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A RESOLUTION ADOPTING NORTH STATION CRA 1 PROJECT AREA PLAN

WHEREAS, Pursuant to the provisions of §17C-5-103 et seq. of the Limited Purpose Local
Government Entities Community Development and Renewal Agencies Act, the
goveming body of the Redevelopment Agency of Farmington City authorized the
preparation of a draft community development project area plan August 21st 2018; and

WHEREAS, to the provisions of §17C-5-104(3)(b) and (c) of the Act, the Agency made a draft
Project Area Plan availabie to the public at the Agency's offices during normal business
hours, provided notice of the Plan hearing and will hold a public hearing on the draft
Plan on November 2nd, 2018 and

WHEREAS, to the provisions of §17C-5-103 {1)(a) of the Act, on the Agency's own motion,
the Agency selected the Project Area hereinafter described comprising all or part of the
proposed survey area.

WHEREAS, the agency has held a public hearing and allowed the public to comment to the
Agency board on the budget and proposed project area plan.

NOW, THEREFORE, BE IT RESOLVED BY THE FARMINGTON RDA AS FOLLOWS:

1. The Farmington RDA hereby adopts formally adepts the Nerth Station CRA 1 Project
Area Plan. Dated November 1, 2018

2. The Recitals above are hereby incorporated herein by this reference.

3 This Resolution 1s effective upon publication.

DATED this !2] day of Na_\éﬁmhﬁﬁma.
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EXHIBIT A

Morth Station CRA 1 Project Area Plan
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FARMINGTON CITY NCRTH STATION 1 CRA PROJECT AREA PLAN

The Agency, following thorough consideration of the needs and desires of the City and its
residents, as well as the need and capacity for new dsvelopment, has carefully crafied this
Farmington City Community Development Project Area Plan {"Plan”) for the Farmington North
Station Community Reinvestment Project Area {“Project Area™).

In accordance with the terms of this Plan, the Agency will encourage, promote and provide the
development with a mix of uses. The Morth Station 1 CRA will inciude approximately
115 acres.

In addition, this Plan wili govern the development and maintenance of publicly-owned infrastructure
needed to support the development proposed hersin, It is the purpose of this Plan to clearly set
farth the aims and objectives of this development, its scope, its mechanism, and its value to the
residents, businesses and property owners of the City.

The Project is undertaken as a community development project pursuant to the provisions of
Title 17C — Community Reinvestment and Renewal Agencies of the Utah Code Annotated ('Act.”)

1. RECITALS OF PRECONDITIONS FOR DESIGNATING A COMMUNITY
DEVELOPMENT PROJECT AREA

a) Pursuant to the provisions of §17C-5-103 et seq. of the Limited Purpose Local
Government Entities Community Development and Renewal Agencies Act, the governing
body of the Redevelopment Agency of Farmington City authorized the preparation of a
draft community development project area plan August 21% 2018; and

b) Pursuant to the provisions of §17C-5-104(1){a) and (b) of the Act, the City has a planning
coimmission and general plan as required by law; and

¢) Pursuant to the provisions of §17C-5-103 (1){a) of the Act, on the Agency's own mation,
the Agency selected the Project Area hereinafter described comprising all ar part of the
proposed survey area; and

d) Pursuant to the provisions of §17C-5-104(3)(e) of the Act, the Agency has conducted one
or more public hearings for the purpose of informing the public about the proposed Project
Area, allowing public comment on the draft Project Area Plan and whether the Plan should
be revised, approved or rejected; and

e) Pursuant to the provisions of §17C-5-104(3)(b) and (c) of the Act, the Agency 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 and will hoid a public hearing on the draft Pian
on November 13™, 2018.

Famington Economic Development | Movember 1, 2018
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2. DEFINITIONS

As used in this Community Refvestment Project Area Plan:

1. The term "Act" shall mean and include the Limited Purpose Local Government Entities —
Community Reinvestment and Renewal Agencies Act in Title 17C, Chapters 1 through 5,
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.

2. The term "Agency" shall mean the Redevelopment Agency of Farmington City, a
separate body corporate and politic.

3, The term "base taxable value" shall mean the base taxabie value of the property within the
Project Area from which tax increment will be collected, as shown upon the assessment roll
last equalized, before: (A) the date the Project Area Plan is adopted by the City legislative
body: and {B) the date the Agency adopts the first Project Area Budget.

4, The term "City" shall mean Farmington City, Utah.
5. Theterm "community” shall mean the community of Farmington City, Utah.

6. The term “community development” shall mean development activities within the
community, including the encouragement, promotion, or provision of development.

7. The term “deveioper” shall mean the entities investing in the development in the area.

8. The term *Plan Hearing” means the public hearing on the draft Project Area Plan required
under Subsection 17C-5-104 (3)(C) of the Act.

8. The term "planning commission” shall mean the planning commission of the City.

10. The term "Project Area" or "Farmington North Station Community Reinvestment
Project Area" shall mean the geographic area described in this 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.

11. The term "Project Area Budget” shall mean a budget setting forth:
a. the anticipated costs, including administrative costs, of implementing the
Farmington North Station Community Reinvestment Project Area Plan; and
b. the tax increment, sales tax, and other revenue the Agency anticipates to fund
the project.

