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REDEVELOPMENT AGENCY OF MIDVALE CITY 
MEETING AGENDA 
November 9, 2021 

 
 
PUBLIC NOTICE IS HEREBY GIVEN that the Redevelopment Agency of Midvale City 
will hold an electronic and in-person meeting on the 9th day of November 2021 as follows:  
 
Electronic & In-Person City Council Meeting 
This meeting will be held electronically and in-person. Midvale City no longer requires masks 
and social distancing; however, Midvale City recommends following the CDC guidelines. 
Public comments may be submitted electronically for Board consideration at 
www.Midvalecity.org/government/contact-us by 5:00pm on November 8th. Please 
indicate if you would like your comment addressed in the Redevelopment Agency 
meeting. 
 
The meeting will be broadcast on the following:  
You Tube: www.MidvaleCity.org/YouTube   
 
 
 
7:00 PM OR IMMEDIATELY FOLLOWING THE CITY COUNCIL MEETING 
 
I. GENERAL BUSINESS  
A. WELCOME AND ROLL CALL  
 
II. PUBLIC COMMENTS  
Any person wishing to comment on any item not otherwise scheduled for public hearing 
on the agenda may address the Redevelopment Agency of Midvale City Board at this point 
by stepping to the microphone and giving his or her name for the record. Comments 
should be limited to not more than three (3) minutes unless additional time is authorized 
by the Governing Body.  Citizen groups will be asked to appoint a spokesperson. This is 
the time and place for any person who wishes to comment on non-hearing, non-Agenda 
items. Items brought forward to the attention of the Redevelopment Agency of Midvale City 
will be turned over to staff to provide a response outside of the Redevelopment Agency 
meeting. 
 
III. PUBLIC HEARING 

A. Consider Amendments to The Jordan Bluffs Project Area Plan, Bingham Junction 
Project Area Plan, and The Main Street CDA Plan [Cody Hill, Redevelopment 
Agency Manager] 

 
 ACTION: Approve Resolution No. 2021-21RDA Approving 

Amendments to The Jordan Bluffs Project Area Plan, Bingham Junction 
Project Area Plan and The Main Street CDA Plan 

 
IV.  CONSENT AGENDA  
 A.   Consider Minutes of October 19, 2021 [Rori Andreason, HR Director/City 

 Recorder]  

http://www.midvalecity.org/YouTube


Redevelopment Agency of Midvale City Meeting Agenda 
November 9, 2021 
 
 
V. ACTION ITEM 

A. Consider Resolution No. 2021-22RDA A Resolution Approving                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                    
Funding Recommendations from the Main Street Public Art Program Advisory 
Board [Cody Hill, Redevelopment Agency Manager] 

 
VI. ADJOURN  
 
In accordance with the Americans with Disabilities Act, Midvale City will make reasonable 
accommodations for participation in the meeting. Request assistance by contacting the City 
Recorder at 801-567-7207, providing at least three working day notice of the meeting. TTY 711  
 
A copy of the foregoing agenda was provided to the news media by email and/or fax. The agenda 
was also posted at the following locations on the date and time as posted above: City Hall Lobby, 
on the City’s website at www.midvalecity.org and the State Public Notice Website at 
http://pmn.utah.gov. Board Members may participate in the meeting via electronic communications. 
Board Members’ participation via electronic communication will be broadcast and amplified so 
other Board Members and all other persons present in the Council Chambers will be able to hear or 
see the communication.  
 
  PLEASE SILENCE CELL PHONES DURING THE MEETING  
 
DATE POSTED:  November 4, 2021    RORI L. ANDREASON, MMC  
        H.R. DIRECTOR/CITY RECORDER 

 

 

 

 

 

 

 

 

 

 

 

 

 



 
 

ITEM TYPE: Public Hearing & Action 
 
SUBJECT: Amendments to The Jordan Bluffs Project Area Plan, Bingham Junction Project 
Area Plan, and The Main Street CDA Plan 

 
SUBMITTED BY: Cody Hill, Redevelopment Agency Manager 

 
SUMMARY: The Agency is requesting the approval of changes made to the Bingham Junction 
Project Area Redevelopment Plan adopted on August 10, 2004, Jordan Bluff Project Area 
Redevelopment plan adopted on August 10, 2004, and the Main Street Community 
Development Project Area (CDA) Plan adopted on November 17, 2015. 
 
The proposed amendments to the Bingham Junction Project Area Plan and the Jordan Bluffs 
Project Area plan will allow for an intra-agency loan to support revolving loan programs 
targeted within other project areas. Furthermore, it adds that the Agency will conduct due 
diligence and prudently issue all loans to ensure, to the best of its abilities, that all loans are 
repaid and that the lending Project Area is made whole. Each intra-agency loan must be 
approved by the RDA Board and the City Council and must be supported by projections that 
Agency funds will be sufficient to repay the loan amount. 
 
The proposed amendments to the Main Street CDA Plan provide updated zoning and land use 
information, updates to the section on "Conformance of the CDA to the Community’s General 
Plan" and goals, and a consolidated list of identified projects created for the Main Street project 
area. 
 
FISCAL IMPACT: The adopted FY2022 budget includes a transfer from the Bingham Junction 
RDA to the Main Street CDA of $1,500,000 to fund the revolving business loan program. Once 
the project area plans are approved, Agency staff will request the transfer to take place and 
seek out businesses interested in the loan program. The improved businesses will increase the 
taxable value of the area and make it a more attractive place for future developments.  

 
 

STAFF’S RECOMMENDATION AND MOTION: 
RDA Staff recommend the Agency Board approve the amendments to the Bingham Junction 
Redevelopment Plan, Jordan Bluff Redevelopment Plan and the Main Street CDA Plan. 
 
“I make a motion to pass Resolution No. 2021-21RDA and adopt the proposed amendments to 
the three project area’s plans related to intra-agency loans and funding the revolving loan 
program.   

