences upon the tax base of the City and the other taxing 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 will likely result in an
average monthly wage of approximately $3,215.3 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.

THE ASSOCIATED BUSINESS AND ECONOMIC ACTIVITY LIKELY TO BE STIMULATED

Other business and economic activity likety 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, efc.). 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 Departiment of Workforcs Services, Average Monthly Nonfarm Wage, Davis County, 2011
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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 muttiplier 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 will create a net benefit for the City.

"REVENUES

Property. Tax {Increment) $4,402,272 $2640419
Property Tax (Centervilla) - $122819 $73,545
Multiplier Property Tax - §174081 595788
" Wiier Saes Tax T sy i
SelesTax 467 _ $1028683
- Telecom¥ax $1,114,544 $586,912
o Energy Sales & Use Tax (Matural Gas) $91,870 ~ $48,378
" Energy Sales and Use Tax (Electric) Csoremor ! su73MS
TOTAL REVENUES _ R 34820 $4TI450
Estimated Budget $4,402,272 52,640,419
General Government Services 8235473 §124260
~ Public Works Services - $323737 $170,838
 Public Safety Services $574,241 5303081
TALEXPENDITURES $5535723 $3,238,548
Total Revenue minus Expenditures $2800097 | - §1495981
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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 all in T.ZN.,R1W, SLB.&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 5. 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 8. 0°1229" 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 8. 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 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; 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. 88°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 scutherly
102.94 feet along the arc of a 1966.21-foot radius non-tangent curve to the right {Note: Chard 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 raifroad right of way ling; thence 8. (°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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EXHIBIT C
PARCEL LIST
060030002 ~{ BOUNTIFULCITY REDEVELOPMENT AGENCY 1.39
060030004 | BOUNTIFULCITY REDEVELOPMENTAGENCY o080
060030016 | JOHNS SMITH FAMILY PARTNERSHIPLTD 400
060030017 NAISBITT, JED P 0.17
080030024 UTAH DEPARTMENT OF TRANSPORTATION _ 1.20
060030030 USB PROPERTIESLTD 305
060030031 SALMONHVACLLG 394
060030033 CENTERVILLE CITY A CORPORATION 0.85
060030035 UTAH DEPARTMENT OF TRANSPORTATION 1.04
060030038 USB PROPERTESLTD e 6.42
050030037 UTAH DEPARTMENT OF TRANSPORTATION - 0.09
660030038 USBPROPERTIESLTD 6689
060030040 UTAH DEPARTMENT OF TRANSPORTATION 053
060030041 UTAH DEPARTMENT OF TRANSPORTATION 386
060030042 - UTAHDEPARTMENTOF TRANSPORTATION . 423
060030044 s UTAH DEPARTMENT OF TBANSPORTATION 6.67
_NQQQQ_30045 UTAH DEPARTMENT OF TRANSPQE‘[A_‘I’ION 0.04
_‘060030046 SALM(}N H AC LLC ..Q:,Q?’,
~ QGLQQBDMT UTAH DEP RTMENT OF ?RANSPORTATION _____ . J .gg 7
_Q§003004B SOQUTH DAVIS SEWER DISTRICT o 349
060060020 i SH[ERIFF, MERRILL L & KATHLEEN _AND RAST, DANIEL 1.50
060060033 N DLSEN LLC o 1.81
_____(_1_6_9960034 . i HADLEY, ELMER LERQY - TRUSTEE AND HADLEY, SHIRLEY D 183
/060060035, HADLEY, ELMER LERQY - TRUSTEE AND HADLEY, SHRLEYD 091
060060036 i 0.91
_‘__060050037 HOGAN & ASSDCIATES CONSTRUCTION INC 1?2
060080038 | LMCC ING B L 182
060060039 BANGERTERWOOD PROPERTIESLLC 2.00
060060045 EVANS, LEWISMJR3JANETA-ETAL 249
_ 060060051 SHERIFF, MERRILL L & KATHLEEN AND RAST, DANIELC 004
EVANS, LEWIS M JRE JANET A & MICHAEL M & SUZANNE H DBAEVANS
060060052 i BROTHERS INVESTMENT .
R 060060054 UTAH DEPARTMENT OF TRANSPORATION
060060085 - UTAH DEPARTMENT QF TRANSPORTATION L
06006008__6_ UTAH DEPARTMENT qr; TRANSPORTATION
060060088 UTAH DEPARTMENT OF TRANSPORTATION
_ 060060089 UTAH DEPARTMENT OF TRANSPORTATION e
060050090“ LMCC INC R
060060091 _UTAHDEPARTMENTOF TRANSPORTATION
_____(_]__69_[_]60094 i UTﬁﬂp_EPARTMENT OF TRANSPORTATIOIV\_IKWWM R
_MQ§50060096 UTAH DEPARTMENT QF TRANSPORTATION .
(60060097 EVANS, LEWIS M &7.'JANET & -ETAL .
_‘g@gpg_s_uoga HOGAN & ASSOQ@I@,\CCNSTRUCTION INC )
_ 060080105 UTAHDEPARTMENTOF TRANSPORTATION
060060106 _UTAH DEPARTMENT OF TRANSPORTATION .
060060107 UTAH DEPARTMENT OF TRANSPORTATION
060060110 | LMCCING e
060080111 QUESTAR GAS COMPANY
0B00G0112 | UTAHDEPARTMENTOF TRANSPORTATION = 154
_ DB00GO113 UTAH DEPARTMENT OF TRANSPORTATION
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060080114