12. The term “Project Area Map” is the area depicted in Appendix A.

13. The term "Project Area Plan” or “Plan” shall mean a project area plan adopted pursuant to
the Act to guide and control community development activity within the Project Area.

Farmington Economic Development | Movember 1, 2018
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14. The term "Farmington North Station Community Reinvestment Project Area Plan” or
“Plan” shall mean a project area plan and project area map adopted pursuant to the Act to
guide and control community development activities within a project area.

16. The terms "tax," "taxes,” "property tax" or "property taxes” include privilege tax and
each levy on an ad valorem basis on tangible or intangible personal or real property.

16. The term "taxing entity” shall mean a public entity that levies a tax on property within the
Project Area. :

17. 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 area designated in the
Project Area Plan 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 or were
generated from that same area using the Base Taxable Value of the property.

18. All other terms shall have the same meaning set forth in the Act unless the context clearly
indicates otherwise.

3. PROJECT AREA BOUNDARIES [17C-5-108 {1)]

The Project Area consists of approximately 115 acres located along the east side of the D&RG
Rail Trail east following the Kaysville/Farmington boarder south along the west side of the future
1525 west and the rail trail intersection. The Project Area includes the properties lying within the
boundaries as depicted on the Project Area map which is included in Appendix A. The boundaries
are given in detail in Appendix B as part of the legal description of the property.

4. General Statement of Land Uses, Layout of Principal Streets,
Population Densities, Building Intensities and How They Will be
Affected by the Community Development[17C-5-105 (2)]

A. LANDUSES INTHEPROJECTAREA

The permitted land uses within the Project Area shall be those uses permitted by the officially
adopted zoning ordinances of the City, as those ordinances may be amended from time to time,
subject to limitations imposed by "overlay” restrictions and the controls and guidelines of this Plan.

Land uses will be affected as vacant land is developed in accordance with this Plan. This will

change existing vacant land use to commercial mixed-use. ltis also anticipated that there may be
as many as 11 acres of the project area affected by the new Shepard Lane Interchange slated for
construction completion in 2023

Several land uses surround the Project Area, including residential primarity to the north and west,
commercial mixed-use to the south, and vacant agricultural land to the south (general planned for
future mixed-use).

.7
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B. LAYOUT OF PRINCIPAL STREETS IN THE PROJECT AREA
Principal streets in the Project Area include 1525 West extension yet to be built and the Shepard
Lane interchange slated for completion by 2023,

C. POPULATION DENSITIES IN THE PROJECT AREA
There are no residential units in the project area. But we anticipate around 100 units to be
constructed per the small area master plan.

D. BUILDING INTENSITIES IN THE PROJECT AREA
There are no structures in the project area. We anticipate there to be around 750,000 sq feet of
commercially assessed structures within 10 years.

5. STANDARDS THAT WILL GUIDE THE COMMUNITY DEVELOPMENT
[17C-5-105(3)]

A. GENERAL DESIGN OBJECTIVES

Development within the Project Area will be held to high quality design and construction standards
and will be subject ta: (1) appropriate elements of the City's General Plan/North Station Small
Area Master Plan; (2) applicable City building codes and ordinances; {3) Planning Commission
review and recommendation; and (4) the City's land use code.

Owners and developers will be allowed flexibility in the development of land located within the
Project Area and are expected to obtain quality design and development per the Office
Mixed Use {OMU) ordinance. The development contemplated herein shall be of a design and
shall use materials that are in harmony with adjoining areas and subject to design review and
approval by the City. It is contemplated that these design objectives will be addressed in
development agreements with the developers specifically addressing these points.

Coordinated and attractive landscaping shall also be provided as appropriate for the character of
the Project Area. Materials and design paving, retaining walls, fences, curbs, benches, and other
items shall have an attractive appearance, be easily maintained, and indicative of their purpose.

Parking areas shall be designed with careful regard to orderly arrangement, topography,
retationship to view, ease of access, and as an integral part of the overall site design.

All development will be accompanied by site plans, development data, and other appropriate
material clearly describing the development, including land coverage, setbacks, heights, and any

other data required by the City's land use code, the applicable zoning designations, or as
requested by the City or the Agency.

The general standards that will guide the community development are as follows:

1. Encourage and assist community development with the creation of well-planned, vibrant
mixed-use development, including a commercial office district for the City.

2. Provide for the strengthening of the tax base and economic health of the entire community
and the State of Utah,
8
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3. Implement the tax increment financing provisions of the Act, which are incorporated herein
by reference and made a part of this Plan.

4. Encourage economic use of and new construction upon the real property located within
the Project Area.

5. Promote and market the Project Area for community development that would be
complementary fo existing businesses that would enhance the economic base of the City
through diversification.

6. Provide for compatble relationships among land uses and quality standards for
development, such that the area functions as a unified and viable center of community
activity for the City.

7. Remove any impediments to land disposition and development through assembly of land
into reasonably sized and shaped parcels served by adequate public utilities and
infrastructure improvements.

8. Achieve an environment that reflects an appropriate level of concem for architectural,
landscape and design principles, developed through encouragement, guidance,
appropriate controls, and financial and professional assistance to owner participants and

developers.

