HISTORIC DOWNTOWN ECONOMIC COMMITTEE MEETING
4/1/21, 3:00 – 4:30

Councilman Present: Scott Phillips
Present: Mindy Benson, Danny Stewart, Mark Baruffi, Maria Twitchell, Jennie Hendricks, Evan Vickers,
Jeff Corry
Excused: Chris McCormick
Public Present: Nan Anderson, Adam Long, Paul Bittmenn

Call to Order: Jennie Hendricks
Pledge of Allegiance: Jennie Hendricks
Approval of Minutes:
MOTION: Scott Phillips made a motion to approve March minutes as written. This was seconded
by Mindy Benson and unanimously approved by all present.

Public Agenda:
N/A

Business Agenda:
CRA’s and Redevelopment – Adam Long, Smith Hartvigsen PLLC
Danny introduced Adam Long to the committee. Adam has worked extensively with the County on some
different RDA’s.
Adam presented information about CRA’s and RDA’s (see attached)

Utah Main Street Program – Nan Anderson, GoED
Danny Stewart introduced Nan Anderson with the Governor’s Office of Economic Development, soon to
be Governor’s Office of Economic Opportunity. Nan shared with us the Utah Main Street Program and
what it consists of currently and where she hopes it to be in the future. (See attached)

Stratford Court Hotel – Scott Phillips
Scott wanted to discuss the current situation with what is going on with the Stratford Court Hotel. It has
been turned into apartments. Currently some of the tenants that live there are having problems with
the surrounding businesses and neighbors. This is not what we feel as a committee what we want in our
Downtown. They are turning off the lights there at night and it brings about the wrong presence. Do we
as a committee want to discuss our concerns with the owners? This is supported by the committee.

American Rescue Plan – Scott Phillips
Cedar City will be receiving some of this money, as well as Iron County. It is a lot of money. We want to
be able to use some of this money for some Downtown revitalization. Can we as a group identify some
issues we want to address? Also, can we use it for tenant improvement? Nan Anderson mentioned the
use of a revolving loan fund. Let us make it a percentage of that be for revitalizing our downtown. We
will discuss more about these ideas and how we the downtown can make use of these funds next
month.

Adjourn
MOTION: Scott Phillips made a motion to adjourn the meeting. Jennie Hendricks seconded the
motion. This was unanimously approved by all present.

April 6, 2021
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What is a Redevelopment Agency?
• Officially called a “community reinvestment agency” (but
“redevelopment agency” is remains the prevailing jargon)
• Separate legal entity created by county/city to encourage development
• Agency has special powers by statute (Utah Code Title 17C –
Community Reinvestment Agency Act)
• This the tool that local governments have in Utah, but not a panacea
• Governed by an agency board (the city council or county commission)
• Although legally separate, day-to-day operations look a lot like another
gov’t department—still needs oversight and controls
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What is a Project Area?
• Specific geographic area where a redevelopment agency
can operate
• Created by agency resolution and city/county ordinance
• Just an area on the map—no $$ committed yet
• Can be any size depending on proposed development
• Not just for tax increment financing

Development and Tax Increment

TA X I N C R E M E N T
B A S E TA X A B L E VA LU E
Base Year
(undeveloped)

Developing

Development Complete
(and on tax rolls)
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Why?

Why?
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Hypothetical $50,000,000 Area Investment (Assessed Value) – Cedar City

Taxing Entity

Base Taxes

New Taxes Received –
20 Years

Taxes after 20 Years

Iron County

~$3,000

$14,000

$57,000

Iron County School
District

~$15,000

$74,000

$296,000

Cedar City

~$6,000

$30,000

$120,000

$0

$375,000

$0

Redevelopment Agency

Redevelopment Agency
Taxes Received – Per Year

Annual Housing Set Aside

Agency Expenses

$375,000

$37,500

$20,000

The Basic Redevelopment Process
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What is Tax Increment Financing?
• A tool for communities to create a property tax (or sales tax)
revenue fund that can be used to encourage new development
• Traditionally bond financing, secured by future property tax
revenues
• Frequently used now to fund incentives over time to encourage
development
• Commonly used nationwide to attract and promote economic
development (along with other tools that we don’t have in Utah)
• This is the carrot; land use ordinances are the stick