061320003

FOUAD ENTERFRISESLTD

061320006

UTAH DEPARTMENT OF TRANSPO!

(061320009

061320009

MISSION CWS LLC

MISSION CWS LLC

QDe1320008
_be2400004 | |

(62400005

MISSIONCWSLLG .

063340001
063340062
063340003

HOGAN & ASSOCIATES CONSTRUGTION INC

HOGAN 8 ASSOCIATES CONSTRUCTIONING.
HOGAN & ASSOCIATES CONSTRUC c

HOGAN & ASSOCIATES CONSTRUCTION ING

BRYSON SALES & SERVICELLC

063340006

PSA PROPERTIES LLC

Total
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MaP OF IMPROVEMENTS
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EWIS Y OUNG ROBERTSON & BURNINGHAM,
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 (“Salmeon’) 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/fiex space buildings on the property. The proposed development
includes the following:

ST BubNe. 1 TOTAL SQUAREFEET
Building 1 _ 27,757
 Building 2 9317
_Building3 8312
Total S 51,386

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

g T Tear g Do e ST
TABLE & ToTeL ProuscT DNaTs

BULDING. | TOTALSQUAREFEET
Building Construction Costs ($65/SF) - ....$3340,000
Infrastructure Costs . $758,519
Total $4,098,609

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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Tamig d yaE Gnats

T BUILDING T TotALSQUAREFEET -
REtalmﬂg Wall-Nativerock | 532,000 |
Wetland Improvements " $43365 !
 Subgrade

Storm Drain e e .
Curb and Gutter - S $29 221 .
Sidewalk and curb , - $70,975 |
Asphalt $241,611
_Sewer 955600

] Power!EIectncal $30,135
WWMa“ter - $92,370
Gas $18,010
Landscape $23,000
LoadingDocks o $36,000
Total | §758,519.

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.

- "ASSUMPTIONS GRJGWALAssumoﬁs
T AT S o (LYRBVERIFEB) ~ (SALMON) - -
] Loan to Eqmty: R L 0% I
Lease Rate/SF (Modified Gross): e 065 5085
Vacancy: L o 7.0% 10%
Operating Expenses {Management, Maintenance, . L g :
Select Utlities, Tax Expenses) e ol 20%
CAP Rate; L BE0%. 8.50% :
InterestRate: e 6.0%
. LoanTerm: P S 20

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

Loan to Equity: 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 comparabie 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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1C Commerce Real Estate Solutions, Davis County 2 Quarter, 2013

CBM"‘ERGE Co”’*ﬁeﬁ CBRE ... QGBEN(UGHT Hou.ew Cmnweu
CSuwmaRy | (Davs) | (SLCP | (SLC | ClearrEiot| ousTRAL) | (S0, UT) “BANKER
2 $0.45 - $0.55 ; ;

Industrial ‘ warghouse; .
Lease Rates 80.56 $0.42 1 $0.41 3060 $050-S085 ¢ oi'onqiiies | 9065
ek space |

_2Commerce Real Estate Solutions, Salt Lake County, 3~ Quarter, 2013

3 CBRE Global Research and Consulting, Salt Lake City, Industrial Development 4*h Quarter, 2013

4LYRB data

Vacancy: While Salman 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.