9. Provide for construction of public streets, utilities, curbs and sidewalks, other public
rights-of-way, street lights, landscaped areas, public parking, water utilities, sewer utilities,
storm drainage, open space, and other public improvements.

10. Provide public strests and road access to the area to facilitate better traffic circulation and
reduce traffic hazards by assisting in the street aignments.

B. SpeCIFIC DESIGN OBJECTIVES AND CONTROLS
In addition to the general City design objectives and standards described above, it is contempiated
that the following guidelines will be approved.

1. BuiLDING DESIGN OBJECTIVES
Ali new buildings shall be of design and materials that will be in harmony with adjoining areas and
other new development.

The design of buildings shall take advantage of available views and topography and shall provide,
where appropriate, separate levels of access.

2. OPEN SPACE PEDESTRIAN WALKS AND INTERIOR DRIVE DESIGN OBJECTIVES
-All open spaces, pedestrian walks and interior drives shall be designed as an integral part of an
overall site design, properly related to other buildings.

Comfortably graded pedestrian walks should be provided along the lines of the most intense use,
particularly from building entrances to parking areas, and adjacent buildings on the same site.

The location and design of pedestrian walks should afford adequate safety and separation from
¥

Farmingten Economic Development | November 1, 2018
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vehicular traffic,

Materials and design of paving, retaining walls, fences, curbs, and other accoutermants, shall be of
good appearance, easily maintained, and indicative of their purpose.

3. PARKING DESIGN OBJECTIVES
Parking areas shall be designed with regard to orderly arrangement, topography, ease of access,
and as an integral part of overall site design.

itis desirable that parking areas be relatively level, or that parking structures be constructed thus
maximizing the development potential

4. PROJECT IMPROVEMENT DESIGN OBJECTIVES
« Al streets and walkways within public rights-of-way will be designed or approved by the
City and will be consistent with all design objectives.

« Lighting standards and signs of pleasant appearance and modern illumination standards
shall be provided as necessary as approved by the City.

s The applicable portions of the Project Area will be graded in conformance with the final
project design determined by the Agency and the City for each specific project.

C. TECHNIQUES TO ACHIEVE THE COMMUNITY REINVESTMENT PLAN OBJECTIVES
Activities contemplated in camying out the Plan in the Project Area may include the acquisition and
development of properties in the Project Area.

Parcels of real property located in the Project Area may be acquired by purchase, but shall not be
acquired by condemnation.

D. PROPERTY ACQUISITION, DISPOSITION AND DEVELOPMENT
The objectives of this Plan are to be accomplished by various means including but not limited to
the following:

1. AcouisiTion oF REAL PROPERTY

The Agency may acquire, but is not reguired to acquire, real property located in the Project Area.
The Agency may acquire property by negotiation, gift, devise, exchange, purchase, or other lawful
method, but not by eminent domain (condemnation). The Agency is authorized to acquire any
other interest in real property less than fee title such as leasehold interests, easements, rights of
way, etc. by negotiation, gift, devise, exchange, purchase or other lawful method, but not by
eminent domain {condemnation).

2. COOPERATION WITH THE COMMUNITY AND PUBLIC ENTITIES

The community and certain public entites are authorized by state law, with or without
consideration, to assist and cooperate in the planning, undertaking, construction, or operation of
projects within this Project Area. The Agency may seek the aid and cooperation of such public
entities in order to accomplish the purposes of community development and the highest public
good.

Fammington Economic Development | November 1. 2018
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Tha Agency, by law, is I'tDt authunzer:l to acquire rea! pmperry mmad by a pubhc entIty without the
consent of the public entity. The Agency, however, will seek the cooperation of all public entities
that own or intend to acguire property in the Project Area. To the extent allowed by law, the
Agency shall impose on all public entities owning real property in the Project Area the planning and
design controls contained in this Plan to the and that uses and any future development by public
entities will conform to the requirements of this Plan, '

3. PROPERTY MANAGEMENT

During such time that property, if any, in the Project Area is owned by the Agency, such property
shall be under the management and control of the Agency. Such property may be rented or leased
by the Agency pending its disposition for community development.

4. PROPERTY DISPOSITION AND DEVELOPMENT
The Agency is also authorized, by lawful means, to provide for and promots the cormnmunity
development of the Project Area as described below.

While there are currently no buildings or structures In the Project Area and it is unlikely that there
will ever be a need to demolish and clear buildings or sitructures in the Area, the Agency is
authorized to demolish and clear bulldings, structures, and other improvements from any real
property in the Project Area, should such a need occur, to carmy out the purposes of this Plan. The
Agency is authorized to install and construct or to cause to be installed and constructed the pubiic
improvements, public facilities, and public utilities, within the Project Area, not prohibited by law
which are necessary or desirable to carry out this Plan, as well as publicly-owned improvements
and infrastructure outside the Project Area that are of benefit to the Projsct Area. The Agency is
authorized to prepare or cause to be prepared as building sites any real property in the Project
Area, The Agency is also authorized to rehabilitate or ta cause to be rehabilitated any building or
structure in the Project Area should such a need oceur in the future. The Agency is also authorized
to advise, encourage, and assist in the rehabilitation of property in the Project Area not owned by
the Agency should such a need occur in the future.