Benefits of Tax Increment
• Fund projects with tax increment
– Access more funds by diverting tax increment from all taxing entities
within a project area

• Streamlined incentive programs to attract development and
enhance community with infrastructure and housing
improvements
• Agencies can operate much more freely, without many of
the statutory requirements that restrict the sponsoring
town/city/county
– Gift property/provide development incentives more freely
– Agency actions are not land use actions
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Key Points for Elected and City
Officials – CRA
• No new taxes!
• Economic development tool to encourage appropriate development or
redevelopment
• Is not intended to enhance developer profits, but rather to “bridge the
gap” with what is supported by the market and the vision of the city
• CRA incentive is the “carrot” while land use ordinances are the “stick”
• Intended to complement existing planning and visioning efforts
• Widely used tool throughout most Utah communities (and other states)

How to Attract New Development?
• Fund infrastructure improvements
– Street improvements, sewer, water, curb, gutter

• Fee waivers / reimbursements
• Business development grants / loans
• Property tax rebates / incentives
• Demolition
• Environmental cleanup
• Land purchase / project site assembly
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Participation Agreements
Clearly show “gap” in pro-forma
Is proposed use the “highest and best use” of the land?
Total impacts to Cedar City
• Fiscal Impacts
• Property Tax
• Sales Tax
• Population Distribution
• Municipal Energy Tax

“Community” Impacts
• Traffic
• Parking
• Aesthetics
• Branding
• Draw

Tools for Funding Economic
Development that Work with CRAs
• Community Reinvestment
Areas
• Transportation Reinvestment
Zones
• Public Infrastructure Districts
• Special Assessment Areas
• Opportunity Zones
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Examples of Redevelopment Projects
Young Subaru (and new expansion) in South Ogden

Examples of Redevelopment Projects
Solar projects throughout Utah
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Examples of Redevelopment Projects
Niagara Bottling Brigham City

Trends / Future Issues
• Always an issue for legislature
• Mandatory housing allocation is here to stay – possibly
expand allowable uses
• Tax treatment of personal property and new growth /
“mitigation payments”
• School district participation and effect on overall funding
• Control of economic development
• Interplay between local and state incentives
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Thought Questions
• Are incentives inherently a “race to the bottom”?
• Are elected officials really qualified to make these decisions?
• Does Utah need other tools to promote economic
development?
• What about cannibalism between neighboring
communities?
• Do decisionmakers have enough information to make good
choices?
• Isn’t this just giving tax dollars to wealthy corporations?
• Should only certain projects qualify to be considered?

Questions about Redevelopment?
Adam S. Long

257 East 200 South, Suite 500
Salt Lake City, Utah 84111
Phone (801) 413-1600
along@shutah.law
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Three OLD Ways to Access TIF
(existing project areas remain unchanged)
Urban Renewal Project Area
Eliminate and revitalize blighted areas
Economic Development Project Area
Promote the creation of nonretail jobs
Community Development Project Area
Flexible approach to encourage community
development, including retail

Now: “Community Reinvestment”
Project Areas
After May 10, 2016: only Community Reinvestment Project
Areas (“CRA”)
• Project area creation process and
public hearings
• Project area plan requirements
• Still lots of flexibility
• Increment sharing through
interlocal agreements (unless
eminent domain)
• Sales tax available

• All CRAs must have written budget
approved by taxing entities
• Mandatory minimum housing
allocation of 10% (if $100k+
annual increment)
• Eminent domain power with TEC
approval and blight finding
• Blight finding process like old
Urban Renewal project area
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Tax Increment Sharing
Community Reinvestment Project Area (“regular” - no eminent
domain):
• Each Taxing Entity decides whether to participate
• Get participation from all, some, or even one Taxing Entity
• Can establish different terms for each (percentage, years)
• Participation governed by interlocal agreements between
Agency and Taxing Entities
• Participating Taxing Entities must consent to CRA Budget
(but Budget doesn’t govern increment sharing)
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Why?

