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ORDINANCE 2018-28 REC FOR: MORTH DGDEN CITY

AN ORDINANCE ADOPTING THE AMENDED DOWNTOWN COMMUNITY
DEVELOPMENT PROJECT AREA PLAN

WHEREAS; North Ogden City organizes and approves new development within its
corporate limits; and

WHEREAS; North Ogden City owns and maintains a complex network of utilities and
physical infrastructure; and

WHEREAS; The City has plans to complete several project improvements over the
coming years which will benefit the downtown area of the City; and

WHEREAS; The City plans to fund these project expenditures out of tax increment
provided by those properties which are located in the Community
Development Area boundaries.; and

NOW THEREFORE, BE IT ORDAINED by the North Ogden City Council that the North
Ogden City adopts the North Ogden City Amended Downtown Community Development
Project Area Plan.

SECTION 1: The attached North Ogden City Amended Downtown Community
Development Project Area Plan is hereby adopted.

SECTION 2: This ordinance shall take immediate effect.
PASSED and ADOPTED this 27" day of November, 2018.

North Ogden City:

Moo Sl

Cheryl Stoker
Mayor Pro Temp




CITY COUNCIL VOTE AS RECORDED:

Council Member Barker:
Council Member Cevering:
Council Member Stoker:

Council Member Swanson:

] b3

Council Member Turner:

(In event of a tie vote of the Council):

Mayor Chugg _

ATTEST:

(excused)
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Background and Overview

The North Ogden Urban Renewal and Community Development Agency (the “Agency”), following
thorough consideration of the needs and desires of North Ogden City (the “City”) and its residents, as
well as the need of and capacity for new development, has prepared this Amended Community
Development Project Area Plan (the “Amended Plan”) for the North Ogden Downtown Community
Development Project Area (the “Amended Project Area”) described in more detail below. The purpose
of the Amended Plan is to include 17.91 additional acres that have been recently annexed into the City,
that are adjacent to the existing Project Area, and that are an integral part of the development planned
for and taking place at the southern end of the existing Project Area and to remove two, tax-exempt
parcels from the prior Amended Plan.

3 o

In accordance with the terms of this Amended Plan, the Agency will continue to encourage, promote and
provide for the development of commercial, retail, and residential spaces within the Amended Project
Area. The Amended Project Area is located along Washington Boulevard from approximately 1750 North
to approximately 2800 North and covers 126.27 total acres and includes 63 parcels.

It is anticipated the Amended Project Area will continue to improve the City’s downtown area through
the creation and revitalization of retail shopping, residential development, and commercial office space.
The Amended Project Area will bring jobs, amenities, and revenues to the area, providing financial
resources to the Agency to invest in infrastructure and other improvements in the area. The Amended
Project Area will generate additional property tax revenues and diversification through new business
opportunities. The North and South ends of the Amended Project Area will contain the bulk of the new
development, with other parcels in the Amended Project Area benefiting from improvements that
revitalize Washington Blvd.

This Amended Plan will guide development within the Amended Project Area, including the capture and
use of tax increment to construct new infrastructure needed to service new development and other
improvements required to revitalize existing development on Washington Blvd. The purpose of this
Amended Plan clearly sets forth the aims and objectives of the Agency and Amended Project Area,
including its scope, improvements associated with infrastructure and revitalization and the mechanism
for funding said improvements, and the value of the Amended Plan to the residents, businesses and
property owners, and taxing entities in this area.

1. RECITALS OF PREREQUISITES FOR ADOPTING A COMMUNITY DEVELOPMENT PROJECT AREA PLAN

e

a) pursuant to the provisions of §17C-4-101 of the Act, the governing body of the Urban Renewal
and Community Development Agency of North Ogden City adopted a resolution authorizing the
preparation of a draft Community Development Project Area Plan on June 25, 2015; (see
Appendix A) and an Amended Project Area Plan on August 28, 2018

b) Pursuant to the provisions of §17C-4-102(2)(a) and (b) of the Act, North Ogden City has a planning
commission and general plan as required by law; and
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c) Pursuant to the provisions of §17C-4-102(1){d) of the Act, the Agency will conduct one or more
public hearings for the purpose of informing the public about the Amended Project Area and
allowing public input as to whether the Amended Project Area Plan should be revised, approved

or rejected.

d) Pursuant to the provisions of §17C-4-102(1)(b) and (c) of the Act, the Agency made an Amended
Project Area Plan available to the public at the Agency’s offices during normal business hours,
provided notice of the Public Hearing regarding the Project Area Plan, will conduct the Public
Hearing on the Amended Project Area Plan on November 28, 2018 and consider public
comments on the Amended Project Area Plan.

2. DEFINITIONS

= e =y

As used in this Amended Community Development Project Area Plan, which may or may not be denoted
with the usage of the term being capitalized:

1. The term "“Act” shall mean and include the Limited Purpose Local Government Entities —
Community Development and Renewal Agencies Act in Title 17C, Chapters 1through 5, Utah Code
Annotated 1953, as amended, or such other amendments as shall from time to time be enacted
or any successor or replacement law or act.

2. The term "Agency" shall mean the North Ogden City Urban Renewal and Community
Development Agency, a separate body corporate and politic created by North Ogden City
pursuant to the Act.

3. The term "Base Taxable Value or Base Year Taxable Value" shall mean the base taxable value of
the property within the Amended Project Area from which tax increment will be collected, as
shown upon the assessment roll last equalized before the date the Amended Project Area Plan is
adopted by the North Ogden City legislative body; OR the agreed-upon value specified in a
resolution or interlocal agreement as described under §17C-4-201(2).

4. The term "City" shall mean North Ogden City, Utah.
5. The term "Community" shall mean North Ogden 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 “Developer” shall mean the entities investing in the development in the area.