For the purposes of this Plan, the Agency is authorized to sell, lease, exchange, subdivide, transfer,
assign, pledge, encumber by morigage or deed of trust, or otherwise dispose of any interest in real
property. The Agency is authorized to dispose of real property by leases or sales by negatiation
with or without public bidding. All real property acquired by the Agency in the Project Area shall be
sold or leased to public or private persons or entities for development far the uses permitted in this
Plan. Real property may be conveyed by the Agency to the City ar any other public entity without
charge. The Agency shall reserve such controls in the disposition and development documents as
may be necessary to prevent transfer, retention, or use of property for speculative purposes and to
insure that development is carried out pursuant to this Plan. All purchasers or lessees of property
from the Agency shall be made obligated to use the property for the purposes designated in this
Plan, to begin and complste development of the property within a pericd of time which the Agency
fixes as reasonable, and to comply with other conditions which the Agency deems necessary to
carry out the purposes of this Plan.

To the maximum possible extent, the objectives of this Plan aré to be accomplished through
Agency encouragement of, and assistance to, private enterprise in carrying out development
activities. To provide adequate safeguards to ensure that the provisions of this Plan will be carried
out, all real property sold, leased, or conveyed by the Agency, as well as all property subject to
participation agreements, shall be made subject to the provisions of this Plan by leases, deeds,
contracts, agreements, declarations of restrictions, provisions of the City ordinances, conditional

9
Farmington Economic Development | November 1, 2018



j 142684
BK 7197 PG 222

F'!rn'nn']rr_':nl rF'-.rF’bdenPJn;:lrnE'u tﬂgum /| f*mr'h atdtn.r: 'l CEA F’rup:*r;t -"-.rJE'Et

use permlts or DthEr means. Wher& appmpr‘iate as datar'mlnad by tht-:- Agency, such dmumen’ts g
or portions thereof shall be recorded in the Office of the County Recaorder. The leasss, deeds,
contracts, agreements, and declarations of restrictions may contain resfrictions, covenants,
covenants running with the land, rights of reverter, conditions subsequent, equitable servitudes, or
any ethar provision necessary or desirable to carry out this Plan.

To the extent now or hersafter permitted by law, the Agency is authorized to pay for, develop, or
construct any building, facility, structure, or other improvement either within or outside the Project
Area for itself or for any public entity to the extent that such improvement would be of benefit to the
Project Area. During the period of development in the Project Area, the Agency shall require that
the provisions of this Plan and of other documents formulated pursuant to this Plan are being
observed, and that development in the Project Area is proceeding in accordance with development
documents and time schedules. Plans for development by owners or developers shall be
submitted to the Agency for review and approval. All community development must conform to
this Plan and all applicable federal, state, and local laws.

For the purpose of this Plan, the Agency is autharized to sell, lease, exchange, transfer, assign,
pledge, encumber, and otherwise dispose of personal properiy.

E. APPROVALS

The City shall approve the design of all development within the Project Area to ensure that
development therein is consistent with this Plan. With a recommendation from the Farmington
Planning Commission and accompanying public hearings as required by state law.

6. How THE PURPOSES OF THIS TITLE WILL BE ATTAINED BY THE
COMMUNITY DEVELOPMENT [17C-5-105(4)]

It is the intent of the Agency, with the assistance and participation of private owners, to facilitate
new development within the Project Area that includes this objective: the creation of a City Center
and an employment center. There has been no activity in the area since the North Station study
master plan was completed and adopted by the City Council and Planning Commission {2016},
public assistance is necessary in order to encourage economic development. Further, the
Project will strengthen the tax base of all applicable taxing entities, will accomplish community
development objectives and create a well-planned community reinvestment area. The purposes of
the Act will be obtained as a result of the proposed community development project by
accomplishing the following items:

A. ESTABLISHMENT OF NEW BUSINESS

The project includes significant commercial development which will benefit the State, City and
other taxing entities through increased job craation, increased sales tax base, increased property
tax base, and increased income taxes paid.

B. PuBLICINFRASTRUCTURE IMPROVEMENTS

The construction of the public infrastructure improvements as provided by this Plan will support the
development contemplated herein and provide for future development in surrounding areas.
Infrastructure is an important element of economic development and areas that lack good
infrastructure are not able to be competitive In attracting good-quality businesses to locate in their
community,

10
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Specifically, this Plan contemplates water reconstruction, storm water reconstruction, street
improvements, increased signage and landscaping, establishment of a revolving loan fund for
fagade renovations and potential economic incentives to attract a major tenant pursuant to §17C-
1-409 which dictates the allowable uses of agency funds. Further, there are extraordinary costs
of development associated with soma of the properties in the Project Area, due to the potential
cost of demolishing old buildings. Thus, the components of the Project provided in this Plan will
encourage, promate and provide for community development within the Project Area and the City
generally for years to come.

7. THE PLAN IS CONSISTENT WITH AND WILL CONFORM TO THE
COMMUNITY'S GENERAL PLAN AND MORE DETAILED NORTH STATION

SMALL AREA MASTER PLAN [17C-5-105(5)]

This Plan is consistent with the City's General Plan 2011 and the North Station Small Area
Master Plan approved June 07, 2016.

