Proceedings of the Redevelopment Agency Meeting

June 4, 2013
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Midvale City

REDEVELOPMENT AGENCY WORKSHOP MEETING

Minutes

Tuesday, June 4, 2013
Council Chambers

655 West Center Street

Midvale, Utah 84047

CHAIR:


JoAnn Seghini

BOARD MEMBERS:
Board Member Wayne Sharp 




Board Member Colleen Costello 




Board Member Robert Hale 




Board Member Paul Glover




Board Member Paul Hunt 
STAFF:
Kane Loader, City Manager; Phillip Hill, Asst. City Manager/CED Director; Laurie Harvey, Assistant City Manager/Admin. Services Director; Rori Andreason, City Recorder/H.R. Director; Craig Kleinman, Assistant City Attorney; Ken Vance, Public Works Director; Danny Walz, Redevelopment Agency Director; and Jarin Blackham, IT Manager.
Chair Seghini called the meeting to order at 8:36 p.m.
I. ROLL CALL
Board Members Colleen Costello, Paul Hunt, Paul Glover, Robert Hale and Wayne Sharp were present at roll call. 
MOTION:
Board Member Wayne Sharp MOVED to open a public hearing. Board Member Paul Hunt SECONDED the motion. Chair Seghini called for discussion on the motion. There being none, she called for a call vote. The motion passed unanimously.
II. PUBLIC HEARING
A. RECEIVE COMMENTS ON THE PROPOSED FY2014 BUDGET FOR THE REDEVELOPMENT AGENCY OF MIDVALE CITY 
Danny Walz stated that there are several procedural steps required prior to adopting the FY 2014 budgets as the RDA Board you are required to take in order to be compliant with state statute.

1. UCA 10-6-111(1) requires the Budget Officer to present a tentative budget for each fund within the city. The budgets must be submitted not later than the first regularly scheduled meeting in May. We presented tentative budgets for the RDA in a Public Hearing on Tuesday, May 7, 2013. We briefed you on the revenue estimates, provided an overview of the expenditures, and presented budget highlights along with any proposed program changes.

2. UCA 10-6-111(3) further requires the RDA Board to adopt the tentative budget at this meeting, which you did. During the next several weeks we discussed in detail with the Board the RDA budget. The proposed final budget is scheduled for adoption on June 18, 2013.

3. While not required by Utah Municipal Code, the Board has requested an additional Public Hearing prior to final adoption. This Public Hearing is scheduled for Tuesday, June 4, 2013.

4. At the time of final adoption, all of the City’s budgets must be balanced, meaning that expenditures must be equal to revenues.

5. A Resolution adopting the final budget for the RDA will be presented for your consideration on Tuesday, June 18, 2013.

Danny Walz reviewed the following:

TAX INCREMENT PROJECTIONS
[image: image4.emf]FY '13 FY '14 FY '15 FY '16 FY '17 FY '18 FY '19 FY '20

Tax Year 2012 2013 2014 2015 2016 2017 2018 2019

Project Area Year 4 5 6 7 8 9 10 11

Existing Taxable Value 171,433,693 $   207,401,367 $   244,986,394 $   307,561,122 $  341,973,345 $  383,962,811 $  410,342,068 $ 

Growth Multiplier 2% 2% 2% 2% 2% 2% 2%

Total 174,862,367 $   211,549,394 $   249,886,122 $   313,712,345 $  348,812,811 $  391,642,068 $  418,548,909 $ 

New Commercial Value 15,225,000 $     17,553,000 $     41,175,000 $     16,865,000 $    27,450,000 $    18,700,000 $    23,800,000 $   

New Rental Res. Value 20,000,000 $     9,000,000 $       9,000,000 $       - $                   - $                   - $                   - $                  

New Ownership Res. Value 11,480,000 $     19,880,000 $     21,000,000 $     20,720,000 $    14,000,000 $    - $                   - $                  

Total New Residential Value 31,480,000 $     28,880,000 $     30,000,000 $     20,720,000 $    14,000,000 $    - $                   - $                  

Residential Multiplier 55% 55% 55% 55% 55% 55% 55%

Residual Residential Value 17,314,000 $     15,884,000 $     16,500,000 $     11,396,000 $    7,700,000 $      - $                   - $                  