8. Theterm “Effective Date” shall mean either the publishing or posting of notice of the North Ogden
City legislative body’s ordinance adopting the amended community development project area
plan or a summary of the ordinance.
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9. The term “Legislative Body” shall mean the City Council of North Ogden City which is the
legistative body of the City and/or Community.

10. The term “Plan Hearing” means the public hearing on the Amended Project Area Plan required
under Subsection 17C-4-102 of the Act.

11. The term "Amended Project Area Budget" shall mean the multi-year projection of annual or
cumulative revenues, other expenses and other fiscal matters pertaining to the Amended Project

Area that includes:

a. the Base Taxable Value of property in the Amended Project Area;

b. the projected Tax Increment to be generated within the Amended Project Area;

(o the amount of Tax Increment expected to be shared with other Taxing Entities;

d. the amount of Tax increment expected to be used to implement the Amended Project
Area Plan; and

e the amount of Tax Increment to be used to administer the Amended Project Area.

12. The term “Amended Project Area Plan” or “Amended Plan” shall mean the written plan that,
after its effective date and adopted pursuant to the provisions of the Act, guides and controls the
community development activities within the Project Area.

13. The terms "Tax," "Taxes," "Property tax" or "Property taxes" includes all levies on an ad valorem
basis upon real property, personal property, or other property, tangible or intangible.

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

15. 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 Amended
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.

3. AMENDED PROJECT AREA BOUNDARIES [17C-4-103(1)]

P R e STam DTS ok s T

The Amended Project Area identified for study (see map in Appendix B and parcel list in Appendix C)
consists of 126.27 total acres with 105.00 of those acres being non-right-of-way parcels. The Project Area
is located in downtown North Ogden along Washington Boulevard and includes parcels stretching from
1700 North to 2800 North.

TABLE 1: ACREAGE AND TAXABLE VALUE BY PROPERTY TYPE

Property Type Total Acres

Commercial 22.9%

Exempt 10.07
Qo T T T T T A T I S T LTI IR L I T U T T TS
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Property Type Total Acres
Residential 21.13
Vacant 50.82
Total Based on Parcels 105.00

126.27

Total Acres in Project Area (including roads)

A map is provided in Appendix B and a list of all parcels is included in Appendix C.

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-4-103(2)]

A. LAND USES IN THE AMENDED PROJECT AREA

The existing land uses within the Amended Project Area are primarily vacant, residential, and retail, with
some small areas of other commercial and exempt uses. The table below shows the detailed land uses by
using the land and building type designations as determined and defined by the Weber County Assessor’s

Office.

TaBLE2: ACRES, VALUE AND SQUARE FEET BY LAND TYPE

North Ogden Land/Building Total Acres Total Base Year Taxable Total Building Square
Type Value Feet
Commercial 22.99 $12,837,428 . 126,965
Commercial Vacant 5.52 $774,673 -
Commercial Exempt 3.15 S0 782
Residential 21.13 $1,751,359 32,247
Residential Vacant 20.32 $154,054 2,400
Residential Exempt 6.92 ) -
Vacant** 24.97 $26,430 2,583
Total Real Property 105.00 $15,543,944 164,977
Total Personal Property $1,655,668

Total Taxable Value $17,199,612

**All parcels - exempt, agricultural, or otherwise — with no development or improvements

B. LAYOUT OF PRINCIPAL STREETS IN THE AMENDED PROJECT AREA

The principal street in the Amended Project Area is Washington Boulevard which runs north to south
through the middle of the Amended Project Area, with frontage for most parcels in the Amended Project
Area. Other streets that intersect the Amended Project Area running east to west include 2650 North,
2600 North, 2550 North, 2300 North, 2275 North, 2175 North, 2100 North, 2000 North, 1900 North and
1700 North. 2700 North partially borders the north side of the Amended Project Area.

C. POPULATION DENSITIES iN THE AMENDED PROJECT AREA

Nearly all development within the Amended Project Area is retail, office, commercial or is vacant land.
There are 13 parcels totaling 19.05 acres classified as residential single-family homes, 1 parcel totaling
0.68 acres classified as a duplex, and 4 parcels for 1.4 acres classified as 3-4 unit dwellings within the
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Project Area, for a total of 31 dwelling units. Assuming an average household size of 3.23 persons per
household,! the estimated population in the Amended Project Area is 100 people. With 126.27 total acres
in the Amended Project
Area, the Amended Project
Area is 0.1973 square
miles. Dividing the
population by the square
miles gives an existing ¥
population  density  of E%g::mda]
about 508 people per E7 Exempt

square mile. "™ Residential

r2
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North Ogden CDA R

p

:

i G
. .

The Amended Project Area
Plan currently contem-
plates the addition 236
senior living units, as well
as 489 apartment and
townhouse units. Assuming
an average household size
of 1.5 persons per unit for
the senior living, and an ) _
average household size of ) O in ot g P
3.23 persons for all other I sl
households, the population
is projected to increase by
1,933 people within the
Amended Project Area.
This would increase the
population density within
the Amended Project Area
to about 10,307 people per
square mile, although this
is a much smaller area than
a full square mile. An
increase in  residential
density will provide more
rooftops  to  support
commercial development.

-
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12013 ACS 5-year estimate for North Ogden City
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D. BUILDING INTENSITIES IN THE AMENDED PROJECT AREA
The Amended Project Area currently has 164,977 square feet of building space, resulting in an average

density of 1,307 square feet per acre,? or a floor area ratio (FAR)® of 0.03.°

Proposed development includes approximately 982,768 square feet of residential and commercial space.
This is an average of 7,783 building square feet per acre, or an average FAR of 0.18.