The North Station Small Area Master Plan specifically states:

“For many years the City has planned for a Business Park in the area north of Station
Park. At the recant strategic pfanning session held with the City Council, planning for this
projact was set as a high priority for the City. We are currently calfing this the "North
Station” project area... Muitiple property owners exist in this project area. [Stay
Farmington LLC] is the largest property owner in the area. [Stay Farmington] has been
working with the City on a land use analysis and marke! study that addresses anticipated
absorption rates for office, retail and multifamily uses.”

8. DESCRIPTION OF ANY SPECIFIC PROJECT ORPROJECTS THAT ARE
THE OBJECT OF THE PROPOSED COMMUNITY DEVELOPMENT [17C-5-
105(7)]

The proposed community development project will include a mix of retail, office and residential
uses. It is anticipated that approximately 784,799 additional square feet will be built in the area.
The City would like to attract a major office marguee tenant in order to provide greater economic
stability and reduce the current office turnover rates in the area.

Specific projects also include reconstruction and upgrading of public infrastructure
improvements, in order to serve the new development anticipated for the area. Other projects
may include the establishment of a Revolving Loan Fund for fagade improvements, costly
wetland mitigation and excavation of farmland where a private developer is involved pursuant to
§17C-1-408 which dictates the allowable uses of agency funds. Again, no eminent domain is
included as part of this Project Area Plan and demolition of properties would only occur through
the voluntary participation of a property owner,

11
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9. How PRNATE DEVELDPERS WILL BE SELECTED AND |DENTIFICATIDN
OF CURRENT DEVELOPERS IN THE COMMUNITY DEVELOPMENT

PROJECT AREA [17C-5-105(8))

A. SELECTION OF PRIVATE DEVELOPERS

There are three property owners in the CRA (including Farmington city). The Agency
contemplates that owners of real property within the Project Area will take advantage of the
opportunity to develop their property, or sell their property to developers for the development of
facilities within the Project Area. In the event that owners do not wish to participate in the
community development in compliance with the Plan, or in a manner acceptable to the Agency,
or are unable or unwilling to appropristely participate, the Agency reserves the right pursuant to
the provisions of the Act to acquire parcels, to encourage other owners 1o acquire other property
within the Project Area, or to select non-cwner developers by private negotiation, public
advertisement, bidding or the solicitation of written proposals, or a combination of one or more of
the above methods.

B. IDENTIFICATION OF DEVELOPERS WHO ARE CURRENTLY INVOLVED IN THE

PROPOSED COMMUNITY DEVELOPMENT

Two of the property owners in the project area are private land holding entities and are identified
on the tax rolls as STAY FARMINGTON LLC (in connection with Tom Stuart Construction) and
MILLENIUM REAL ESTATE HOLDINGS LLC.

1. QUALIFIED OWNERS
Any person wishing to become a developer will be required to own or have the right to purchase all
or part of the Project Ares.

2. OTHER PARTIES

If no owner in the Project Area, as described in Subparagraph A above, who possesses the skill,
experience and financial resources necessary to become a developer in the Project Area is willing
or able to become a developer of all or part of the Project Area, the Agency may identify other
qualified persons who may be interested in developing all or part of the Project Area. Potential
developers may be identified by one or more of the following processes: (1) public solicitation, (2)
requests for proposals {RFP), (3) requests for bids (RFB), (4) private negotiation, or {5) some other
method of identification approved by the Agency.

3. OWNERPARTICIPATION AGREEMENTS

The Agency has not entered into nor does it intend to enter into any owner participation
agreements or agreements with developers to develop all or part of the Froject Area unti after the
Agency and the City decide whether or not to adopt this Plan for the Project Area. If the Project
Areais adopted,

10. REASONS FOR THE SELECTION OF THE PROJECT AREA [17C-5-
105(9)]

The Project Area was selected by the Agency as that area within the City having an immediate
opportunity to strengthen the community and to move forward the goals and objectives as
expressed in the City's General Plan, Additionally, afthough not required as part of this Plan, it is

12
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The Project Area contains a portion of the City that is desirable for commercial development
because of: (1) its near proximity to 1-15; and (2) the opportunity to commence public-private
partnerships to improve this area of the City and create a city employment center.

Specific boundaries of the Project Area were arrived at by the Agency after a review of the area by
members of the Agency, city staff, economic development consultants, and other technical and
legal consultants. Planned treatment of this area is intended to stimulate development to the
degree necessary for sound long-term growth in the Project Area and to encourage the
development of real property located within the Project Area. Finally, development of the Project
Area as a City and Employment Center is an important element in the City's General Plan.

11. DESCRIPTION OF THE PHYSICAL, SOCIAL AND ECONOMIC
CONDITIONS EXISTING IN THE AREA [17C-5-105(10)]

A. PHYSICAL CONDITIONS

The Project Area consists of approximately 115 acres of developable land, or land that currently
does not have improvements - all vacant land in green belt status. Roughly 15% of the land is in
what has been prefiminarily determined to have potential wetlands in existence. The cost of
which to mitigate is around $80,000/ac.