--PHE*SAHT HﬂLL@w _

3.9%

| 5 OD/O S s e e e 3 O%

Industnal Vacancy |
‘Commerce Real Estate Solutions, Davis Counly, 2 Quarter 2013

“2Commerce Real Estate Solutions, Salt Lake County, 3% Quarter, 2013 -
' CBRE Global Research and Consulting, Salt Lake City, Industrial Deveiopment, 4™ Quarter, 2013

Operating Expenses: 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.

LOAN GOMEARASLRY
KEYBANK - S
Term: 5-7 Years 5-7 Years )
Amortization 20-25 Years
__Rate : 6.25%-8% L
WELLSFARGO(BRANCHT) = .~~~
~ Term _ , 5Years 10 Years .
* Amortization 20 Years 20 ) Years
Rate 3.85% | _ 5.20% |
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WELLSFARGO{BRANGHZ2) ~. v o
Te rm‘..w,, o e

__Amortization i 20 _;
Rate o BT% _

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.

o e ”DEBT SERVICE CALCULATION. L
Tolal Project Cosls $4 098,600, oo”f
Loan Amount 70% $2,869,026.30

Equity Amount 30% $1,229,562.70

Loan Payment (Debt Service)  §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.

o 20T5T $065 $1804205 $216504.60

. 2 97 $0.65 $6.056.05 $72,672.60
o 3 143121 §065 $9,30280  §111,633.60
Totals . S386; .$3340080 $400,810.80 -

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 retum.

| PROFORMA {AMNUAL
Gross Operating Income P 3400811
(Vacancy@7.0%) : ($28,057)
Effective Gross Operatmg 'I'ﬁééﬁi'é' $372,75'4'
(Operating Expenses @ 15.0%) ($66,913)
Net Operating Income L §316,841
Debt Service ($250,135)
 RemainingIncome | 968,706
| Retun on Equity (After Debt Service) | 543%
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A reasonable return on equity is approximately 8.5 percent. Table 11 calculates that the annual tax
increment incentive should be approximately $44,480 in order to generate a return on equity of 8.5
percent. Over a period of 20 years, this amounts to $889,609 or approximately $510,187 net present
value (NPV).! A detailed pro forma along with assumptions is shown in EXHIBIT A.

“PRO FORMA (ANN

Gross Operating Income $400,811
Tax Increment Incentive $44,480
(Vacancy @ 7.0%) L (s28087)
Effective Gross Operating Income | $417,234
{Operating Expenses @ 15.0%) ($62,585)

Net Operating Income ©6354,649
| Debt Service : ($250,135) |
| Remaining Income } _ $104,515

Retur on Equity (Afte Debt Service) | 8.50%

Based on the analysis above, LYRB believes that Salmen’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 vaiue
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.

1Using a discount rate of six percent.
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Davis County ~0.002391 ~ $189,231 . $106,872

- County Library . 0.000396 $31,341 $17,700

. Davis County School District 0.008941 . $707.617 $399,641 |

. Centerville ~ 0.001165 | $92202$52,073

_Weber Basin Water Cons. District 0.000215 ; ) : $9.610 .
Davis County Mosqwto Abatement District B 0.000105 $8 310 $4,693
South Davis County Sewer Improvement Distict 0.000330 $26,117 $14,750
South Davis Recreation District .0.000399 §$31,578 $17, 834
Total Incremental Revenue 0013942 1  $1,103,411 - $623, 173

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. Itis
estimated that the project will generate approximately $827,558 or a NPV of $467,380.2

Davis County _75% $141 923 $80,154
County Library 75% | $23,505 $13,275
Davis County School District 75% . $530,713  $299,730
Centerville 75% $69.151 $39,054
‘Weber Basin Water Cons. District s - §2762 §7,207
_Davis County Mosquito Abatement District 75% $6,233 $3,520 |
. South Davis County Sewer Improvement District O 75% P $19,588 $11,083
* South Davis Recreation District 75% ~ $23,684 $13,376
' Total Property Tax (ncrement for Project Area $827,558 | $467,380

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 return 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.