5. STANDARDS THAT WiLL GUIDE THE COMMUNITY DEVELOPMENT [17C-4-103(3)]

Doy

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

Development Objectives
The following objectives will be pursued in order to benefit the City and its residents:

1. Ensure that development improves the standard of function, quality and appearance of the
Project Area;
2. Create a thriving downtown and a cohesive Main Street feel on Washington Blvd. with

successful commercial businesses supported by adequate housing;

3. Promote the development of the Amended Project Area to enhance the economic health of
the community by increasing the tax base and providing North Ogden residents access to

goods and services; and

4, Provide utilities, streets, curbs, sidewalks, parking areas, and landscaping to give the area an
improved look and to attract and encourage expanded business activity.

Design Objectives

Developers will be expected to utilize high quality design and development standards. Each
development proposal will be considered subject to: (1) appropriate elements of the City's
General Plan; (2) the land use code of the City; {3) other applicable building codesand ordinances
of the City; and {4) a review and approval by the Agency to ensure that the development is
consistent with this Amended Plan.

The North Ogden City Code Subsection 11-8D, Design Standards for Commercial Development, will
dictate the design standards for commercial development. Properties on Washington Bivd. will also be
required to abide by the North Ogden City Planning Commission Landscaping Review Guidelines for Entry-way
Developments.

2 Calculated by dividing the 164,977 existing building square feet by the total acres for the area (126.27 acres)
3 FAR is defined as the ratio of building square feet to total land area.
4 Calculated by dividing the building density (1,307 sq ft) by the number of square feet in an acre (43,560)
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Activities Involved
Possible activities contemplated in carrying out the Amended Plan in the Amended Project Area
include the acquisition, clearance, construction, or rehabilitation of properties in the Amended

Project Area.

e Acquisition and Clearance: Parcels of real property located inthe Amended Plan Area may
be acquired by purchase at fair market value.

e Construction: New construction may be initiated in order to encourage additional private
sector building and investment.

e Rehabilitation: Properties may be sufficiently rehabilitated to insure a reasonable
remaining economiclife.

Implementation of Projects

The North Ogden City Planning Commission and/or the City Council shall approve the design of all
development within the Amended Plan Area to ensure that such development within the
Amended Plan Area is consistent with this Amended Plan and asrequired by City Code. City staff
shall notify the Agency of all requests for (1) zoning changes, (2) design approval, (3) site plan
approval, and (4) building permits within the Amended Project Area. Projects within the Amended
Plan Area shall be implemented as approved bythe Planning Commission and/or the City Council.

6. How THE PURPOSES OF THE ACT WILL BE ATTAINED BY THE COMMUNITY DEVELOPMENT [17C-
4-103(4)]

Title 17Cof the Utah Code contains no explicit statement of purpose, although it contains
the following definition of "community development:"

"Community development”" means development activities within a community, including the
encouragement, promotion, or provision of development [17C-1-102 (16)].

The purposes of Title 17Cwill be attained through the establishment of the Amended Project Area
by the following:

e Increased employment and income opportunities for City residents
o Commercial development within the Amended Project Area will increase the
number of jobs available to residents within the Gty.

e [mproved accessto goods and services for residents
o Commercial development within the Amended Project Area will provide a broader
variety of goods and services to residents within the City limits.

s Increased tax base for the City and the other taxing entities with claim on the Amended
Project Area

e erem mpem. amm e . e o e meas St e = e ,._) B e A e e L 9 [ et
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o Commercial development inside the Amended Project Area will increase the
property and sales tax base by adding new structures and commercial activity. This
increased tax base will expand the ability for government to perform essential

_services with no increased burden on taxpayers.

7. THE AMENDED PLAN IS CONSISTENT WITH AND wiLL CONFORM TO THE COMMUNITY’S GENERAL
PLan [17C-4-103(5)] -

The City's General Plan was adopted in September 2015. The chapter, “Downtown and
Southtown,” clearly states that two nodes should be established in the downtown area — one at
the north and one at the south of State Street. This is exactly in accordance with the Amended

Project Area Plan.

Figure 1: Downtown Plan from General Plan

NORTH DGDEN DOWNTOWN AREA
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The General Plan further identifies the following characteristics that should be encouraged in the downtown,
many of which are a part of this Amended Project Area Plan:

e
Sy TEULS

e Transit and excellent pedestrian connections
e Avariety of stores
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Residences

Offices

Wide pedestrian friendly and attractive sidewalks
Well-lit streets with unique light fixtures

e Avariety of restaurants

e Gathering places that include events and entertainment
o People of all ages

As stated previously in this Amended Plan, the purpose of the Amended Project Area is to encourage,
promote and provide for the provision of retail, office and residential spaces — a mix of uses — in the
downtown.

8. DESCRIPTION OF ANY SPECIFIC PROJECT OR PROJECTS THAT ARE THE OBJECT OF THE PROPOSED
COMMUNITY DEVELOPMENT [17C-4-103(6)]

>

Development at the North Node of the Amended Project Area is anticipated to include 230,668 square
feet of commercial space, including space for retail anchors, office space and other pads. The location of
the detention basin on 2600 North currently limits the potential for commercial development in a key
location. Because the community would be better served by seeking a better and higher use for that land,
the agency proposes identifying a new location for a detention basin and preparing the current detention
basin site for development. The redevelopment of the Smith's building at the southeast corner of
Washington Blvd. and 2600 North is a key concern for the City. The size of the existing building is such
that extended vacancy at that location would be a drain on the aesthetics and economics of the City.

Development at the South Node of the project area is anticipated to be a mixed-use project involving a

mix of commercial and residential development, including senior housing.