Identified Wetlands (UDOT WDC EIS 2017)

13
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B. SOCIAL CONDITIONS |
No unusual social conditions were found to exist. Because of the development of land into a
mixed-use commercial office center, consistent with the General Plan of the City, this area will
take on a new social character that will enhance existing development in the City. The
Farmington North Station Area #1 Plan will bring residents and visitors to the Project Area for
shopping and employment. It is anticipated, therefore, that the proposed project area will add to
the community’s economy, quality of life, and reputation.

C. ECONOMIC CONDITIONS

The Project Area currently is associated with the greenbelt properties only. The total base year
taxable value in the Project Area is $10,923,870 but only collects $83/per year, The tax base
where applicable is the value before feaving greenbelt. 100% of greenbelt “roll back funds” will be

distributed to the taxing entities.

12. TAX INCENTIVES OFFERED TO PRIVATE ENTITIES FOR FACILITIES
LOCATED WITHIN THE PRCJECT AREA [17C-5-105(11)]

The Agency intends to use property tax increment generated within the Project Area to pay part
of the costs associated with development of the Project Area. The Agency intends to negotiate
and enter into one or more inter-local agreements with Farmington City, Davis County/Davis
County Library, Davis School District, Benchland Water District, Weber Basin Water
Conservancy, Davis County Mosguito Abatement, and Central Davis Sewer District lo
secure receipt of a portion of the property tax increment generated within the Project Area
that would otherwise be pald to those taxing entities. Collectively, those tax revenues may be
used to reimburse a private developer for a portion of the cost of the public infrastructure
improvements including interest and bonding costs. Subject to the provisions of the Act, the
Agency may agree to pay for eligible development costs and other items from such tax
revenues for any period of time the Agency and the taxing entities may deem appropriate
under the circumstances.

Specifically, the Agency intends to enter into agreements with each of the taxing entities
whereby the Agency will receive 70 percent of the property tax increment for a period of 20
years. The Project Area will trigger no later than December 31, 2024. There will be a cap of 20.5
million dollars of tax increment distribution to the agency.

Detailed tax increment information is provided in Appendix D in the Project Area Budget
that is attached to this Plan and made a part thereof.

14
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13. ANALYSIS OR DESCRIPTION OF THE ANTICIPATED PUBLIC BENEFIT
TO BE DERIVED FROM THE COMMUNITY DEVELOPMENT [17C-b-

105(12)]

The public will realize significant benefits from the development of the Community Reinvestment
Project Area as proposed by this Plan. The Agency's long-term objective in developing the Project
Area Is to create a high quality City and Employment Center that will diversify the City's economic
and tax base and provide employment opportunities ta City residents.

In order to facilitate the development contemplated herein, the Agency created the Project Area,
The City and the Agency saw the development of the Project as an opportunity fo “jump start” the
proposed redevelopment by creating a public-private partnership for the project area.

16
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A. BENEFICIAL INFLUENCES ON THE TAX BASE

The incremental taxable value of the area is $146 million over the next 20 years. At that time, the
incremental property tax revenues to all taxing entities should reach over $1.9 million per year. In
addition, the development will generate sales tax revenues and municipal energy (“franchise”} tax
revenues.

In addition to tax revenues, the project will generate other revenues including Class B/C Road
Funds, business license fees, charges for services, and one-time fees such as building permits and
impactfees.

B. ASSOCIATED BUSINESS AND ECONOMIC ACTIVITY
Business and economic activity likely to be derived includes business and employee expenditures,
as well as construction expenditures.

1. BUSINESS AND EMPLOYEE EXPENDITURES

it is anticipated that employees and business owners in the Farmington North Station 1 CRA
Project Area will directly or indirectly purchase local goods and services related to their
operations from local or regional suppliers. These purchases will iikely increase employment
opportunities in the rejated areas of business equipment, furniture and fumishings, business
supplies, computer equipment, communication, security, transportation and delivery services,
maintenance, repair and janitorial services, packaging supplies, office and printing services,
transportation and delivery servicas.

A summary of bengfits is as follows:
« Provide an increase in direct purchases in the City.
« Provide economic diversification within the City and Davis County.

+ Encourage economic development in order for a public or private employer to create
additional jobs in the comrmunity.

+ Complement existing businesses and industries located within the City by providing new
employees who may live and shop and pay taxes in the City and the region.

« Another benefit will be the expenditure of income by empioyees filling the new positions.
The types of expenditures by employees in the area will likely include convenience
shopping for personal and household goods, lunches at area restaurants, convenience
purchases and personal services (haircuts, banking, dry cleaning, etc.) The employees wiil
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 WIthII‘I close proximity to the
workplace (assuming the services are available).

16
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2. CONSTRUCTION EXPENDITURES
Economic activity assoclated with the development will include construction activity. Market value
of the project is expected to reach $146 million. This will create a significant number of

construction jobs.

14, BLIGHT DETERMINATION IN THE COMMUNITY REINVESTMENT
AREA [17C-5-104 (2)] (NO STRUCTURES SUBJECT TO HISTORIC

STATUS)

Pursuant to the provisions of §17C-5-104 et seq. the agency anticipates no need to utilize
eminent domain in the project area — thus no blight study is needed as outlined in §17C-5-

402.