Total Taxable Value For Area 171,433,693 $  207,401,367 $   244,986,394 $   307,561,122 $   341,973,345 $  383,962,811 $  410,342,068 $  442,348,909 $ 

Less Base Year Value 3,899,414 $      3,899,414 $       3,899,414 $       3,899,414 $       3,899,414 $      3,899,414 $      3,899,414 $      3,899,414 $     

Increased Taxable Value 167,534,279 $  203,501,953 $   241,086,980 $   303,661,708 $   338,073,931 $  380,063,397 $  406,442,654 $  438,449,495 $ 

Multiply by Tax Rate 0.015523 0.015523 0.015523 0.015523 0.015523 0.015523 0.015523 0.015523

Total Tax Increment 2,600,635 $      3,158,961 $       3,742,393 $       4,713,741 $       5,247,922 $      5,899,724 $      6,309,209 $      6,806,052 $     

80% of Increment to Agency 2,080,508 $      2,527,169 $       2,993,915 $       3,770,993 $       4,198,337 $      4,719,779 $      5,047,367 $      5,444,841 $     

Bond Debt Service Payment 1,775,000 $      1,775,000 $       1,775,000 $       1,775,000 $       1,775,000 $      1,775,000 $      1,775,000 $      1,775,000 $     


RDA OPERATIONS

Administrative Fee 

· Reduced as part of the reallocation of other enterprise funds.

BINGHAM JUNCTION
Property Taxes

· Increase in property tax increment payment
IRS Debt Subsidy/Debt Service Principal & Interest Expense
· Adjust as result of sequestration

Surrounding Properties
· Annual allocation for 2014

Public Art Program
· New program to be created

Infrastructure Improvements
· UTOPIA and miscellaneous projects

Bingham Junction Park
· Redesign and construction of improvements

PROGRAM INCOME
· No changes – funds earmarked for museum improvements
PROJECT AREA HOUSING
· No changes – funds set aside for housing within Project Area

CITY-WIDE HOUSING
· No changes – funds allocated for housing portion of City’s Master Plan

SERIES 2010 BOND FUND
BJ Project Area Future Work

· Adjusted based on current balance
Transfer to CIP
· One-time payment of Agency portion of light at FLSmidth Drive

Chair Seghini opened the public comment portion of the public hearing.  There was no one present who desired to speak to this issue.

MOTION:
Board Member Colleen Costello MOVED to close the public hearing. Board Member Paul Glover SECONDED the motion. Chair Seghini called for discussion on the motion. There being none, she called for a call vote. The motion passed unanimously.
III. CONSENT AGENDA
A. APPROVE MINUTES OF MAY 7, 2013
MOTION:
Board Member Wayne Sharp MOVED to approve the consent agenda. Board Member Robert Hale SECONDED the motion. Chair Seghini called for discussion on the motion. There being none, she called for a roll call vote. The voting was as follows:




Board member Wayne Sharp
Aye




Board member Colleen Costello
Aye



Board member Robert Hale

Aye




Board member Paul Glover

Aye 




Board member Paul Hunt

Aye

The motion passed unanimously.
IV. ADJOURN

MOTION:
Board Member Robert Hale MOVED to adjourn. Board Member Paul Hunt SECONDED the motion. Chair Seghini called for discussion on the motion. There being none, she called for a call vote. The motion passed unanimously.
Chair Seghini declared the meeting adjourned at approximately 8:40 p.m.
Rori L. Andreason, MMC

CITY RECORDER
Approved this 18th day of June 2013.[image: image6.emf]FY '13 FY '14 FY '15 FY '16 FY '17 FY '18 FY '19 FY '20

Tax Year 2012 2013 2014 2015 2016 2017 2018 2019

Project Area Year 4 5 6 7 8 9 10 11

Existing Taxable Value 171,433,693 $   207,401,367 $   244,986,394 $   307,561,122 $  341,973,345 $  383,962,811 $  410,342,068 $ 

Growth Multiplier 2% 2% 2% 2% 2% 2% 2%

Total 174,862,367 $   211,549,394 $   249,886,122 $   313,712,345 $  348,812,811 $  391,642,068 $  418,548,909 $ 