9. How PRIVATE DEVELOPERS WILL BE SELECTED AND IDENTIFICATION OF CURRENT DEVELOPERS
IN THE PROJECT AREA [17C-4-103(7)]

The majority of the property in the Amended Project Area is privately owned, and the Agency anticipates
the landowners in the Amended Plan Area will undertake development of their property and select any
partners or outside developers at their discretion. In the event that owners do not wish to participate in
development or redevelopment in compliance with the Amended Plan, the Agency reserves the right
pursuant to the provisions of Title 17C of the Utah Code to acquire parcels through negotiation with
property owners, to encourage other owners to acquire other property within the Amended Plan Area,
- orto select non-owner developers by private negotiation, public advertisement, bidding or solicitation of
written proposals, and by so doing encourage or accomplish the desired development of the Amended
Project Area.

S R ST S & |

R sl - e g mm o ag e

- e —

= 3 - s e b i i i Attt o) mm T e e e s

Zions Pubhc Finance, Inc. | February 2018



£k 31,_;0591 P6 14 OF 55

P North Ogden Clty I AMENDED Downtown Cornmunlty Development Pro;ect Area Plan

%)

PR R Z P
o

2

e B

At the present time, Amsource Development, Inc. has indicated an interest in redeveloping the North
Node and Meritage Companies, LLC has indicated an interest in redeveloping the South Node.

10. REASONS FOR THE SELECTION OF THE AMENDED PROJECT AREA [17C-4-103(8)]

The Amended Plan Area was selected by the Agency because of the immediate opportunity for
development to significantly strengthen the City's economic base. The Amended Plan Area contains a
portion of the City that is desirable for development because of:

e Its location along the Washington Blvd. commercial corridor

e The presence of a number of older dilapidated structures that detract from the aesthetics
and economic vitality of the City

e The presence of undeveloped parcels that currently generate very little tax revenue

Specific boundaries of the Amended Plan Area were arrived at by the Agency after a review of the area
by members of the Agency staff and a third-party consulting firm. Planned treatment of this area is
intended to stimulate development to the degree necessary for sound long-range economic growth
inthe Amended Plan Area and to encourage further development of real property in the surrounding
areas.

11. DESCRIPTION OF THE PHYSICAL, SOCIAL AND ECONOMIC CONDITIONS EXISTING IN THE AREA
[17C-4-103(9)]

A. PHYSICAL CONDITIONS

The proposed Amended Project Area consists
of approximately 126.27 acres with 105.00
acres attributable to non-street parcels, as
shown on the Amended Project Area map in
Appendix C. The Amended Project Area, while
mostly developed along Washington
Boulevard, has significant vacant space of
50.82 acres. Developed property along
Washington Boulevard includes commercial,
public and residential uses. There are also
several parcels along Washington Boulevard
that are either vacant or otherwise under-utilized, indicating potential for redevelopment and increased
property values.

B. SociaL CONDITIONS

There are 13 single-family residential and 5 multi-family residential parcels within the Amended Project
Area. There is no demographic data available for those properties due to the limited geographic size of
the Area.
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It is anticipated that the addition of 236
senior-living beds and 489 apartment and
townhouse units in the Amended Project Area
will increase the population by about 1,933
residents. The Amended Project Area has
workers coming from other areas to work in
already-existing commercial businesses. The
Amended Project Area Plan will increase the
number of workers traveling to the Amended = § ;

Project Area. It is anticipated, therefore, that !___ LT e - e T _3
the proposed Amended Project Area will grow = I
the City, County, and region’s economy, quality of life and reputation.

C. Economic CONDITIONS

The Amended Project Area is nearly split evenly between developed and vacant parcels. Most of the
developments are along Washington Boulevard, and include both commercial and residential uses.
Tenants include a pharmacy, banks, restaurants and other food services, auto repair and maintenance,
and other retail. As of the base year, the average improvement value per acre {for improved acres only)
in the Amended Project area was $205,734 per acre® which is low, indicating potential for redevelopment
and increased improvement values.

12. TAX INCENTIVES OFFERED TO PRIVATE ENTITIES FOR FACILITIES LOCATED WITHIN THE AMENDED
PROJECT AREA [17C-4-103(10}]

e R R
e e e e T A i e s e A etk e . i it et e o oA o B e

The Agency intends to use 35 percent of the property tax increment from the School District, 75 percent
of the increment from the City and 50 percent of the property tax increment generated within the
Amended Project Area from the remaining taxing entities for a period of 15 years. The anticipated total
tax increment to be generated over the 15-year period, for all taxing entities, is $14.8 million.

The Agency intends to request the adoption of a Resolution from the Taxing Entities or negotiate and
enter into one or more agreements with Weber County, Weber School District, Weber Basin Water
Conservancy District, Central Weber Sewer Improvement District, Ben Lomond Cemetery Maintenance
District, Bona Vista Water Improvement District, Weber County Mosquito Abatement District, Weber Area
Dispatch 911 and Emergency Services District, North View Fire District and Weber Fire District to secure
receipt of a portion (35 percent from the Schoo! District and 50 percent from the other taxing entities) of
the property tax increment generated within the Amended Project Area that would otherwise be paid to
those Taxing Entities.

5 Calculated by taking the total improvement values in the project area ($10,989,621} and dividing by the 53.42

improved acres in the base year.
¢ The Agency is requesting a lower percentage from the School District due to the fact that there will be some

residential development at the southern end of the Project Area.
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The Amended Project Area Budget (attached as Appendix D} shows anticipated tax increment receipts,
and the estimated eligible development costs to be reimbursed. The Base Year Taxable Value is 2014 and
includes all real and personal property. One important aspect of this Amended Plan is that the storm
detention property is now tax exempt, yet in a favored commercial location. With this Amended Plan, the
tax-exempt storm drain property will move on to the tax rolls as commercial property. The same may be
said for the old North Ogden Public Works site.