 
Attachments: Resolution No. 2021-21RDA 
Amended Bigham Junction Project Area Redevelopment Plan 
Amended Jordan Bluffs Project Area Redevelopment Plan 
Amended Main Street Community Development Project Area Plan 

 
REDEVELOPMENT AGENCY OF MIDVALE CITY 

 
Meeting Date: November 9, 2021 



THE REDEVELOPMENT AGENCY OF MIDVALE CITY 
 

RESOLUTION NO. 2021-21RDA 
 
 

A RESOLUTION ADOPTING PROPOSED AMENDMENTS TO THE PROJECT AREA PLANS 
FOR BINGHAM JUNCTION RDA, JORDAN BLUFFS RDA, AND MAIN STREET CDA 

 
WHEREAS, the Redevelopment Agency of Midvale City (the “Agency”) was created to transact the 
business and exercise the powers provided for in the Utah Redevelopment Agencies Act; and 
 
WHEREAS, the Agency’s Board of Directors adopted the Bingham Junction Project Area Plan on August 
10th, 2004, the Jordan Bluffs Project Area Plan on August 10th, 2004, and the Main Street Project Area Plan 
on November 17th, 2015; and 
 
WHEREAS, the Agency adopted the Revolving Loan Program on September 7th, 2021; and  
 
WHEREAS, the Agency adopted the Fiscal Year 2022 Budget on June 15th, 2021, which approves a 
transfer of $1,500,000 from Bingham Junction RDA to Main Street CDA to fund the Revolving Loan 
Program; and 
 
WHEREAS, the Agency, per Utah State Code 17C-1-409(1)(d), may loan project area funds from a project 
area 
fund to another project area fund if the board approves, the community legislative body approves, and 
Agency projections of funds are sufficient to repay the loan amount; and 
 
WHEREAS, the Agency, per Utah State Code 17C-2-103, may only use project area funds for purposes 
and uses indicated in the project area plan; and 
 
WHEREAS, the Agency may, as needed, amend a project area plan, granted that it has met all requirements 
and noticing requirements outlined in 17C-4-108 and 17C-1-808, which the Agency has done, including 
sending notice to all property owners within the project areas; and 
 
WHEREAS, the Agency’s proposed amendments to the project area plans do not include increasing the 
size of the project areas, increasing the amount of tax increment the Agency is eligible to collect, or 
increasing the tax increment participation period, the Agency is not required to receive approval from the 
taxing entities to amend the project area plans; and 
 
WHEREAS, the Agency believes that the Revolving Loan Program will support the City’s and 
Redevelopment Agency’s goals within the Main Street Area.  
 
NOW THEREFORE BE IT RESOLVED BY THE REDEVELOPMENT AGENCY OF MIDVALE 
CITY, that the Board of Directors does hereby approve and adopt the proposed amendments to the 
Bingham Junction Redevelopment Area, the Jordan Bluffs Redevelopment Area, and the Main Street 
Community Development Area attached to this resolution which will allow for intra-agency loans to 
occur so that the Agency can begin implementing and utilizing the Revolving Loan Program.  
 
PASSED AND ADOPTED BY THE REDEVELOPMENT AGENCY OF MIDVALE CITY 
BOARD OF DIRECTORS, this 9th day of  November 2021. 

 



 
 

____________________________________ 
      Robert M. Hale 

Chief Administrative Officer 
       
 

  
____________________________________ 

      Matt Dahl 
      Executive Director 

 
 
ATTEST:  
 
 
____________________________________ 
Rori L. Andreason, MMC 
Secretary  
   
 
Voting by the Board of Directors: “Aye” “Nay” 

Bryant Brown ________ ________ 
Paul Glover ________ ________ 
Quinn Sperry ________ ________ 
Heidi Robinson ________ ________ 
Dustin Gettel ________ ________ 
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1. Introduction 
 

The Board of Directors of the Redevelopment Agency of Midvale City have determined that the 
Bingham Junction Project Area ("Project Area") needs rehabilitation and development to help 
ensure a viable economic life for the community. The proposed redevelopment plan envisions 
that public, residential, commercial, office, light industrial and open space uses will be 
developed in the Project Area. This plan will guide and control the redevelopment undertakings 
in the Bingham Junction Project Area. 

2. Recitals of Preconditions for Designating a Redevelopment Project Area 
 

a. Pursuant to the provisions of § 17C-4-101.5 of the Redevelopment Agencies Act ("Act"), the 
governing body of the Redevelopment Agency of Midvale City ("Agency") designated by 
resolution a redevelopment survey area on November 12, 2002. The governing body found 
that the survey area required study to determine whether or not one or more redevelopment 
projects were feasible and contained a description and map of the boundaries of the survey 
area; and 
 

b. Pursuant to the provisions of § l 7C-4-102 of the Act, a blight survey was completed within 
one year of the year from the date of authorization: and 
 

c. Pursuant to §17C-4-102 of the Act, the Agency made a finding of blight at a Blight Hearing- 
held on August 26, 2003; and 
 

d. Pursuant to the provisions of §17C-4-102(1)(a) of the Act, Midvale City has a planning 
commission and a general plan as required by law; and 
 

e. Pursuant to the provisions of §17C-4-102 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; and 
 

f. Pursuant to the provisions of §17C-4-102 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 input into the Agency's deliberations and considerations regarding the 
proposed Project Area. A public input hearing was held on January 6, 2004. 

 
3. Definitions 

 
As used in this Redevelopment Project Plan 

a. "Act" means the Redevelopment Agencies Act as found in Title 17C. Chapter 1, Utah Code 
Annotated 1953, as amended, or such other amendments as shall from time to time be 
enacted or any successor law or act. 
 

b. "Agency" means the Redevelopment Agency of Midvale City as designated by the City to 
act as the redevelopment agency. 
 