Main Street empowers communities to set their own destinies. While
revitalization is challenging work, the Main Street program offers a road-map
for locally-owned, locally-driven prosperity. Across the country, thousands of
communities have used the Main Street Approach to transform their
economies, leverage local leadership, and improve overall quality of life.
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Utah Main Street Pilot Program
Brigham City & Price
Partners:
GOED
Department of Heritage & Arts
State Historic Preservation Office
Utah Department of Transportation
DWS-Community Development Office
Utah Office of Tourism
SEUALG
BRAG
Preservation Utah

Current funding provided by:
GOED
Utah Office of Tourism
Utah Dept of Heritage & Arts
Utah Dept of Transportation
USDA – RBD grant
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Multi-faceted Effort
• Local Public/Private Partnership Team
• Training and technical assistance
• project planning, business counseling and training, market
research, feasibility studies, professional or/technical reports or
producer service improvements
• Community economic development
• Feasibility studies and business plans
• Long-term business strategic planning
• Funding Assistance
• Placemaking grants
• City beautification
• Historic Restoration Tax Credits
• Consultants
• Multi-Agency approach
• Utilize multiple state agency
resources
• Outside consultants
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Economic Development Philosophy –
Main Street’s Four-Points
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Utah Main Street Program (UMSP)
Senate Sponsor – Sen. Derrin Owens, House Sponsor – Rep. Steven Lund
SB 194 passed, waiting for the Governor’s signature.
• Vote on Senate floor: 23 yea, 3 nay (Fillmore, Kennedy & McCay), 3
absent/not voting
• Vote on House floor: 45 yea, 23 nay (Abbott,Barlow, Brooks,Christiansen,
Christofferson, Handy, Hawkes, Judkins, Kohler, Nelson, Petersen, Peterson,
Pierucci, Pulsipher, Robertson, Seegmiller, Snider, Stenquist, Stratton, Strong,
Teuscher, Thurston, Wilcox) and 7 absent/not voting
• Fiscal note of $355,300 which includes funds for AG expenses and internal
GOED expense covering contracting costs. $300,000 is to be used by the
program
• *****Designated with ON-GOING funding!!!!*****
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SB 194, 1st substitute
• Utah Main Street Program is created at GOED to provide resources for
the revitalization of downtown or commercial districts
• Enables the Utah MSP to become a coordinating member of the National
Main Street Center
• Establish criteria for Utah MSP designation
• Consider the recommendations of the advisory committee when
designating & implementing local MS programs
• Provide training and technical assistance to local governments,
businesses, property owners that participate in local MS programs
• Provide financial assistance to designated local MS programs
• Full time staff to be designated by GOED
• UMSP has rule making authority to establish the eligibility and reporting
criteria for a downtown area to receive a USMP designation;
requirements for local government support and data collection to
measure economic development impact
• UMSP required to submit an annual report – operations and details of
which municipalities have received UMSP designation and financial
support

SB 194, 1st substitute
Advisory Committee:
• Appointed by GOED Executive Director
• Representatives from: GOED, Tourism, Heritage & Arts, SHPO,
UDOT, CDO, an AOG, private sector involved in a UMSP,
representative from a local UMSP, 3 representatives with
interest/expertise in MS programs.
• Works to advise on the eligibility of applicants for designation as a
UMSP, financial assistance requests from designated UMSP and to
improve the effectiveness of the UMSP
• 4 year terms, ½ of staggered
• GOED representative acts as chair, and appoints replacements
• Majority of the committee serves as a quorum
• Committee members may receive per diem and travel expenses

Priorities
Complete the pilot program
• Façade grants
• Marketing Grants
• USDA Grant
Design UMSP Tiered Program
• Draft tiers, management processes and procedures
• Develop budget
• Draft Administrative rules
• Draft application in SalesForce, information & instructions
• Formalize Advisory Committee
• Join NMSC as a coordinating program
Roll out UMSP
• Webpage
• One pager
• Outreach strategy
• Trainings
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