New Commercial Value 15,225,000 $     17,553,000 $     41,175,000 $     16,865,000 $    27,450,000 $    18,700,000 $    23,800,000 $   

New Rental Res. Value 20,000,000 $     9,000,000 $       9,000,000 $       - $                   - $                   - $                   - $                  

New Ownership Res. Value 11,480,000 $     19,880,000 $     21,000,000 $     20,720,000 $    14,000,000 $    - $                   - $                  

Total New Residential Value 31,480,000 $     28,880,000 $     30,000,000 $     20,720,000 $    14,000,000 $    - $                   - $                  

Residential Multiplier 55% 55% 55% 55% 55% 55% 55%

Residual Residential Value 17,314,000 $     15,884,000 $     16,500,000 $     11,396,000 $    7,700,000 $      - $                   - $                  

Total Taxable Value For Area 171,433,693 $  207,401,367 $   244,986,394 $   307,561,122 $   341,973,345 $  383,962,811 $  410,342,068 $  442,348,909 $ 

Less Base Year Value 3,899,414 $      3,899,414 $       3,899,414 $       3,899,414 $       3,899,414 $      3,899,414 $      3,899,414 $      3,899,414 $     

Increased Taxable Value 167,534,279 $  203,501,953 $   241,086,980 $   303,661,708 $   338,073,931 $  380,063,397 $  406,442,654 $  438,449,495 $ 

Multiply by Tax Rate 0.015523 0.015523 0.015523 0.015523 0.015523 0.015523 0.015523 0.015523

Total Tax Increment 2,600,635 $      3,158,961 $       3,742,393 $       4,713,741 $       5,247,922 $      5,899,724 $      6,309,209 $      6,806,052 $     

80% of Increment to Agency 2,080,508 $      2,527,169 $       2,993,915 $       3,770,993 $       4,198,337 $      4,719,779 $      5,047,367 $      5,444,841 $     

Bond Debt Service Payment 1,775,000 $      1,775,000 $       1,775,000 $       1,775,000 $       1,775,000 $      1,775,000 $      1,775,000 $      1,775,000 $     
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TIF Projection

		Projected Tax Increment

		80% for 25 Years						County Projections:		$   150,087,684		$   173,686,626



						FY '10		FY '11		FY '12		FY '13		FY '14		FY '15		FY '16		FY '17		FY '18		FY '19		FY '20

		Tax Year		2008		2009		2010		2011		2012		2013		2014		2015		2016		2017		2018		2019		2020		2021		2022		2023		2024		2025		2026		2027		2028		2029		2030		2031		2032		2033

		Project Area Year		0		1		2		3		4		5		6		7		8		9		10		11		12		13		14		15		16		17		18		19		20		21		22		23		24		25



		Existing Taxable Value												$   171,433,693		$   207,401,367		$   244,986,394		$   307,561,122		$   341,973,345		$   383,962,811		$   410,342,068		$   442,348,909		$   464,145,887		$   487,828,805		$   515,585,381		$   525,897,089		$   536,415,030		$   547,143,331		$   572,586,198		$   584,037,922		$   595,718,680		$   607,633,054		$   634,285,715		$   646,971,429		$   659,910,858



		Growth Multiplier												2%		2%		2%		2%		2%		2%		2%		2%		2%		2%		2%		2%		2%		2%		2%		2%		2%		2%		2%		2%		2%

		Total												$   174,862,367		$   211,549,394		$   249,886,122		$   313,712,345		$   348,812,811		$   391,642,068		$   418,548,909		$   451,195,887		$   473,428,805		$   497,585,381		$   525,897,089		$   536,415,030		$   547,143,331		$   558,086,198		$   584,037,922		$   595,718,680		$   607,633,054		$   619,785,715		$   646,971,429		$   659,910,858		$   673,109,075



		New Commercial Value												$   15,225,000		$   17,553,000		$   41,175,000		$   16,865,000		$   27,450,000		$   18,700,000		$   23,800,000		$   12,950,000		$   14,400,000		$   18,000,000		$   -		$   -		$   -		$   14,500,000		$   -		$   -		$   -		$   14,500,000		$   -		$   -		$   -				$   235,118,000