 

 

c. "Base tax amount" means the taxable value of the property within a project area from 
which tax increment will be collected, as shown upon the assessment roll last equalized 
before the date of the taxing entity committee's approval of the first project area budget. 
 

d. "Blight" or "blighted" means the condition of an area that meets the requirements of 
Subsection l 7C-2-301of the Act. 
 

e. "Blight study" means a study to determine the existence or nonexistence of blight within a 
survey area as provided in Section l 7C-2-301 of the Act. 
 

f. "Bond" means any bonds, notes, interim certificates, debentures, or other obligations issued 
by the Agency. 
 

g. "City" means Midvale City. 
 

h. "Community" means the City. 
 

i. "Comprehensive Environmental  Response,  Compensation,  and  Liability Act" or 
'"CERCLA" commonly known as Superfund, means the law enacted by Congress on 
December 11, 1980. This law created a tax on the chemical and petroleum industries and 
provided broad Federal authority to respond directly to releases or threatened releases of 
hazardous substances that may endanger public health or the environment. 
 

j. “Interra-agency Loan” is a loan from one project area to another which the RDA Board and 
City Council both approve as provided in Section 17C-1-409(1)(d) of the Act. Pprovided the 
projection for agency funds are sufficient to repay the loan amount. 
 

j.k. "Legislative body" means the City Council of Midvale City which is the legislative body of 
the community. 

k.l. "Planning commission" means the Midvale City Planning Commission established 
pursuant to law or charter. 

 
l.m. "Project area" means the geographic area described in a project area plan or draft 

project area plan where the redevelopment set forth in this project area plan will take place. 
 

m.n. "Project area budget" means a multi-year projection of annual or cumulative revenues 
and expenses and other fiscal matters pertaining to the redevelopment project area that 
includes: 

i. the base taxable value of property in the project area; 
ii. the projected tax increment expected to be generated within the project area; 
iii. the amount of tax increment expected to be shared with other taxing entities; 
iv. the amount of tax increment expected to be used to implement the project area plan, 

including the estimated amount of tax increment to be used for land acquisition, 
public improvements, infrastructure improvements, and loans, grants, or other 
incentives to private and public entities; and 



 

 

v. The tax increment expected to be used to cover the cost of administering the project 
area plan. 
 

n.o. "Project area plan" means a written plan that, after its effective date, guides and 
controls the redevelopment activities within the project area. 
 

o.p. "Redevelopment" means the development activities under this project area plan within a 
redevelopment project area, including: 

i. planning, design, development, demolition, clearance, construction, rehabilitation, 
or any combination of these, of part or all of a project area; 

ii. the provision of residential, commercial, industrial, public, or other structures or 
spaces, including recreational and other facilities incidental or appurtenant to them; 

iii. altering, improving, modernizing, demolishing, reconstructing, or rehabilitating, or 
any combination of these, existing structures in a project area; 

iv. providing open space, including streets and other public grounds and space around 
buildings; 

v. providing public or private buildings, infrastructure, structures, and improvements; 
and 

vi. providing improvements of public or private recreation areas and other public 
grounds. 
 

q. “Revolving Lloan Pprogram” refers to any initiative whereby the Agency loans 
redevelopment funds to a third party. The terms of the loan require repayment to the Agency, 
and repaid funds are typically replenished and reinvested into the initiative. 

 
p.r. "Superfund Amendments and Reauthorization Act" or "SARA" means the law adopted 

by Congress on October 17, 1986. SARA reflected EPA's experience in administering the 
complex Superfund program during its first six years and made several important changes 
and additions to the program. 

q.s. "Survey area" means an area designated by a resolution adopted by the Agency Board for 
study to determine whether a project or projects within the area are feasible. 

r.t. "Taxes" includes all levies on an ad valorem basis upon land, real property, personal 
property, or any other property, tangible or intangible. 

s.u.  "Taxing entity" means a public entity that levies a tax on property within the project area. 

t.v. "Taxing entity committee" means a committee representing the interests of taxing entities 
and consists of two representatives appointed by the Jordan School District, two 
representatives appointed by resolution of the Midvale City Council, two representatives 
appointed by the Salt Lake County Mayor, one representative appointed by the State School 
Board and one representative of the remaining governing bodies of the other local taxing 
agencies. 

u.w. "Tax increment" means the difference between the amount of property tax revenues 
generated each tax year by all taxing entities from the area within a project area designated in 



 

 

the project area plan as the area from which tax increment is to be collected, using the current 
assessed value of the property and the amount of property tax revenues that would be 
generated from that same area using the base taxable value of the property. 

4. Description of the Proposed Redevelopment Area 
 

a. Map of the Project Area 
 
The map of the Project Area is attached in the Appendix, Exhibit "B" and incorporated 
herein. 

 
5. A Summary of Land Use, Principal Streets, Population Densities, Building Intensities and 

the Large-Scale Master Plan for the Proposed Project Area 
 
a. Existing Land Use Man 

 
A map of existing land uses in the Project Area is included in Appendix "C" and made a part 
of this plan. It indicates the layout of principal streets serving the area. 

 

b. Population Densities 

The area population can be characterized as low-density. 

c. Building Intensities 

Buildings in the area are generally single-story, detached single family or commercial 
structures. The majority of the area is a former Superfund site which is vacant land. 

d. Impact of Redevelopment on Land Use, Population Densities and Building Intensities. 
 
i. Large-Scale Master Plan 

The proposed large-scale master plan for the bulk of the Project Area is included in 
Appendix "D" and made a part of this plan. It indicates the type and location of new land 
uses and facilities to be introduced in the Project Area and the major new circulation 
routes that are planned for the area. 

ii. Impact of Redevelopment 

Redevelopment will be comprised of development of vacant areas in the Project Area and 
improvements to infrastructure in areas of existing development. This will result in 
increased population densities and increased building intensities as some of the planned 
development will be multi-story structures for both residential and nonresidential uses. 

e. Standards Guiding Development 

In order to provide maximum flexibility in the development of the Project Area, and to 
encourage and obtain the highest in quality development and design, specific development 
controls for the uses identified above are not set forth herein. Each development proposal in 



 

 

the Project Area will be subject to appropriate elements of Midvale City's General Plan; the 
Zoning Ordinance of the City; institutional controls, deed restrictions, other applicable 
building codes and ordinances of the City; and review and recommendation of the Midvale 
City Planning Commission and approval by the Agency. 