The estimated increased tax revenues, over and above the base year tax revenues already being received
by the Taxing Entities, to be received by the entities during the period that the Agency is collecting tax
increment is shown in the following table. It is based on 65 percent of the incremental tax revenues going
to the School District, 25 percent to the City and 50 percent of the incremental tax revenues being paid
to the other Taxing Entities for a period of 15 years.

Taste 3: TOTAL INCREMENTAL PROPERTY TAX REVENUES iN PROJECT AREA TO TAXING ENTITIES, YEARS 1-15

Total Years 1-15 NPV Years 1-15
Weber County $2,073,389 $1,388,335
Weber County School District $4,740,022 $3,173,904
North Ogden City $442,502 ' $296,298
Weber Basin Water Conservancy District $111,184 $74,449
Central Weber Sewer Improvement District $468,203  $313,507
Ben Lomond Cemetery Maintenance District $46,373 $31,051
Bona Vista Water Improvement District $135,008 $90,755
Weber County Mosquito Abatement District $78,779 $52,750
Weber Area Dispatch 911 and Emergency Services District $169,290 $113,356
North View Fire District $610,675 $408,906
Weber Fire District - Bond (est. 1/1/06) $47,253 $31,764
TOTAL $8,922,678 $5,975,075

During the same 15-year time period, the Agency could receive an estimated $7.6 million, with a net
present value of $5.1 million, for projects that are needed in the area.’

TABLE 4: INCREMENTAL PROPERTY TAX REVENUES IN PROJECT AREA TO AGENCY, YEARS 1-15
Percent

Total Years NPV Years
Incremental Taxes to Agency to 115 1-15
I_Lg_ency

Weber County 50% $2,073,389 $1,388,335
Weber County School District 35% $2,552,319 $1,709,025
North Ogden City 75% $1,327,505 $888,894
Weber Basin Water Conservancy District 50% $111,184 $74,449
Central Weber Sewer Improvement District 50% $468,203 $313,507
Ben Lomond Cemetery Maintenance District 50% 546,373 $31,051
Bona Vista Water Improvement District 50% $135,008 $90,755
Weber County Mosquito Abatement District 50% $78,779 $52,750

7 Assumes a discount rate of five percent.
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Percent Total Years NPV Years

Incremental Taxes to Agency to 115 1-15
Agency :

Weber Area Dispatch 911 and Emergency Services District " 50% $169,290 $113,356

North View Fire District 50% $610,675 $408,906

Weber Fire District - Bond {est. 1/1/06) 50% $47,253 $31,764

TOTAL $7,619,979 $5,102,792

The Amended Project Area Budget, included as Appendix D provides a year-by-year estimate of the
amount of Tax Increment generated and to be shared among the Taxing Entities.

Increment is needed in order to pay for the following infrastructure and improvements or like
infrastructure and improvements to the Amended Project Area as determined by the Agency. While
flexibility is granted to the Agency in determining expenses in the Amended Project Area, the following is
the Agency’s best estimate of projects and accompanying expenditures needed in the Amended Project
Area. In addition to the projects listed below, the Agency intends to keep four percent of the Agency
revenues for administrative costs associated with administering the RDA. The projected administrative
cost is approximately $304,799.

TABLE 5: ESTIMATED PrOJECT AREA COSTS

Included in Funded
Expenditures Total Amount Budget Through Other
& Means
Washington Blvd. Waterline {extraordinary cost of $110,000 $110,000 $0
development) ! ’
Relocate 2700 N. Detention Basin to prepare exempt $1,680,240 $1,680,240 $0
public land for commercial development e e
/2700 N. Detention Basin Fill to prepare exempt public $320,000 $320,000 $0
land for commercial development ! ’
Bury Power Lines on Washington Blvd. to stimulate
higher-end economic activity $1,600,000 $529,316 $1,070,684
2550 N. Road & Sidewalk Improvements to prepare -
street for additional commercial traffic 5430,000 3330,000 $100,000
2700 N. Capping of Water Sources to prepare exempt $9,000 $9,000 $0
public land for commercial development ’ '
Widen 2600 N. at Washington Blvd. to accommodate
additional commercial traffic 3497,400 $497,400 30
Beautification of Washington Blvd. to stimulate economic $125,000 $55,000 $70,000
growth £ ’ ¢l
R ST S A N SRSV U PR UR L 1 S A
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Included in Funded
Expenditures Total Amount Through Other
Budget
Means
VYiden Sidewalks on Washington Blvd. to facilitate $500,000 $235,000 $265,000
bike/ped access to commerce
Demolition & Environmental Remediation of old Public
A ,000 0
Works Site to prep for development 500,000 #500,00 3
Create Downtown Trailhead Park at Washington
Blvd,/1900 North $300,000 $100,000 $200,000
Install Pedestrian Drldge over W.ashmgt?n Blvd. to $900,000 $150,000 $750,000
encourage pedestrian commercial activity
1700 North Road Construction {extraordinary cost of $1,050,000 $450,000 $600,000
development)
Old Smith's Building and Adjacent Strip Mall Fagade Work
Credit to stimulate redevelopment 3300,000 $300,000 $100,000
Total $8,321,640 $5,215,956 $3,105,684

13. ANALYSIS OR DESCRIPTION OF THE ANTICIPATED PuBLIC BENEFIT TO BE DERIVED FROM THE
COMMUNITY DEVELOPMENT [17C-4-103(11)]

Araey

A. BENEFICIAL INFLUENCES UPON THE TAX BASE OF THE COMMUNITY

The beneficial influence on the community tax base will happen through a significant increase of the
property and sales tax base of the Amended Project Area. As development occurs, more customers
will be drawn to the greater geographic area generating sales tax revenues and stimulating
investment. Existing businesses in the vicinity may be inclined to reinvest in their properties to take
advantage of the greater customer base. All of these improvements will positively contribute to the
community's tax base.