		New Rental Res. Value												$   20,000,000		$   9,000,000		$   9,000,000		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -				$   38,000,000

		New Ownership Res. Value												$   11,480,000		$   19,880,000		$   21,000,000		$   20,720,000		$   14,000,000		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -				$   87,080,000

		Total New Residential Value												$   31,480,000		$   28,880,000		$   30,000,000		$   20,720,000		$   14,000,000		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -

		Residential Multiplier		55%		55%		55%		55%				55%		55%		55%		55%		55%		55%		55%		55%		55%		55%		55%		55%		55%		55%		55%		55%		55%		55%		55%		55%		55%

		Residual Residential Value												$   17,314,000		$   15,884,000		$   16,500,000		$   11,396,000		$   7,700,000		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -				$   68,794,000



		Total Taxable Value For Area		$   100,697,915		$   108,586,448		$   135,798,040		$   153,494,039		$   171,433,693		$   207,401,367		$   244,986,394		$   307,561,122		$   341,973,345		$   383,962,811		$   410,342,068		$   442,348,909		$   464,145,887		$   487,828,805		$   515,585,381		$   525,897,089		$   536,415,030		$   547,143,331		$   572,586,198		$   584,037,922		$   595,718,680		$   607,633,054		$   634,285,715		$   646,971,429		$   659,910,858		$   673,109,075				$   428,992,000

		Less Base Year Value		$   3,899,414		$   3,899,414		$   3,899,414		$   3,899,414		$   3,899,414		$   3,899,414		$   3,899,414		$   3,899,414		$   3,899,414		$   3,899,414		$   3,899,414		$   3,899,414		$   3,899,414		$   3,899,414		$   3,899,414		$   3,899,414		$   3,899,414		$   3,899,414		$   3,899,414		$   3,899,414		$   3,899,414		$   3,899,414		$   3,899,414		$   3,899,414		$   3,899,414		$   3,899,414

		Increased Taxable Value		$   96,798,501		$   104,687,034		$   131,898,626		$   149,594,625		$   167,534,279		$   203,501,953		$   241,086,980		$   303,661,708		$   338,073,931		$   380,063,397		$   406,442,654		$   438,449,495		$   460,246,473		$   483,929,391		$   511,685,967		$   521,997,675		$   532,515,616		$   543,243,917		$   568,686,784		$   580,138,508		$   591,819,266		$   603,733,640		$   630,386,301		$   643,072,015		$   656,011,444		$   669,209,661



		Multiply by Tax Rate		0.011211		0.013109		0.014786		0.015078		0.015523		0.015523		0.015523		0.015523		0.015523		0.015523		0.015523		0.015523		0.015523		0.015523		0.015523		0.015523		0.015523		0.015523		0.015523		0.015523		0.015523		0.015523		0.015523		0.015523		0.015523		0.015523

		Total Tax Increment		$   1,085,208		$   1,372,342		$   1,950,253		$   2,255,588		$   2,600,635		$   3,158,961		$   3,742,393		$   4,713,741		$   5,247,922		$   5,899,724		$   6,309,209		$   6,806,052		$   7,144,406		$   7,512,036		$   7,942,901		$   8,102,970		$   8,266,240		$   8,432,775		$   8,827,725		$   9,005,490		$   9,186,810		$   9,371,757		$   9,785,487		$   9,982,407		$   10,183,266		$   10,388,142				$   168,189,231



		80% of Increment to Agency		$   868,166		$   1,097,874		$   1,560,202		$   1,804,470		$   2,080,508		$   2,527,169		$   2,993,915		$   3,770,993		$   4,198,337		$   4,719,779		$   5,047,367		$   5,444,841		$   5,715,525		$   6,009,629		$   6,354,321		$   6,482,376		$   6,612,992		$   6,746,220		$   7,062,180		$   7,204,392		$   7,349,448		$   7,497,406		$   7,828,389		$   7,985,926		$   8,146,613		$   8,310,513				$   134,551,385



		Bond Debt Service Payment								$   1,775,000		$   1,775,000		$   1,775,000		$   1,775,000		$   1,775,000		$   1,775,000		$   1,775,000		$   1,775,000		$   1,775,000		$   1,775,000		$   1,775,000		$   1,775,000		$   1,775,000		$   1,775,000		$   1,775,000		$   1,775,000		$   1,775,000		$   1,775,000		$   1,775,000		$   1,775,000		$   1,775,000		$   1,775,000		$   1,775,000				$   40,825,000