?Using a discount rate of six percent
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Pasture Proforma (LYRB Assumptions)

Assumptions; {Satmor)

Loan to Equity: Lo TR

Lease Rate/SF {Modified Gross): . -§085 $0.55
Vacancy: ' i 10%
Operating Expenses (Management, Maintenance, Select S

Utilites, Tax Expenses}: S i0% 20%
CAP Rate: T g 8.50%
Interest Rate: . L %

Loan Term: .

27,757 $0.65 $13.042.05 $216,506.60
9317 £0.65 $6,056.05 $72,672.60

14,312 $0.65 $9,302.80 $111,633.60
Totals 51,385 $33,400.90 $400,810.80
[Bro-forma (i

.. fotal Taxincrerment. - NPV of Total Tax Increrent

Gross Operating Income $400,811 . Incentivi (over 26 yea o Uihcentive
Tax Increment Incentive $44,480 $889,609 $510,187
(Vacancy) % (528,057)
Effective Gross Operating Income $417,234
{Operating Expenses) 15% ($62,585)
Net Operating Income $354,649
Debt Service ($250,135)
|Remaining income $104,515 1.42 Coverage Ratio
m:m on Equity {After Debt Service) 8.50%|

rice
Land Price
Tolal
Pm;ecmdMgkﬂVakm{BasedeL jRates)
34,172,344.90
Building Centruction Gosts $3.340.090.00 36500 per square foot
Infrastructure Costs $758,519.00
Total $4,095,609.00
Loan: o $2,869,626.30
Equity: §1,229,582.70
Loan Payment (Debt Service): $250,134.79
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EXHIBIT B: DEVELOPMENT ASSUMPTIONS & ASSESSED VALUE




REDEVELOPMENT AGEMCY OF CENTERVILLE

Sakmon Pacnre Shwpine A

Incremens and Budgwl Anstyss

Lafele 3 I prhume ol Alvasginn Sk dod Assurpbors

Gengrsl Aysumprdons

50 L A 43560 Personal Property Compargles

Arnia bikdrn e Dl T R ATICEGE: e 35 RDA

Firaannl frot: vo, Tae Year - RV ] ]

Peramal Froperty Rase £ 0% % Hersonal Hroperty w4 %

How Sates 1o iake o iype ol VevelopmenanelManufacung  Liaht Indusinal

Naww Salas 1o Courty #iv

New Saen o Diee i

Busce Land Vs [P eeckaprmri] BE]

Salwion : . PHew? Pimal .

Turuig [yeou R ) 7at3

Buiking S Fu Han . 8 At 1.2

Busloig CosufS. FL Lt R 55,00 Cormes kr Buikdng CosSF $56.00 (Damne. Uisn ana Sk 1 sh Luuity sl
Land ¥abie/Sg AL E1 R . 200 Comgs kr Budng CostSF SEZO0 okt Cainty - hatbent e imave|

Incrementel Land Vakwfag, 1 i 16 16
Sourre. [evehpnent provided by fray Seimen (5. & hating cost, bk )

Wess Transit [ 250

Akd Mass Aransn £.250%,

Supplemantal State 9080%
Bos, Cult Zoa (Murscipalty) L.100%)

AL a inrs] [T [0 4.750%

Sieee ks o CHon 85 o ADTE 1 IO T R 16 R g s 018

Fhueas A PEY - - - - - - . . B -

ot Smmon Duvalopmen. Ei EE] B B . B N N s B B B 5 . . . = .
Phass | B ¥ 131 14317 Tz [EH EEH W3l A 14317 =H RED] WAl ] g R =D 1131 312 TR 1831
Prgse 2 - - w7 9317 w7 wan 4317 831 EEE 37 w317 a7 EE EE 917 [ETS a7 9.7 s wan? £317 LT
Froxs 3 e .t 20080 IAC s i) FI5 st oA Eehid 1367 a5 20435] i, v 20050 i we e ity i piRe]

Cunkdative Samon Devalopmen am 2275 BEC BET BE 1,385 EE 5135 BE:] S8 51366 5,386 HES BE HE) RET EES EE BE] Y HES EE