it is expected that the City will gain significant incremental tax benefits in both sales and property
taxes. New commercial development that could occur inthe Amended Project Area hasthe potential to
increase property tax revenues to the taxing entities by approximately $1.2 million annually at
the complet:on of the Project Area in 15 years,

TABLE 6: INCREMENTAL PROPERTY TAX REVENUES IN PROJECT AREA TO AGENCY AFTER 15 YEARS

C———
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Taxing Entity Annual Tax Increment Amount
Weber County $302,813
Weber County School District $532,513
North Ogden City $129,252
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Taxing Entity Annual Tax Increment Amount
Weber Basin Water Conservancy District $16,238
~ Central Weber Sewer Improvement District $68,380
Ben Lomond Cemetery Maintenance District $6,773
Bona Vista Water Improvement District $19,497
Weber County Mosquito Abatement District $11,505
Weber Area Dispatch 911 and Emergency Services District $24,724
North View Fire District $89,187
Weber Fire District - Bond (est. 1/1/06) $6,824
TOTAL $1,207,707

B. ASSOCIATED BUSINESS AND ECONOMIC ACTIVITY LIKELY TO BE STIMULATED

Other business and economic activity likely to be stimulated includes business, employee and construction
expenditures. There are significant opportunities for increased economic development and tax generating
development that can occur within the immediate sphere of influence of the Project Area that otherwise
may not occur in a timely basis or at the same level of increased development and private investment.

1. JoB CREATION

Approximately 540 new jobs could be created in the Amended Project Area if development plans are
similar to those projected in the Amended Project Area Plan and Budget.® It is anticipated that the
business owners and employees of the Amended Project Area facilities will directly or indirectly purchase
local goods and services related to their operations from local or regional suppliers. These supply chain
purchases are expected to increase employment opportunities in the refated businesses of office
equipment, furniture and furnishings, office supplies, computer equipment, communication, security,
transportation and delivery services, maintenance, repair and janitorial services, packaging supplies,
office and printing services.

Employees will make many of their purchases near their workplace, assuming that goods and services are
available. These will most likely include purchases for: lunchtime eating, gasoline and convenience store,
personal services such as dry cleaning and haircuts, and auto repair. In addition, there may be limited
purchases for gifts, hobbies, etc., if such goods are available.

The following summarizes the benefits to the City, County, and region:

e Provide an increase in direct purchases in the City, County, and region. ,

e Complement existing businesses and industries located within the City by adding new employees
who may live and shop and pay taxes in the City, County and the region.

8 Assumes 450 sf per employee for the commercial development. There are 243,268 square feet of commercial
development proposed.
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Provide an increase in indirect and induced {“multiplier”) impacts for business purchases,
including purchases by employees and their households.

o 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 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 to
the workplace (assuming the services are available).

2. CONSTRUCTION JOBS AND EXPENDITURES

Economic activity associated with the development will include construction jobs and wages. Incremental
value associated with new construction is estimated at approximately $65.3 million {does not include land
values). Assuming that 40 percent of the cost is for labor, with 40 percent spent on supplies, and the
remaining 20 percent left for developer overhead and profit, results in about $26.1 million for labor and
$26.1 million for building supplies. Any demolition costs that might be incurred would be in addition to

this amount.

To summarize, the creation of the Amended Project Area and adoption of the Amended Project Area Plan
is beneficial to the City, County, and region for the following projected impacts:

Increased tax base that will provide additional tax revenues to the various Taxing Entities;
Creation of approximately 540 jobs in the Amended Project Area;

Increased spending of roughly $26.1 million on construction wages;

Increased spending in the local area for construction supplies, from construction worker
expenditures for lunchtime eating, gas, etc., and for purchases by full-time employees who work
in the Project Area;

Creation of a more unified shopping and office district in North Ogden;

Increased tax revenues of $1.2 million annually to the Taxing Entities after the amended project
area expires;

Relocation of a storm drain detention basin at a key commercial site;

Revitalization of unsightly and deteriorating properties; and

Added economic diversification te the community.

It is anticipated, therefore, that the proposed Amended Project Area will grow the City, County, and
region’s economy, quality of life and reputation.
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APPENDIX A: NORTH OGDEN CiTY COMMUNITY DEVELOPMENT AND URBAN RENEWAL AGENCY
RESOLUTION AUTHORIZING THE PREPARATION OF THE COMMUNITY DEVELOPMENT PROJECT AREA

RESOLUTION # 05-2015

A RESOULTION AMENDING RESOLUTION 13-2014 AUTHORIZING
THE PREPARATION OF A DRAFT COMMUNITY DEVELOPMENT
PROJECT AREA PLAN

WHEREAS, The North Ogden City Redevelopment Agency (hereafter known as
the “Agency™) desires to encourage economic and community development in
North Ogden through the creation of a community development area, pursuant to
the Community Development and Renewal Agencies Act, Title 17C of the Utah
Code; and

WHEREAS, the Agency is a political subdivision of the State of Utah, created to
undertake or promote urban renewal, economic development, or community
development project area plan; and

WHEREAS, Subsection 17C4-101 of the Utah Code allows the Agency to adopt
a resolution authorizing the preparation of a draft community development project
area plan; and

WHEREAS, the creation of a community development area is in accordance with
the Economic Development Strategy established by the City of North Ogden,

BE IT THEREFORE RESOLVED by the North Ogden City Redevelopment ;
Agency that the Agency Chairman is authorized to prepare a draft community
development area plan.

BE IT FURTHER RESOLVED that the Agency Chairman is authorized to
compile, complete, and execute the information and forms necessary to support the
preparation of this draft community development project area plan.