15. ALLOCATION OF PUBLIC FUNDS FOR HOUSING [17C-5-307]

Pursuant to 17C-5-307 (2) the agency iz proposing 10% of the tax increment credit in the
CRA to address Farmington's specific need for income targeted housing or housing
assistance for residents; following guild lines and allocation requirements specified in
Section 17C-1-412."
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APPENDIX A: PROJECT AREA MAP AND LAYOUT OF
PRINCIPAL STREETS
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APPENDIX B: LEGAL DESCRIPTION

FARMINGTON NORTH STATION CRA 1

Part of the northeast quarter of Section 15 and part of the wast half of Section 14, Township 3
North, Range 1 West, Salt Lake Base and Merdian, described as follows:

Bapinning at a point on the east line of the southwest quarter of said Section 14 said point baing
434,79 feet S.00°20°03°E. along said east line of the southwest guarter from the center of said
Section 14; thence S5.00°20'03"E. 1388.77 feet along said east line of the southwest guarter;
thence S.88°46'22"W. 250.15 feet to the easterly right of way line of the historic Denver and Rip
Grande Rallroad, thence N.34°42'24"W. 3068 62 faset along said easterly right of way line; thence
NTI004E™E. 128.08 feat thance N.34°42°24"W, B77.29 faal, thance N.B2"46'48"W. 16.40 feet;
thence MN.37°57'24™W. 895.55 feel, thence 3.55°1736'W. 16.14 feet, thonce N.34%42'24°W,
530.10 feet; thence M.00°13'1 1I"E. 27.50 feet; thence N.BS°48°'43"W. 70.00 feet to the east fight of
way line of 2000 West Street, thence N.00"13"11°E. 61.96 feet mlong sald east right of way line;
thence S.89°46'45"E. §18.71 fest lo the southeny right of way line of Shepard Lane; thance aiong
said southerly right of way line the following five (§) courses: (1) 5.50°55'20"E. 61.66 feet; (2)
S4TH2'05"E. 107.81 feet; {3) 5.71730°01°E. 113.83 feet to the paint of curvalure of a 632,36 foot
radius non-tangent curve to the left; (4} Easterly along the are of said curve 563.43 feet with a
ceniral angle of 51°00°07" {chord bears N.BB*04'43'E. 545.01 feat) to a the point of tangancy (5)
MN.B2°34'40°E. 133.37 feet to the westerly right of way line of the histaric Oregon Shart Line
Reilroad; thence along said westerly right of way line the following three (3} courses: (1)
S.50%38'12°E. 922.75 faet; (2) N.IS°2348"E. 50.00 fest; {3) S.50°36"12°E. 161.87 feel, thence
3.00705'566"W. 52046 feet, thence 5.08°35'33°E. 120.70 feel; thence 5.00°13'11"W. 28.53 feat;
thence 5.B8°18'38°E. 8.81 feel to the east right of way line of 1525 WWest Streef, thence
5.00°41'22"W. 927.05 feet along said east right of way line; thence N B3°35'67°E. 53.65 feet 1o
the paint of beginning.

The above described parcel of land contatng 115.52 acres in area, more or less,
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APPENDIX C: LIST OF PARCELS

B \ T 2017
i E"Ea Oi ?FE Taxable 2017 | Acres Legal Description
umber istric S P

A PART CF THE SW 1/4 OF SEC 14-T3N-R1W, SLB&M; BEG AT

A PT ON THE W RAW LINE OF 1525 WEST 5TR AS IT EXISTS
80580045 24 347880400 | 30.00 657  |oN THE GROUND AT A PT 815,10 FT N 0°20'03" W ALG THE
/4 SEC LINE & 33.00 FT S 80°456'23" W FR

5 PARCEL OF LAND LOGC IN THE NW 174 OF SEC 14-TaN-
IR1W, SLBAM, MORE FULLY DESG AS FOLLOWS: BEG AT A
BOSY0055 24 $646430.00 | $0.00 758 o7 5 poMG'S1™ W B97.80 FT COINCIDENT WITH THE 5 LINE
IOF THE WW 114 OF SEC 14 & N O010009" W 114779

BEG AT A PT 8 00"2003" E 438.80 FT (DEED=S 26.6 RODS)
ALG THE N-S CENTER OF SEC LINE {BASIS OF BEARING) & S
80550042 24 | $3.400,000.00) $3.56 1448 laorso3" W B6.00 FT FR A DAVIS CO BRASS CAP MONU AT
THE CENTER OF SEC 14-T3N-R1W, SLM; RUN

I6, PARCEL OF LAND LOC [N THE W 1/2 OF SEC 14-T3N-R1W,
ISLB&M, DESC AS FOLLOWS: BEG AT A PT ON THE W RAW
BOS70053 24 |$1,85B.967.00| $47.25 | 2446 | INE OF THE 1525 WEST STR & THE S UINE OF THE
IABANDONED OSL RR RAW, 5D PT IS 89°49°51° W $12.21

BEG 1.66 CHAING W OF CENTER SEC 14-T3N-R1W, SLM; TH
N 7.47 CHAING, ML, TO S'LY LINE OF OLD ABANDONED
BOSTODS 24 $2432,67000 | $1.77 2735 o5l RR RAW; THW 20,12 GHAINS, MiL, TO W LINE
IGRANTORS LAND; TH S 621.88 FT, M/L, TO NE'LY LINE OF