Properties participating in the redevelopment project which lie outside of the boundaries of 
the Superfund site and benefitting from the use of RDA funds shall reflect the development 
pattern of Bingham Junction with respect to setbacks, building heights, colors and materials, 
architecture, parking and landscaping as regulated by the intent statements or adopted 
ordinances in the adjacent sub-area. 

Development proposals shall be accompanied by site plans, development data and other 
appropriate material that clearly describe the extent of development proposed, and any other 
data determined necessary or requested. 

6. Reasons for Selection of Project Area 
 
a. The Project Area has been listed on the National Priority List of the U.S. Environmental 

Protection Agency -- it is subject to the requirements of a Record of Decision ("ROD") 
which imposes a number of constraints on the redevelopment of the property including 
handling of soils and maintaining the isolation of contaminated soils from people, 
groundwater and other properties; 

b. The property has been abandoned for more than 20 years; 

c. Because of the high levels of contamination and the fact that contaminated soils will remain 
on site beneath a cap or cover system there will be extraordinary costs associated with 
developing this property in the future, thus making it noncompetitive with alternative 
development properties within the Salt Lake Valley; and 

d. This Project Area, in conjunction with the Jordan Bluff Redevelopment Project Area that lies 
adjacent to it, contain more than 90 percent of Midvale's potentially developable land and 
will have a tremendous impact on the long-term fiscal viability of the community. 

7. Description of Physical, Social, and Economic Conditions Existing in the Project Area 
 
The area has suffered from a lack of reinvestment related to the actual and perceived 
environmental issues associated with the proposed Project Area. Property in the Project Area has 
lain vacant for more than 20 years. Property owners have endured a very intrusive EPA-
sponsored environmental cleanup and fear that their properties have little value. There is 
inadequate or no infrastructure in the larger surrounding area comprised of roughly 650 acres. 
The remediation plan as imposed by the EPA cleans up the property but leaves it in a condition 
requiring extraordinary additional work and costs for redevelopment. 

8. Description of the Specific Project that is the Object of Proposed Redevelopment 
 



 

 

The proposed redevelopment Project Area is approximately 390 acres of privately- owned 
property located in the City. The Project Area is currently vacant commercial and industrial and 
is owned by the following property owners: 

 

 
Property Address Owner Name Acreage 

6840 South 700 West Littleson Inc. 174.49 

7297 South 1300 West Midvale City, ET AL 0.50 

7200 South Main St. Littleson Inc. 48.03 

852 West Center St. Littleson Inc. 127.44 

N/A Oregon Shortline Railroad 5.54 

N/A Oregon Shortline Railroad 5.54 

N/A Oregon Shortline Railroad 3.67 

7398 South Main St. Dal Soglio Distributing Company 1.47 

7572 South Holden St. Oregon Shortline Railroad 0.16 

7420 South Main St. Floyd H. Pease Jr. 2.20 

7576 South Holden St. Oregon Shortline Railroad 1.22 

7576 South Holden St. Oregon Shortline Railroad 0.31 

7576 South Holden St. Oregon Shortline Railroad 0.25 

7452 South Holden St. Pease, Floyd H Jr. 1.22 

7380 South Main St. Butterfield Joint Venture 7.12 

7510 South Main St. Midvale City 0.74 

7612 South Holden St.  Mining Remedial Recovery Co. 9.24 

7620 South Holden St. Utah Power & Light Co. 0.56 

7652 South Holden St. Christenson, Harold E; ET AL 0.32 

7660 South Holden St. Dew, Lindsey P 0.08 

7660 South Holden St. Dew, Lindsey P 0.01 

7660 South Holden St. Dew, Veda C; LIFE Dew, Lindsay P 0.22 



 

 

 

 

The proposed project is a redevelopment project in that a large portion of the property is a 
Superfund site and has been unused since it was a smelter operation while the surrounding 
properties have been negatively impacted. The proposed project accomplishes the purposes of 
the Act in furthering redevelopment in the following ways: 

i. Returns an abandoned brownfield to productive use; 
ii. Creates housing for Midvale residents; and 
iii. Restores the integrity of a once vital neighborhood. 

 
The real property located within the proposed Project Area is intended to be used for the 
construction of residential, commercial office, light industrial and open space. 

9. Redevelopment Purposes and Objectives 
 

i. Strengthen the tax base and the economic health of Midvale City, and the entire State of 
Utah. 

ii. Eliminate blight. 
iii. Provide rehabilitation of a Superfund site and return the vacated site to useful activity 

through construction of infrastructure. 
iv. Provide quality development to ensure the long-term physical and economic vitality the 

Bingham Junction Project Area. 
v. Reduce traffic hazards through appropriate site access. 
vi. Plan project parking, signage and pedestrian circulation to reduce vehicle/pedestrian 

conflicts. 
vii. Plan and construct trails and other amenities to encourage recreational uses. 
viii. Encourage the use of mass transportation service to reduce traffic congestion and increase 

access to the Project Area. 
 

10. How Proposed Redevelopment Activities will Reduce or Eliminate Blight. 
 

A large portion of the Project Area is blighted due to its status as a Superfund site regulated 
through CERCLA and SARA by the federal government. Superfund status has imposed 
extraordinary costs on development including increased costs of infrastructure and additional 
legal and engineering costs. Redevelopment will address the increased funding necessary to 
prepare the area for development activities. 