This resolution shall take effect immediatety upon passage.
North Ogden City:

| 2. T

Brent R. Taylor
North Ogden City Mayor
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BOARD MEMBERS VOTE AS RECORDED:

Nay
Board Member Bailey:

Aye
X
Board Member Satterthwaite: X
Board Member Stoker: X
Board Member Swanson: X
Board Member Urry: X
(In event of a tie vote of the Council):

Chairman Taylor

Attest: |

& (nngite Soondleve-
MMC

S. Annette Spendlove,
Secretary

Certification:

O

I the undersigned as Secretary of the North Ogden Redevelopment Agency do
hereby certify that the foregoing resolution was duly adopted at a meeting of the ‘;
North Ogden Redevelopment Agency duly called and held on the 16" day of June

and that such resolution has not been rescinded or amended in any way. Dated this

2511 day ofiJune.. 2015. ’

SEAL

B ) ’} .
S. Annette Spendlo,de, MMC

Secretary,
North Ogden Redevelopment Agency
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North Ogden City | DRAFT Downtown (_Zorrim_'u'niiy Development.Project Area Plan

" APPENDIX D: AMENDED PROJECT AREA BUDGET

The budget is on the attached spreadsheet along with a document entitled “Overview of the
Amended Project Area Budget.”
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Overview of Amended Project Area Budget

The purpose of this document, “Overview of Amended Project Area Budget,” is to provide background
and explanation for the Amended Project Area Budget. While Utah Code does not require a written
explanation of the Budget, this document is designed to aid the general public and taxing entities in better
understanding the Budget.

Development Assumptions

The Agency has worked closely with developers to estimate future development in the Amended Project
Area. Assumptions are that, within five years (if infrastructure improvements are made), commercial
development will increase by 243,468 square feet, and residential will see the addition of 725 units.
Approximately 236 of the residential units are anticipated to be senior housing. Additiona! development
will include infill and redevelopment of blighted properties along Washington Blvd.

Taxing Entities
.The Amended Project Area is located in four tax districts within Weber County (10,273,433 and 450). The
taxing entities, along with their tax rates as of 2015 and the inception of this project, are as follows:

TasLe 1: TAX RATES

Taxing Entity Tax Rate
Weber 0.003711
Weber County School District 0.006526
North Ogden City 0.001584
Weber Basin Water Conservancy District ’ 0.000199
" Central Weber Sewer Improvement District 0.000838
Ben Lomond Cemetery Maintenance District 0.000083
" Bona Vista Water Improvement District 0.0003
Weber County Mosquito Abatement District 0.000141
Weber Area Dispatch 911 and Emergency Services District 0.000303
North View Fire District 0.001093
Weber Fire District - Bond {est. 1/1/06) 0.000105

Base Year Taxable Value
The base year taxable value will be calculated from the 2014 taxable value for the area as follows:

TaBte 2; 2014 BASE YEAR TAXABLE VALUE — AMENDED PROJECT AREA

North Ogden Land/Building Total Acres Total Base Year Taxable Total Building Square
Type Value Feet
Commercial 22.99 $12,837,428 126,965
Commercial Vacant 5.52 $774,673 -
Commercial Exempt 3.15 S0 782
Residential 21.13 $1,751,359 . 32,247
Residential Vacant 20.32 ~ $154,054 2,400
Residential Exempt 6.92 $0 -
Vacant** 24.97 $26,430 2,583
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North Ogden Land/Building

Total Base Year Taxable

Total Building Square

Type Total Acres Value Feet
Total Real Property 105.00 $15,543,944 164,977
Total Personal Property $1,655,668
Total Taxable Value $17,199,612

The base year tax revenues in the Amended Project Area are estimated at approximately $250,969
annually, with total base year revenues of $3.76 million over the 15-year period. The base year revenues
represent those taxes already flowing to the various taxing entities, based on their 2014 valuation. There
are no changes to this revenue stream for the taxing entities due to the creation of a CDA or amending

the CDA.

TABLE 3: Base YEAR TAX REVENUES IN AMENDED PROJECT AREA — 15 YEARS

Taxing Entities Total NPV Annual
Weber $857,416 $662,510 $63,828
Weber County School District $1,683,670 $1,165,061 $112,245
North Ogden City $408,663 $282,785 $27,244
Weber Basin Water Conservancy District $51,341 $35,527 $3,423
Central Weber Sewer Improvement District $216,199 $149,605 $14,413
Ben Lomond Cemetery Maintenance District $21,414 $14,818 $1,428
Bona Vista Water Improvement District $21,685 $15,005 51,446
Weber County Mosquito Abatement District $36,377 $25,172 $2,425
Weber Area Dispatch 911 and Emergency Services

District $78,172 $54,093 $5,211
North View Fire District $281,988 $195,129 $18,799
Weber Fire District - Bond (est. 1/1/06) 57,605 $5,262 $507
TOTAL $3,764,529 $2,604,969 $250,969

Projected Tax Increment Revenues

It is anticipated that total tax increment revenues in the Project Area will reach over $16.5 million over

the next 15 years.

TaBLE 4: TOTAL INCREMENTAL TAX REVENUES IN PROJECT AREA

Taxing Entities Total NPV

Weber $4,146,779 $2,776,670
Weber County School District $7,292,341 $4,882,929
North Ogden City $1,770,007 $1,185,192
Weber Basin Water Conservancy District $222,368 $148,897
Central Weber Sewer Improvement District $936,405 $627,014
Ben Lomond Cemetery Maintenance District $92,747 $62,103
Bona Vista Water Improvement District $270,016 $181,509
Weber County Mosquito Abatement District $157,557 $105,500,

s e et AT NI W e 1 9 pETTTTT

Zions Public Finance, Inc. | February 2018



Eﬁ 31405‘31 P S3 O 5‘"

Taxing Entities : Total NPV

Weber Area Dispatch 911 and Emergency Services District $338,581 $226,713
North View Fire District $1,221,350 $817,812
Weber Fire District - Bond {est. 1/1/06) $94,506 $63,528
TOTAL $16,542,657 $11,077,868

The School District will receive 65 percent of the total incremental revenues over the next 15 years, the
City will receive 25 percent of incremental revenues, with the other taxing entities receiving 50 percent
or approximately $8.9 million more than they are now receiving {over and above the base year revenues).