A PARCEL OF LAND LOG [N THE NW 1/ OF SEC 14-T3N-RTW,
ISLM, DESC AS FOLEOWS: BEG AT A PT S 85449'51" W 88780

BOSTO04E 24 31239700 | s28.37 302 |FT COINCIDENT WITH THE 5 LINE OF THE NW 1/4 OF SEC 14
& N 0OA10'09° W 114779 FT FR THE CE

|4 PARCEL OF LAND LOG IN THE NE 1/4 OF BEC 15 & THE NW
124 OF SEC 14-T3N-RIW, SLM, DESC AS FOLLOWS: BEG AT
THE SW COR OF LOT 4 OF THE JAMES T WORKMAN SURVEY
OF THE M 1/2 & THE SE 1/4 OF THE MW 1/4 OF SEC 14-T3N-
R1W, SLM, SD COR BEING S 00M3'5E" E 757.60 FT (5 11.48
80570058 24  [$1,858,967.00 | 5177 26.37  |cHAINS BY RECORD) COINCIDENT WITH THE SEC LINE FR
THE ME CCR OF SD SEC 15, & TH COINCIDENT WITH THE N &
W LINES OF TRACT 3A OF THE SURVEY PERFORMED BY
ICORMNERSTONE & FILED AT THE DAVIS COUNTY
SURVEYOR'S OFFICE WITH A FILE # OF 003288-D

G AT A PT ON THE W RW LINE OF 350 EAST STR, S0 PT
EING 5 00%03'58" E ALG THE SEC LINE B19.68 FT& N
9*46'49" W 105.73 FT FR THE NW COR OF SEC 14-T3N-R1W,
LB&M: & RUN TH S 89°6'49" E 70,00 FT; TH 8 00M311" W
7.50 FT; TH S 34A42'04" E 53010 FT: TH N 55 7'36" E 15.14

e 24 s ] Bt 248 :TH S 37%57°24" E 95,55 FT; TH S B9"4E'40" E 1640 FT; THS

42'24" E 677,28 FT TO A PT ON THE FARMINGTON CITY
ARCEL AS CONTAINED IN THAT CERTAIN AGMT TO
XCHANGE TITLE RECORDED AS E# 2383285
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¥

*3% o Agency and 2% to County

| (1% of wota] ingrement per §17C-5-307 |

$20,736,904 |

Farmington Economic Development | Movember 1, 2018

$4,252,226 |

515,811,754

improvements lifigrouaRism
Incrament covered by - total cost of
budget Quantity’|  Linkt Farmington paid for by improvement
City developer

.Landaﬂcqulisi_t_ibn for .
‘ROW. e 56,125,363 18 50 53,683,604 59,809,056
Roads ) $1,914,176 4,370 | LF $2,501,309 $3,922,213 $8,337,698
Lighting: 5191, 418 29 | EA S0 517,025 S208,442
Sewerlg" . 765,670 4,030 | LF 51,000,524 51,568,885 §3,3135,079
Water 12" - 5382,835 4,117 | LF 5500,262 $784,443 51,667,540
storm water o $382,835 4,073 | LF $250,131 51,034,573 £1,667,540
‘Power Underground 5191,418 5,801 | LF 50 642,352 £833,770
Fiber-Cptics 5191418 5,801 | LF 50 642,352 5833,770
Substations 5057,088 0.38 | EA 50 £1,937,946 52,895,034
Improved Open‘Space $1,339,923 10 | AC 50 $1,578,271 $2,918,194
‘Housing-Contribution**. 52,073,690 1|EA N/A NfA NSA
“Tenant Outreach $3,840,226 1| EA N/A N/A N/A
Wetland mitigation 51,344,000 17 | AC N/A NSA £1,344,000
Admiriistration* 51,036,845 1| EA N/A NSA W/A

| 533,850,123 .
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To: Honorable Mayor and City Council
From: Brigham Mellor, Economic Development Director
Date: November 13, 2018

SUBJECT:  Farmington North Station CRA 1 project area plan resolution

RECOMMENDATION
Hold public hearing
And

Move that the %ﬁwﬂﬁappmw: the included resolution authorizing the adoption of North Station
CRA 1

BACKGROUND

In an attempt to fund infrastructure in the future business park the city authorized back in
August 2018 the creation of the North Station CRA 1 tax increment financing jurisdiction per
Utah Code 17c chapter 5. This meant going to each tax collecting entity which has a mill levy
in the jurisdiction and asking for their participation in sharing future tax increment in the area
we have agreed to a cap ($20.5 million), a term (20 years), boundary, a base year (2018), a
trigger date (no later than 2024), and a percentage of (70%). The plan included is the product
of those discussions, State law requires that the project area plan be adopted by the RDA board
by resolution.

Findings for Approval
1. The Project area plan is consistent with the general plan

2. The project area plan follows the 2016 North Station Small Area Master Plan

Applicable Qrdinances
1. Title 17C, Chapter 5 Utah Code {Community Reinvestment Areas)

Respectfully Submitted ' Concur .
Brigham Mellor Dave Millheim
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