11. How the Purposes of State Law Would Be Attained By the Redevelopment 
 
The purposes of the Act will be attained as a result of the proposed redevelopment project by 
accomplishing the following items: 

a. The Provision of Residential, Commercial, Industrial, Public or Anv Combination of These 
Uses 

 
The proposed redevelopment project is a mixed-use development containing residential, 



 

 

 

retail, office and light industrial uses. It will also contain a station for the Mid-Jordan LRT 
line. 
 

b. The Provision of Public or Private Recreational Areas 
 

The proposed redevelopment project will enhance the City's open space and trails network 
with the addition of roughly 85 acres of open lands. The project will also enhance public 
access and enjoyment of wetlands and other natural assets. 
 

c. Provision of Public Infrastructure 
 

The proposed redevelopment project will provide infrastructure into an area that has no or 
inadequate roads or other public infrastructure that will support future development. 

 

12. Conformance of the Proposed Redevelopment to the Community's General Plan 
 
The Midvale City Planning Commission reviewed the plan on June 23, 2004 and offered the 
following recommendations/observations: 

a. Properties located on the boundary of the superfund site and included within and benefitting 
from the redevelopment area should be required to adhere to the same higher design 
standards. 

b. The Planning Commission adopted a motion acknowledging that the Bingham Junction Draft 
Redevelopment Plan comports with the Midvale City General Plan. 

c. A copy of the minutes of the Planning Commission meeting at which the plan was presented 
are included as Exhibit "E." 

13. General Design Standards 
 

The design standards for uses in the Bingham Junction Mixed-Use Zone are detailed in Title 17 
''Zoning" of the Midvale City Code, (1988). In general, the redevelopment of the Project Area 
will: 

a. Provide an attractive, urban environment; 

b. Blend harmoniously with the adjoining areas; 

c. Provide for open space; 

d. Reclaim an area that has not been available for development because of environmental 
hazards and federal government oversight. 

14. Use of Eminent Domain 
 



 

 

 

If the Agency chooses to obtain property in the Project Area through the use of eminent domain, 
it will commence the acquisition of property through eminent domain no later than five years 
from the effective date of this plan. 

15. Owner Participation 
 

Record owners of property located within the Project Area shall be provided reasonable 
opportunities to participate in the redevelopment. To further this objective, the Agency has 
adopted "Rules Governing Participation and Preferences by Owners, Operators of Businesses, 
and Tenants in Redevelopment Project Areas Adopted by the Agency" (Resolution No. 1/21/2003 
B), "Rules Governing Relocation Assistance for the Redevelopment Agency of Midvale City" 
(Resolution No. 1/21/2003 C), and a '"Statement of the Rights of Record Property Owners Within 
Redevelopment Project Areas Adopted by the Agency" (Resolution No. 3/4/2003 R-7). 

 
16. Method of Selection of Private Developers to Undertake Redevelopment 

 
On January 21, 2003, the Agency adopted "Rules Governing Participation and Preferences by 
Owners, Operators of Businesses, and Tenants." These rules will be followed by the Agency in 
selecting private developers will be selected to undertake redevelopment within the Project Area. 

 
17. Implementing the Plan 

 
This Project Area Redevelopment Plan shall be implemented as approved by the Agency. 
Implementation must commence no later than three years after the effective date of this plan. 
Techniques to implement the plan may include property acquisition, disposition. relocation and 
development. They are to be accomplished by: 

 
a. Acquisition of Real Propertv 

The Agency may acquire, but is not required to acquire, any real property located in the 
Project Area, by gift, devise, exchange, contract, purchase, or any lawful method including 
eminent domain. The Agency is not authorized to acquire any other interest in real property 
less than fee title. 

b. Acquisition of Personal Propertv 
 

Generally, personal property shall not be acquired. However, where necessary in the 
execution of this plan, the Agency is authorized to acquire personal property in the Project 
Area by any lawful means. 

 
c. Cooperation with Public Bodies 

Certain public bodies are authorized by state law to aid and cooperate with or without 
consideration, in the planning, undertaking, financing, construction, or operation of this 
project. The Agency shall seek the aid and cooperation of such public bodies in order to 
accomplish the purposes of redevelopment and the highest public good. 



 

 

 

The Agency, by law, is not authorized to acquire real property owned by public bodies 
without the consent of such public bodies. The Agency, however, will seek the cooperation 
of all public bodies which own or intend to acquire property in the Project Area.   The 
Agency shall impose on all public bodies the planning and design controls contained in the 
plan to insure that present uses and any future development by public bodies will conform to 
the requirements of this plan. 

d. 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 redevelopment. 

e. Property Disposition and Development 

The Agency is authorized to demolish and clear buildings. structures. and other 
improvements from any real property in the Project Area as necessary to carry out the 
purposes of this plan. The Agency is authorized to install and construct or to cause to be 
installed and constructed the public improvements, public facilities, and public utilities, 
within the projects area, not prohibited by law which are necessary to carry out this plan.   
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 to cause to be 
rehabilitated, any building or structure in the Project Area. The Agency is also authorized 
and directed to advise, encourage, and assist in the rehabilitation of property in the Project 
Area not owned by the Agency. 

For the purposes of this plan, the Agency is authorized to sell, lease, exchange, subdivide, 
transfer, assign, pledge, encumber by mortgage 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 negotiation 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 as permitted in the plan. Real property may also be conveyed by the Agency to 
the City or any other public body 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. AU purchasers or lessees 
of property shall be obligated to use the property for the purposes designated in this plan to 
begin and complete development of the property within a period of time which the Agency 
fixes as reasonable, and to comply with other conditions which the Agency deems necessary 
to carry o t the purposes of this plan. 

f. Development 

To the maximum extent possible, objectives of the plan are to be accomplished by private 
enterprise with Agency assistance and review. 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, provision of the City ordinance, conditional use permits, or other means. Where 
appropriate, as determined by the Agency, such documents or portions thereof shall be 
recorded in the Office of the County Recorder.  The leases, deeds, contracts, agreements, and 
declarations of restrictions may contain restrictions. covenants. covenants running with the 
land, rights of reverter, conditions subsequent, equitable servitude, or any other provision 
necessary to carry out this plan. 