Barg Vahe - , T80 S e viar 150 B ] (S AT T BEA EEE ] A A ) St
Pessons Propersy Yoloes . . 3514864 s34 SI04 864 attaed b Eto it S s i e S S STMEH S SN SHMIM SIWEH MMM SIS S804
1 Vs ks ot Ve - - 3 e S13805 23005 122405 23808 sa3ee es s s FMb s smms s s W oM sEEe ek 8
Total Proparty Vakies - - A5 R S FRETE] ERPI R Ve ymer  SLnsr  VRey  SLn TmEE  Sliman Vs S imis R T T )
P E i T - - RO R ! e e PR A A
Tuiking e , , EEHT AR ETr) ) oA ET B TZIE S EIE3 SIIGE WIAD  WEGE E6AE S [EEIE R AR GhAh Vo
Personl Pecperty ohies . . 3040 2030 e $44Ta T san e Er s S sa0450k LTI T LT TP L PR SME BT SMSP SMASM SMEM S 74
Luru ik ko Aot Mok dessiopr) . - T3 [ I 85 2100 s o0 sa180 Wi s st oo RaMn  pwh sk goms wias g P L) s
Toral Property Valies g - R S Fpa) BT [T X saned VAL s GIE TITA__ wnin i SuiM siad VM $Hied tein snmd s Vara
TageE T - - . R A T e T A 3 ETRS e T T T
Py idhas 15T 1585 630 T 152,435 B152E35 SISEER $15265% 11526829 825635 FEE T 41 SHEEH HEELE  HEERE MBERS  BSRES pomeb SIMESSE  BLAMGE  G152ESEH  MIAEE  SU6IEED S16ME®
Perssnsd Proacsy sk ] snest sH0isd 05 ol B0 Wsio 1054 S0 WhE  w0s S5 GG SHI0SH MMM WIBEM  S6cH GG G SEDON WHEM i 10554
Lorut Voo ok Ao Pt desipmerty BB 180 56 57 .87 45,157 54167 8187 HE157 46167 44 447 WOAT skt s s 16 siE s SIE BT S5 g 157 Pl 548,167
Tota Progany Vakues R AT BRI FERrE T X AT womies  WieE  WWE Wi RIS R A R Y R T S T 2 SIS CRCET
ok Sobnmt Duvtloprea XTI TSN WO ) AORAT HEiA T T R T VLRGN WSO WU AR SO I Y N N

UACLIENT FOLDERS\CENTERVILLE CITY12014 BARNARD CREEK DEVELOPMENT AGREEMENT SWMODELSY
2013 Centerville Salmon Tax increment (Budgeti(1.21.14)xlsx




LYRB Satmon PASTURE DEVELOPMENT ANALYS!S

REDEVELOPMENT AGENCY OF CENTERVILLE CiTY 27 January 2014

EXHIBIT C: MULTI-YEAR TAX INCREMENT BUDGET
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ESI| Engineering, Inc. |Project: The Pasture Sheet No.
3500 South Main, Suite 206 Cost Breakdown 10f 8
- Salt Lake City, Utah Owner: Centerville City
Phone (801) 263-1752 Estimated by: MLR |Date: 27114 Project No.
Fax (801) 263-1780 Checked by: KLC |Date: 2/10/14 11-037
Consuilting Engineers & Land Surveyors
'L%M ITEM DESCRIPTION QUANTITY |UNITS| UNITPRICE |  AMOUNT
PUBLIC / REGIONAL IMPROVEMENTS
Culinary Water Improvements
1 [12" PVC C800 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" gate valve and valve box 1 EA $1,750.00 $1,750.00
5 ]12" x 8" tee with thrust block 1 EA $1,000.00 $1,000.00
6 |6" gate valve and valve box 1 EA $1,000.00 $1,000.00
7  |Fire hydrant assembly with thrust block 1 EA $3,000.00 $3,000.00
8 |Excavate and haul away native material 425 CcY $5.00 $2,125.00
9 |import sand bedding including compaction 325 TN $15.00 $4,875.00
10_|Import granular fill including compaction 325 TN $15.00 $4,875.00
Import untreated base course including
11 jcompaction 15 TN $20.00 $300.00
12 [Remove and replace asphalt (6" thick) 140 SF $12.00 $1,680.00
Lump
13 |Pressure test new waterlines 1 Sum $1,500.00 $1,500.00
Lump
14 |Mobilization 1 Sum $3,500.00 $3,500.00
Culinary Water Subtotal $45,980.00
PUBLIC / REGIONAL TOTAL {ltems 1-14) $45,980.00