		YTD Increment				$   1,097,874		$   2,658,076		$   4,462,547		$   6,543,054		$   9,070,223		$   12,064,137		$   15,835,130		$   20,033,467		$   24,753,247		$   29,800,614		$   35,245,455		$   40,960,980		$   46,970,609		$   53,324,930		$   59,807,306		$   66,420,298		$   73,166,518		$   80,228,698		$   87,433,090		$   94,782,538		$   102,279,944		$   110,108,333		$   118,094,259		$   126,240,871		$   134,551,385





		20% of Increment to Entities		$   217,042		$   274,468		$   390,051		$   451,118		$   520,127		$   631,792		$   748,479		$   942,748		$   1,049,584		$   1,179,945		$   1,261,842		$   1,361,210		$   1,428,881		$   1,502,407		$   1,588,580		$   1,620,594		$   1,653,248		$   1,686,555		$   1,765,545		$   1,801,098		$   1,837,362		$   1,874,351		$   1,957,097		$   1,996,481		$   2,036,653		$   2,077,628

		Midvale City Portion		$   36,897		$   46,660		$   66,309		$   76,690		$   88,422		$   107,405		$   127,241		$   160,267		$   178,429		$   200,591		$   214,513		$   231,406		$   242,910		$   255,409		$   270,059		$   275,501		$   281,052		$   286,714		$   300,143		$   306,187		$   312,352		$   318,640		$   332,707		$   339,402		$   346,231		$   353,197



		Tax Year		2008		2009		2010		2011		2012		2013		2014		2015		2016		2017		2018		2019		2020		2021		2022		2023		2024		2025		2026		2027		2028		2029		2030		2031		2032		2033

		Project Area Year		0		1		2		3		4		5		6		7		8		9		10		11		12		13		14		15		16		17		18		19		20		21		22		23		24		25

		Proposed Buildout for Mercer

		Office SF														21,400

Danny Walz: Progressive Bldg.		75,000				80,000				80,000				80,000

		Value/SF		160		$   145		$   145		$   145		$   145		$   145		$   145		$   145		$   145		$   145		$   145		$   145		$   145		$   145		$   145

		New Commercial Value				$   -		$   -		$   -		$   -		$   -		$   3,103,000		$   10,875,000		$   -		$   11,600,000		$   -		$   11,600,000		$   -		$   11,600,000		$   -



		Retail SF										8,000						20,000		10,000		10,000		20,000		25,000		20,000		20,000		25,000																										158,000

		Value/SF		150		$   140		$   140		$   140		$   140		$   140		$   140		$   140		$   140		$   140		$   140		$   140		$   140		$   140		$   140

		New Commercial Value				$   -		$   -		$   -		$   1,120,000		$   -		$   -		$   2,800,000		$   1,400,000		$   1,400,000		$   2,800,000		$   3,500,000		$   2,800,000		$   2,800,000		$   3,500,000



		CW Apartments												10		90		90

		BR Apartments

		Total Rental Residential Units						0		0		0		10		90		90

		Value/Unit		110000		$   100,000		$   100,000		$   100,000		$   100,000		$   100,000		$   100,000		$   100,000		$   100,000		$   100,000		$   100,000		$   100,000		$   100,000

		New Rental Res. Value				$   -		$   -		$   -		$   -		$   1,000,000		$   9,000,000		$   9,000,000		$   -		$   -		$   -		$   -		$   -



		DG Townhomes/Condos								15		5		3

		Candlelight										15		15		20		25		26		25

		Total Ownership Units				0		0		15		20		18		20		25		26		25

		Value/Unit		155000		$   140,000		$   117,000		$   140,000		$   140,000		$   140,000		$   140,000		$   140,000		$   140,000		$   140,000		$   140,000		$   140,000		$   140,000

		New Ownership Res. Value				$   -		$   -		$   2,100,000		$   2,800,000		$   2,520,000		$   2,800,000		$   3,500,000		$   3,640,000		$   3,500,000		$   -		$   -		$   -