To the extent now or hereafter permitted by law, the Agency is authorized to pay for, 
develop, or construct any building, facility, structure, or other improvement either within or 
without the Project Area for itself or for any public body or public entity to the extent that 
such improvement would be of benefit to the project and is consistent with this plan. During 
the period of development in the Project Area, the Agency shall insure 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. Development plans, both public and private. shall be 
submitted to the Agency for approval and architectural review. All development must 
conform to this plan and all applicable federal, state, and local laws. For the purposes of this 
plan, the Agency is authorized to sell, lease. exchange, transfer, assign, pledge, encumber, 
and otherwise dispose of personal property. 

g. Intera-agency Loans 
 
Subject to Utah Code Ann. § 17C-1-409(1)(d), Tthe project areaAgency may issue interra-
agency loans to support revolving loan programs targeted within other project areas.  The 
aAgency will conduct due diligence and prudently issue all loans to ensure, to the best of its 
abilities, that all loans are repaid and that the Bingham Junction RDAProject Area is made 
whole. Each intra-agency loan must be approved by the RDA Board and the City Council and 
must be supported by projections that Agency funds will be sufficient to repay the loan 
amount. 

 

18. Project Financing 
 

a. Tax Increment Provisions 

The redevelopment plan specifically incorporates the provisions of tax increment financing 
permitted by the Act, as more specifically set forth in §17C-1-401.5of the Act. 

b. Procedures for Collection of the Tax Increment 
 

Before the Agency may collect tax increment from the Project Area, it shall undertake the 
following: 
 



 

 

 

i. Initiate the establishment of a taxing entity committee for the Project Area. The taxing 
entity committee shall be formed in accordance with §17C-1-102 of the Act and shall 
exercise the powers set forth therein. 

ii. Prepare a Project Area budget. 

iii. Obtain majority consent of the taxing entity committee for the Project Area budget. The 
Project Area budget may be amended at the initiative of the Agency. 

The Agency may collect tax increment for all or part of the Project Area as provided in the 
Act. The Agency has elected to collect 80 percent of the annual tax increment for a period of 
25 years commencing from the first tax year the Agency accepts tax increment from the Project 
Area. The Agency will receive tax increment resulting from taxing entities' tax rate increases 
over the 25 year period in accordance with §17C-1-404 Utah Code Annotated. 

Notwithstanding the increases or decreases in the tax rate of a taxing agency as described in 
§59-2-924.1 of the Act, as a result of: 

(i) any statutes enacted by the Legislature, a judicial decision, or an order from the 
Utah State Tax Commission to a county to adjust or factor its assessment rate 
pursuant to Subsection §59-2-704(2), UCA 1953 as amended: 

(ii) changes in exemptions provided in Article XIII, §2. Utah Constitution, or §59-2-
103, UCA 1953 as amended; and 

(iii) any increases or decreases in the percentage of fair market value, as defined under 
§59-2-102, UCA 1953 as amended, the amount of money allocated to, and when 
collected paid to the Agency each year for payment of bonds or other indebtedness 
may not be less than would have been allocated to and when collected paid to the 
Agency each year if there had been no increase or decrease. 

19. Relocation Plan 
 

The Agency has adopted "Rules Governing Relocation Assistance for the Redevelopment Agency 
of Midvale City" (Resolution No. 1/21/2003 C). These rules shall govern the Agency's relocation 
assistance within the Project Area. 

20. Review of Redevelopment Proposals 
 

Each redevelopment proposal by an owner participant or a developer shall be accompanied by 
site plans, development data and other appropriate material that clearly describes the extent of 
redevelopment proposed, including land coverage, setbacks, height and massing of buildings, 
off-street parking and loading, use of public transportation, and any other data determined to be 
necessary or requested by the Agency or the City. 

 
21. Existing Buildings and Historical Buildings 

 
If there are existing buildings in the Project Area which would qualify as historical buildings, the 



 

 

 

redevelopment plan shall be in accordance with §9-8-404(1), UCA 1953, as amended. 
 

22. Provisions for Amending Plan 
 

The redevelopment plan may be amended or modified any time by the Agency in the same 
manner as if the amendment or modification constituted a redevelopment plan being originally 
proposed or as provided in §17C-4-108 of the Act. 
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1. Introduction 
 

The Board of Directors of the Redevelopment Agency of Midvale City have determined that 
the Jordan Bluffs Project Area ("Project Area") needs rehabilitation and development to help 
ensure a viable economic life for the community.  The proposed redevelopment plan envisions 
that public, residential, commercial, office, light-industrial and open space uses will be 
developed in the Project Area. This plan will guide and control the redevelopment 
undertakings in the Jordan Bluffs Project Area. 
 

2. Recitals of Preconditions for Designating a Redevelopment Project Area 
 

a. Pursuant to the provisions of § 17C-4-101.5 of the Redevelopment Agencies Act ("Act"), 
the governing body of the Redevelopment Agency of Midvale City ("Agency") designated 
by resolution a redevelopment survey area on November 12, 2002. The governing body 
found that the survey area required study to determine whether or not one or more 
redevelopment projects were feasible and contained a description and map of the 
boundaries of the survey area; and 

 
b. Pursuant to the provisions of § l 7C-4-102 of the Act, a blight survey was completed 

within one year of the year from the date of authorization; and 
 
c. Pursuant to §17C-4-102 of the Act, the Agency made a finding of blight at a Blight 

Hearing held on August 26, 2003; and 
 
d. Pursuant to the provisions of §17C-4-102(1)(a) of the Act, Midvale City has a planning 

commission and a general plan as required by law; and 
 
e. Pursuant to the provisions of §17C-4-102 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; and 

 
f. Pursuant to the provisions of §17C-4-102 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 input into the Agency's deliberations and considerations regarding 
the proposed Project Area. A public input hearing was held on January 6, 2004. 