'L%"_” ITEM DESCRIPTION QUANTITY [UNITS| UNITPRICE |  AMOUNT
PUELIC / LOCAL IMPROVEMENTS
Culinary Water Improvements
15 |8" PVC C900 waterline pipe 95 LF $30.00 $2,850.00
16 6" PVC C900 waterline pipe 30 LF $25.00 $750.00
17 |1" copper water service 80 LF $20.00 $1,600.00
18 [1" meter box and yoke assembly 3 EA $1,000.00 $3,000.00
19 [Fire hydrant assembly with thrust block 1 EA $3,000.00 $3,000.00
20 [8" gate valve and valve box 1 EA $1,250.00 $1,250.00
21 [6" gate valve and valve box 4 EA $1.000.00 $4,000.00
22 |12" x 8" tapping tee with thrust block 1 EA $2,000.00 $2,000.00
23 |12" x 8" tee with thrust block 1 EA $1,400.00 $1,400.00
24 |8" x 8" tee with thrust block 2 EA $800.00 $1,600.00
25 |8" 90° bend with thrust block 1 EA $750.00 $750.00
26 |8" x 6" reducer 1 EA $500.00 $500.00
27 [12" x 1" saddle and corp. stop 1 EA $700.00 $700.00
28 |8" x 1" saddle and corp. stop 2 EA $700.00 $1,400.00
29 |Excavate and haul away native material 140 CcY $5.00 $700.00
30 _{Import sand bedding including compaction 85 TN $15.00 $1,275.00
31 _|Import granular fill including compaction 90 TN $15.00 $1,350.00
Import untreated base course including
32 15 TN $20.00 $300.00
33 |Remove and replace asphalt (5" thick) 130 SF $12.00 $1,560.00
Lump
34 |Pressure test new waterlines 1 Sum $500.00 $500.00
Lump
35 |Mobilization 1 Sum $1,500.00 $1,500.00




'L%'V' (TEM DESCRIPTION QUANTITY |UNITS| UNITPRICE |  AMOUNT
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 gravel 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 existing manhcle and connect new line 1 EA $500.00 $500.00

42 |Excavate and haul away native material 130 cy $5.00 $650.00

43 |Import granular fill including compaction 150 TN $15.00 $2,250.00

44 lmport gravel backfill 50 TN $20.00 $1,000.00
Import untreated base course including

45 [compaction 15 TN $20.00 $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 gutter 1,360 LF $20.00 $27,200.00

48 |4 concrete waterway 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 existing asphalt edge 1,500 LF $1.00 $1,500.00

52 |Streetlights (including poles, conduits, wiring) 2 EA $9,250.00 $18,500.00




ITEM

NO. ITEM DESCRIPTION QUANTITY [UNITS| UNIT PRICE AMOUNT
53 |Re-seed/vegetate 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 Landscaping Subtotal $90,636.13
PUBLIC / LOCAL TOTAL (ltems 15-54) $142,771.13
ON-SITE IMPROVEMENTS - Phase 1
Culinary Water Improvements
55 |6" PVC C8900 waterline pipe 150 LF $25.00 $3,750.00
568 |1" copper water service 158 LF $20.00 $3,160.00
57 |8" 90° bend with thrust block 1 EA $750.00 $750.00
58 |Excavate and haul away native material 135 CcY $5.00 $675.00
59 |Import sand bedding including compaction 125 TN $15.00 $1,875.00
60 _|Import granuiar fili including 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 148 LF $15.00 $2,235.00
63 [10" PVC storm drain 248 LF $25.00 $6,150.00
64 |Excavate and haul away native material 175 1% 4 $5.00 $875.00
65 [Import granular fill including compaction 85 TN $15.00 $1,275.00
66 {Import gravel backfill 75 TN $20.00 $1,500.00
67 |Catch basin/outlet w/ oil separator 4 EA $750.00 $3,000.00
68 |Catch basin 3 EA $500.00 $1,500.00
69 |48" manhole 1 EA $1,500.00 $1,500.00