TABLES: PROJECTED INCREMENTAL TAX REVENUES TO TAXING ENTITIES

Total Years 1-15 NPV Years 1-15
Weber County $2,073,389 $1,388,335
Weber County School District $4,740,022 $3,173,904
North Ogden City $442,502 $296,298
Weber Basin Water Conservancy District $111,184 $74,448
Central Weber Sewer Improvement District $468,203 $313,507
Ben Lomond Cemetery Maintenance District $46,373 $31,051
Bona Vista Water Improvement District $135,008 $90,755
Weber County Mosquito Abatement District $78,779 $52,750
Weber Area Dispatch 911 and Emergency Services District $169,290 $113,356
North View Fire District $610,675 $408,906
Weber Fire District - Bond (est. 1/1/06) $47,253 $31,764
TOTAL $8,922,678 $5,975,075

The Agency is projected to receive approximately $7.6 million over the next 15 years.

TaBLE 6; PROJECTED INCREMENTAL TAX REVENUES TO AGENCY

Percent Total Years NPV Years
Incremental Taxes to Agency to 1-15 115

Agency
Weber County 50% $2,073,389 $1,388,335
Weber County School District 35% $2,552,319 $1,709,025
North Ogden City 75% $1,327,505 $888,894
Weber Basin Water Conservancy District 50% $111,184 $74,449
Central Weber Sewer Improvement District 50% $468,203 $313,507
Ben Lomond Cemetery Maintenance District 50% $46,373 $31,051
Bona Vista Water Improvement District 50% $135,008 $90,755

- Weber County Mosquito Abatement District 50% $78,779 $52,750

Weber Area Dispatch 911 and Emergency Services District 50% $169,290 $113,356
North View Fire District 50% $610,675 $408,906
Weber Fire District - Bond (est. 1/1/06) 50% $47,253 $31,764
TOTAL $7,619,979 $5,102,792

Uses of Tax Increment -
The projected uses of tax increment within the Amended Project Area are as follows:
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e Relocation of storm drain detention basin
e ROW for access along 2700 North

e Burying of power lines

e Other infrastructure improvements

e Waterline’

e Pedestrian bridge

e Streetscape improvements

Total costs are estimated at approximately $8.47 million.

TABLE 7: EsTIMATED COSTS AND USES OF FUNDS

Included in Funded
Expenditures Total Amount Budget Through Other
e Means
Washington Blvd. Waterline (extraordinary cost of
development) $60,000 $60,000 S0
Relocate 2700 N. Detention Basin to prepare exempt
public land for commercial development 51,680,240 $1,680,240 50
2700 N. Detention Basin Fill to prepare exempt public
fand for commercial development $320,000. $320,000 $0
Bury Power Lines on Washington Blvd. to stimulate
higher-end economic activity $1,600,000 352,316 $1,070,684
2550 N. Road & Sidewalk Improvements to prepare
street for additional commercial traffic 3430,000 3330,000 $100,000
2700 N. Capping of Water Sources to prepare exempt
public land for commercial development $9,000 $9,000 s0
Widen 2600 N. at Washington Blvd. to accommodate
additional commercial traffic $497,400 $497,400 $0
Beautification of Washington Blvd. to stimulate economic
growth $125,000 $55,000 $70,000
Widen Sidewalks on Washington Blvd. to facilitate
bike/ped access to commerce $500,000 $235,000 $265,000
Demolition & Environmental Remediation of old Public
Works Site to prep for development 3500,000 $500,000 50
Create Downtown Trailhead Park at Washington
Blvd.,/1900 North $500,000 $100,900 $400,000
Install Pedestrian Bridge over Washington Bivd. to $000,000 $250,000 $650,000
encourage pedestrian commercial activity ! ! !
1700 North Road Construction {extraordinary cost of $1,050,000 $450,000 $600,000
development)
i e e e o e = e e e o e T — eI SO A 32 4
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Included in Funded
Expenditures Total Amount Through Other
Budget
Means
Old Smith's Building and Adjacent Strip Mall Fagade Work
Credit to stimulate redevelopment $300,000 $200,000 $100,000
Total : $8,471,640 $5,215,956 - 3,255,684

In addition, the Agency proposes an administrative fee of four percent per year to administer the
Amended Project Area, amounting to a total of roughly $304,799 over the 15-year period of the Amended
Project Area.

Total Annual Property Tax Revenue for Taxing Entities at Conclusion of Amended Project Area
- At the conclusion of the Project Area, it is anticipated that the taxing entities will receive over $1.2 million
annually in incremental tax revenues.

TABLE8: ESTIMATED ANNUAL INCREMENT ($2015) AT END OF AMENDED PROJECT AREA

. Taxing Entity Annual Tax Increment Amount
Weber County $302,813
Weber County School District $532,513
North Ogden City $129,252
Weber Basin Water Conservancy District $16,238
Central Weber Sewer {mprovement District $68,380
Ben Lomond Cemetery Maintenance District $6,773
Bona Vista Water Improvement District $19,497
Weber County Mosquito Abatement District $11,505
Weber Area Dispatch 911 and Emergency Services District $24,724

__North View Fire District $89,187
Weber Fire District - Bond (est. 1/1/06) 56,824
TOTAL $1,207,707
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