 
3. Definitions 

 
As used in this Redevelopment Project Plan: 

 
a. "Act" means the Redevelopment Agencies Act as found in Title 17C Chapter 1, 'Utah 

Code Annotated 1953, as amended, or such other amendments as shall from time to time be 
enacted or any successor law or act. 

 

b. "Agency" means the Redevelopment Agency of Midvale City as designated by the City to 
act as the redevelopment agency. 



 

 
 

 
c. "Base tax amount" means the taxable value of the property within a project area from 

which tax increment will be collected, as shown upon the assessment roll last equalized 
before the date of the taxing entity committee's approval of the first project area budget. 

 
d. "Blight" or "blighted" means the condition of an area that meets the requirements of 

Subsection l 7C-2-301of the Act. 
 
e. "Blight study" means a study to determine the existence or nonexistence of blight within a 

survey area as provided in Section l 7C-2-301 of the Act. 
 
f. "Bond" means any bonds, notes, interim certificates, debentures or other obligations 

issued by the Agency; 
 
g.  "City" means Midvale City. 
 
h. "Community" means the City. 

 
i. "Comprehensive Environmental Response, Compensation, and Liability Act" or 

"CERCLA" commonly known as Superfund, means the law enacted by Congress on 
December 11, 1980. This law created a tax on the chemical and petroleum industries and 
provided broad Federal authority to respond directly to releases or threatened releases of 
hazardous substances that may endanger public health or the environment. 
 

j.  “Interra-agency Loan” is a loan from one project area to another which the RDA Board 
and City Council both approve as provided in Section 17C-1-409(1)(d) of the Act.  
Pprovided the projection for agency funds are sufficient to repay the loan amount. 
 

j.k. "Legislative body" means the City Council of Midvale City which is the legislative 
body of the community. 

 
k. "Planning commission" means the Midvale City Planning Commission 

established pursuant to law or charter. 
l.  
 
l.m.  "Project area" means the geographic area described in a project area plan or draft 

project area plan where the redevelopment set forth in this project area plan will take place. 
 
m.n. "Project area budget" means a multi-year projection of annual or cumulative 

revenues and expenses and other fiscal matters pertaining to the redevelopment project area 
that includes: 

i. the base taxable value of property in the project area; 
ii. the projected tax increment expected to be generated within the project area; 
iii. the amount of tax increment expected to be shared with other taxing entities; 
iv. the amount of tax increment expected to be used to implement the project area plan, 

including the estimated amount of tax increment to be used for land acquisition, 
public improvements, infrastructure improvements, and loans, grants, or other 



 

 
 

incentives to private and public entities; and 
v. the tax increment expected to be used to cover the cost of administering the project 

area plan. 
 

n.o. "Project area plan" means a written plan that, after its effective date, guides 
and controls the redevelopment activities within the project area. 

 

o.p. "Redevelopment" means the development activities under this project area plan 
within a redevelopment project area, including: 

i. planning, design, development, demolition, clearance, construction, rehabilitation, 
or any combination of these, of part or all of a project area; 

ii. the provision of residential, commercial, industrial, public, or other structures or 
spaces, including recreational and other facilities incidental or appurtenant to them; 

iii. altering, improving modernizing, demolishing clearance, construction, 
rehabilitation, or any combination of these, of part or all of a project area 

iv. providing open space, including streets and other public grounds and space around 
buildings; 

v. providing public or private buildings, infrastructure, structures, and improvements; 
and 

vi. providing improvements of public or private recreation areas and other public 
grounds. 

 
 “Revolving Lloan Pprogram” refers to any initiative whereby the Agency loans 

redevelopmentagency funds to a third party. The terms of the loan require repayment to 
the Agency, and repaid funds are typically replenished and reinvested into the initiative. 

q.  
 

p.r. "Superfund Amendments and Reauthorization Act" or "SARA" means the law 
adopted by Congress on October 17, 1986. SARA reflected EPA's experience in 
administering the complex Superfund program during its first six years and made 
several important changes and additions to the program. 

 
q.s. "Survey area" means an area designated by a resolution adopted by the Agency Board for 

study to determine whether a project or projects within the area are feasible. 
 
r.t. "Taxes" includes all levies on an ad valorem basis upon land, real property, 

personal property, or any other property, tangible or intangible. 
 
s.u. "Taxing entity" means a public entity that levies a tax on property within the 

project area. 
 
t.v. "Taxing entity committee" means a committee representing the interests of taxing 

entities and consists of two representatives appointed by the Jordan School District, two 
representatives appointed by resolution of the Midvale City Council, two representatives 
appointed by the Salt Lake County Mayor, one representative appointed by the State 
School Board and one representative of the remaining governing bodies of the other 



 

 
 

local taxing agencies. 
 
u.w. "Tax increment" means the difference between the amount of property tax revenues 

generated each tax year by all taxing entities from the area within a project area 
designated in the project area plan as the area from which tax increment is to be collected, 
using the current assessed value of the property and the amount of property tax revenues 
that would be generated from that same area using the base taxable value of the property. 

 
4. Description of the Proposed Redevelopment Area 

 
a. Map of the Project Area 

 
The map of the Project Area is attached in the Appendix, Exhibit "B" and incorporated 
herein. 