		Tax Year		2008		2009		2010		2011		2012		2013		2014		2015		2016		2017		2018		2019		2020		2021		2022		2023		2024		2025		2026		2027		2028		2029		2030		2031		2032		2033

		Project Area Year		0		1		2		3		4		5		6		7		8		9		10		11		12		13		14		15		16		17		18		19		20		21		22		23		24		25



		Proposed Buildout for Arbor/Gardner

		Office SF		165				120,000		45,000

dwalz: 15,000 + 100,000 of 155SF Build out of FLSmidth				105,000

dwalz: 105,000 
Build out of IHC @ 35% of lost 300,000 sf		90,000

Danny Walz: Danny Walz:
90,000 FLSmidth Phase 2		180,000

dwalz: dwalz:
100,000 from Nelson Labs; 80,000 from Savage		97,000

Danny Walz: IHC Phase 2 Bldg		90,000

Danny Walz: Building #2		100,000

Danny Walz: Nelson Labs Bldg #2		60,000

Danny Walz: Savage Bldg #2		70,000

Danny Walz: Building #1		

Danny Walz: Progressive Bldg.																100,000

Danny Walz: Nelson Labs Bldg #3								100,000

Danny Walz: Nelson Labs Bldg. #4								100,000

Danny Walz: Nelson Labs Bldg. #5										1,257,000

		Value/SF		160		$   145		$   145		$   145		$   145		$   145		$   145		$   145		$   145		$   145		$   145		$   145		$   145		$   145		$   145		$   145		$   145		$   145		$   145		$   145		$   145		$   145		$   145

		New Commercial Value				$   -		$   17,400,000		$   6,525,000		$   -		$   15,225,000		$   13,050,000		$   26,100,000		$   14,065,000		$   13,050,000		$   14,500,000		$   8,700,000		$   10,150,000		$   -		$   14,500,000		$   -		$   -		$   -		$   14,500,000		$   -		$   -		$   -		$   14,500,000



		Retail SF														10,000		$   10,000		$   10,000		$   10,000		$   10,000

		Value/SF		155		$   140		$   140		$   140		$   140		$   140		$   140		$   140		$   140		$   140		$   140		$   140		$   140		$   140		$   140		$   140

		New Retail Value				$   -		$   -		$   -		$   -		$   -		$   1,400,000		$   1,400,000		$   1,400,000		$   1,400,000		$   1,400,000		$   -		$   -		$   -		$   -		$   -



		San Moritz						110

		Talavera										150		150

		Tuscany Villas (Senior)										35		40

		Florentine Villas						90		125

		Total Rental Residential Units				0		200		125		185		190		0

		Value/Unit		110000		$   100,000		$   100,000		$   100,000		$   100,000		$   100,000		$   100,000		$   100,000		$   100,000		$   100,000		$   100,000		$   100,000		$   100,000		$   100,000

		New Rental Res. Value				$   -		$   20,000,000		$   12,500,000		$   18,500,000		$   19,000,000		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -



		RoofTops										14		14		72		80		75		75

		Holmes Homes										35		25		25		20		20

		Destination Homes												25		25		25		27

		Total Ownership Units						0		0		49		64		122		125		122		75

		Value/Unit		155000		$   140,000		$   140,000		$   140,000		$   140,000		$   140,000		$   140,000		$   140,000		$   140,000		$   140,000		$   140,000		$   140,000		$   140,000		$   140,000

		New Ownership Res. Value				$   -		$   -		$   -		$   6,860,000		$   8,960,000		$   17,080,000		$   17,500,000		$   17,080,000		$   10,500,000		$   -		$   -		$   -		$   -



		Total Commercial Value				$   -		$   17,400,000		$   6,525,000		$   1,120,000		$   15,225,000		$   17,553,000		$   41,175,000		$   16,865,000		$   27,450,000		$   18,700,000		$   23,800,000		$   12,950,000		$   14,400,000		$   18,000,000		$   -		$   -		$   -		$   14,500,000		$   -		$   -		$   -		$   14,500,000

		Total Rental Value				$   -		$   20,000,000		$   12,500,000		$   18,500,000		$   20,000,000		$   9,000,000		$   9,000,000		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -

		Total Ownership Value				$   -		$   -		$   2,100,000		$   9,660,000		$   11,480,000		$   19,880,000		$   21,000,000		$   20,720,000		$   14,000,000		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -		$   -
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Sheet3

		Power Point Info/Charts

								0		5		10		15		20		25

				Base Year Value				$   4,000,000		$   4,000,000		$   4,000,000		$   4,000,000		$   4,000,000		$   4,000,000

				Agency Increment				$   -		$   3,000,000		$   5,000,000		$   10,000,000		$   12,000,000		$   18,000,000

				Entities Increment						$   600,000		$   1,000,000		$   2,000,000		$   2,400,000		$   3,600,000

						Current Taxable Value		$   25,000,000

						Less Base Year Value		$   4,000,000

						Increased Taxable Value		$   21,000,000

						Multiply by Tax Rate		0.01161

						Tax Increment		$   243,810



						80% to Agency		$   195,048

						20% to Entities		$   48,762

						Base Year to Entities		$   46,440

								2006		2007		2008		2009		2010		2011

				Base Year Value				$   4,000,000		$   4,000,000		$   4,000,000		$   4,000,000		$   4,000,000		$   4,000,000

				Agency Increment				$   -		$   87,000,000		$   88,000,000		$   130,000,000		$   230,000,000		$   320,000,000

				Entities Increment				$   -		$   17,400,000		$   17,600,000		$   26,000,000		$   46,000,000		$   64,000,000

								2006		2007		2008		2009		2010		2011

				Base Year Value				$   4,000,000		$   4,000,000		$   4,000,000		$   4,000,000		$   4,000,000		$   4,000,000

				Agency Increment				$   -		$   -		$   -		$   140,000,000		$   240,000,000		$   330,000,000

				Entities Increment				$   -		$   87,000,000		$   87,000,000		$   28,000,000		$   48,000,000		$   66,000,000



How Tax Increment Works

Base Year Value	0	5	10	15	20	25	4000000	4000000	4000000	4000000	4000000	4000000	Entities Increment	600000	1000000	2000000	2400000	3600000	Agency Increment	0	5	10	15	20	25	0	3000000	5000000	10000000	12000000	18000000	Year



Tax Value







Taxable Value

Base Year	2006	2007	2008	2009	2010	2011	4000000	4000000	4000000	4000000	4000000	4000000	Agency	2006	2007	2008	2009	2010	2011	0	87000000	88000000	130000000	230000000	320000000	Taxing Entities	2006	2007	2008	2009	2010	2011	0	17400000	17600000	26000000	46000000	64000000	Year



Value







Taxable Value

Base Year	2006	2007	2008	2009	2010	2011	4000000	4000000	4000000	4000000	4000000	4000000	Agency	2006	2007	2008	2009	2010	2011	0	0	0	140000000	240000000	330000000	Taxing Entities	2006	2007	2008	2009	2010	2011	0	87000000	87000000	28000000	48000000	66000000	Year



Value









Sheet4

		Development Summary by Use		Completed 		Under Construction		Total Proposed		Percentage



		Residential								44%

		    Apartments		564		306		1336		65%

		    Owner-occupied		63		40		856		12%

		Commercial Office				175,000		1,200,000		15%



		Commercial Retail		95,000		20,000		450,000		26%







		Development by Project/Property				Completion Year

				Total Units/SF		2007		2008		2009		2010		2011		2012



		Development Completed

		Winco Foods		95,000						95,000

		San Moritz Apartments		400				20		380



		Development Under Construction

		Parkview at Riverwalk Condos & Townhomes		148		10		10		44		40		44

		FLSmidth Corporate Office and Lab		175,000						25,000		150,000

		Meadows at Riverwalk Apartments		256						98		158

		Florentine Villa Apartments		214								214

		Proposed Development

		Corporate Office & Distribution (under contract)		130,000										130,000

		Corporate Office Building (in negotiation)		90,000												90,000

		Wadsworth Retail (planning review)		85,000								20,000		45,000		20,000

		Holmes (scheduled for closing)		124								30		94

		East Riverwalk (planning review & due diligence)		126								26		50		50





		* - Note that the property value is assessed the tax year following completion