'L'g"‘ ITEM DESCRIPTION QUANTITY |UNITS| UNITPRICE |  AMOUNT
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 away native material 190 cY $5.00 $950.00
74 |Import granular fill including compaction 170 TN $15.00 $2,550.00
75 |Import gravel backfil 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 285 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 away native material 200 CcY $5.00 $1,000.00
82 jImport granular fill including compaction 135 TN $15.00 $2,025.00
83 |Import sand backfill 115 TN $15.00 $1,725.00
Lump
84 |Rocky 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 gutter 709 LF $20.00 $14,180.00
86 |Concrete sidewalk 2,190 SF $4.00 $8,760.00




ITEM

NO ITEM DESCRIPTION QUANTITY |UNITS| UNIT PRICE AMOUNT
Import untreated base course including
87 |compaction 2,500 TN $18.00 $45,000.00
88 |Asphalt Pavement {75,000 SF - 3" thick) 800 TN $80.00 $64,000.00
89 |Rock retaining walls 2,800 SF $12.00 $33,600.00
Impaort fill material including grading and
90 |compaction 14,500 CcY $4.00 $58,000.00
g1 |Landscape around parking lot and buildings 9,200 SF $1.00 $9,200.00
92 |Main Sign 1 EA $5,000.00 $5,000.00
Lump
93 |Timber / Stone bridge entries 0.67 Sum | $15,000.00 $10,050.00
Lump
94 |Wetland Mitigation 1 Sum | $14,515.00 $14,515.00
Street Work and Landscaping Subtotal $262,305.00
ON-SITE PHASE 1 SUBTOTAL (lterns 55-94) $356,953.50
ON-SITE IMPROVEMENTS - Future Phase
Culinary Water Improvements
95 |6" PVC C900 waterline pipe 100 LF $25.00 $2,500.00
96 |1" copper water service 102 LF $20.00 $2,040.00
97 |6" 90° bend with thrust block 2 EA $750.00 $1,500.00
98 |Excavate and haul away native material 90 CY $5.00 $450.00
99 |import sand bedding including compaction 75 TN $15.00 $1,125.00
100 |import granular fill including compaction 75 TN $15.00 $1,125.00
101 |Water development 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




'L'Eo’f‘ ITEM DESCRIPTION QUANTITY |[UNITS| UNITPRICE |  AMOUNT
104 |10" PVC storm drain 354 LF $25.00 $8,850.00
105 |Excavate and haul away native material 250 CY $5.00 $1,250.00
106 |Import granular fill including compaction 115 TN $15.00 $1,725.00
107_[Import grave! 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 away native material 80 cyY $5.00 $400.00
113 |Import granular fill including compaction 70 TN $15.00 $1,050.00
114 [Import gravel backfill 30 TN $20.00 $600.00
Sanitary Sewer Subtotal $3,780.00
Power and Gas Improvements
115 [4" PVC power 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 away native material 170 CcY $5.00 $850.00
120 |Import granular fill including compaction 105 TN $15.00 $1,575.00
121 |Import sand backfill 95 TN $15.00 $1,425.00
Lump
122 |Rocky Mountain Power Connection Fee 0.5 Sum $20,235.00 $10,117.50




'L%M ITEM DESCRIPTION QUANTITY [UNITS| UNITPRICE |  AMOUNT

Power and Gas Subtotal $26,962.50
Street Work and Landscaping

123 {Curb and gutter 567 LF $20.00 $11,340.00

124 |Concrete sidewalk 1,985 SF $4.00 37,940.00
Import untreated base course including

125 |compaction 2,100 TN $18.00 $37,800.00

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

127 |Landscape around parking lot and buildings 13,800 SF $1.00 $13,800.00

Lump

128 |Timber / Stone bridge entries 0.33 Sum | $15,000.00 $4,950.00
Street Work and Landscaping Subtotal $131,830.00
ON-SITE FUTURE PHASE SUBTOTAL (items
95-128) $199,505.50
ON-SITE TOTAL (PHASE 1 + FUTURE) {ltems
55-128) $556,459.00
PUBLIC /| REGIONAL TOTAL $45,980.00
PUBLIC / 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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