 
5. A Summary of Land Use, Principal Streets, Population Densities, Building Intensities 

and the Large-Scale Master Plan for the Proposed Project Area Description of the 
Proposed Redevelopment Area 

 
a. Existing Land Use Map 
 

A map of existing land uses in the Project Area is included in Appendix "C" and made a 
part of this plan. It indicates the layout of principal streets serving the area. 

 
b. Population Densities 
 

The area population can be characterized as low-density. 
 
c. Building Intensities 
 

Buildings in the area are generally single-story, detached single family or commercial 
structures. The majority of the area is a former Superfund site which is vacant land. 

 
d. Impact of redevelopment on land use. population densities and building intensities. 

 
i. Large-Scale Master Plan 

 
The proposed large-scale master plan for the bulk of the Project Area is included in 
Appendix "D" and made a part of this plan. It indicates the type and location of new land 
uses and facilities to be introduced in the Project Area and the major new circulation 
routes that are planned for the area. 

 
ii. Impact of Redevelopment 

 
Redevelopment will be comprised of development of vacant areas in the Project Area 
and improvements to infrastructure in areas of existing development. This will result in 
increased population densities and increased building intensities as some of the planned 



 

 
 

development will be multi-story structures for both residential and nonresidential uses. 
 

e. Standards Guiding Development 
 

 In order to provide maximum flexibility in the development of the Project Area, 
and to encourage and obtain the highest quality in development and design, specific 
development controls for the uses identified above are not set forth herein. Each 
development proposal in the Project Area will be subject to appropriate elements of 
Midvale City's General Plan; the Zoning Ordinance of the City; institutional 
controls, deed restrictions, other applicable building codes and ordinances of the 
City; and review and recommendation of the Midvale City Planning Commission 
and approval by the Agency. 

 
Properties participating in the redevelopment project which lie outside of the 
boundaries of the Superfund site and benefitting from the use of RDA funds shall 
reflect the development pattern of Jordan Bluffs with respect to setbacks, building 
heights, colors and materials, architecture, parking and landscaping as regulated by 
the intent statements or adopted ordinances in the adjacent sub-area. 

 
Development proposals shall be accompanied by site plans, development data and 
other appropriate material that clearly describe the extent of development proposed, 
and any other data determined necessary or requested. 

 
6. Reasons for Selection of Project Area 

 
a. The Project Area has been listed on the National Priority List of the U.S. 

Environmental Protection Agency -- it is subject to the requirements of a Record of 
Decision ("ROD") which imposes a number of constraints on the redevelopment of 
the property including handling of soils and maintaining the isolation of 
contaminated soils from people, groundwater and other properties; 

 
b. The property has been abandoned for more than 25 years; 
 
c. Because of the high levels of contamination and the fact that contaminated soils 

will remain on site beneath a cap or cover system there will be extraordinary costs 
associated with developing this property in the future, thus making it 
noncompetitive with alternative development properties within the Salt Lake 
Valley; and 

 
d. This Project Area, in conjunction with the Bingham Junction Redevelopment-

Project Area that lies adjacent to it, contain more than 90 percent of Midvale's 
potentially developable land and will have a tremendous impact on the long-term 
fiscal viability of the community. 

 
7. Description of Physical, Social, and Economic Conditions Existing in the Project 

Area 
 



 

 
 

The area has suffered from a lack of reinvestment related to the actual and perceived 
environmental issues associated with the proposed Project Area. Property in the Project 
Area has lain vacant for more than 25 years. Property owners have endured a very intrusive 
EPA- sponsored environmental clean up and fear that their properties have little value. 
There is inadequate or no infrastructure in the larger surrounding area comprised of roughly 
650 acres. Some residential properties in the area have been the sites of frequent police 
intervention. The remediation plan as imposed by the EPA cleaned up the property but left 
it in a condition requiring massive amounts of extraordinary additional fill material and 
infrastructure costs for redevelopment. 

 
8. Description of the Specific Project that is the Object of Proposed Redevelopment 

 
The proposed redevelopment Project Area is approximately 268 acres of privately-
owned property located in the City. The Project Area is currently residential, vacant, 
commercial and is owned by the following property owners: 

 
Property Address Owner Name Acreage 

7832 South Holden St. Neilson, Van A; ET AL 0.01 
7832 South Holden St. Neilson, Van A & McDougal, Gary;TC 0.24 
831 West Lennox St. Peterson, V Robert & Judy M; JT 0.45 
7880 South Holden St. Seal, Randal & Connie; JT 0.22 
799 West Wasatch St #1- Defa, Richard 0.93 
8001 South Woodgate Cir. HJA Rentals, Inc. 1.17 
8196 South Main St. Midvale City Corp 2.27 
8196 South Main St. Midvale City Corp 0.18 
7746 South Holden Street   
8056 South Main St. Jordan Bluffs, LLC 262.29 

 
The proposed project is a redevelopment project in that a large portion of the property is 
a Superfund site and has been unused since Sharon Steel closed while the surrounding 
properties have been negatively impacted. The proposed project accomplishes the 
purposes of the Act in furthering redevelopment in the following ways: 

 
i. Returns an abandoned brownfield to productive use; 
ii. Creates housing for Midvale residents; and 
iii. Restores the integrity of a once vital neighborhood. 

 
The real property located within the proposed Project Area is intended to be used for the 
construction of residential, commercial, office. 

 
9. Redevelopment Purposes and Objectives 

 
i. Strengthen the tax base and the economic health of Midvale, City, and the entire 

State of Utah. 
ii. Eliminate blight. 

iii. Provide rehabilitation of a Superfund site and return the vacated site to useful 



 

 
 

activity through construction of infrastructure. 
iv. Provide quality development to ensure the long-term physical and economic 

vitality of the Jordan Bluffs Project Area Project Area. 
v. Reduce traffic hazards through appropriate site access. 

vi. Plan project parking, signage and pedestrian circulation to reduce 
vehicle/pedestrian conflicts. 

vii. Plan and construct trails and other amenities to encourage recreational uses. 
viii. Encourage the use of mass transportation service to reduce traffic congestion and 

increase access to the Project Area. 
 

10. How Proposed Redevelopment Activities will Reduce or Eliminate Blight 
 

A large portion of the Project Area is blighted due to its status as a Superfund site 
regulated through CERCLA and SARA by the. federal government. Superfund status has 
imposed extraordinary costsꞏ on development including increased costs of infrastructure 
and additional legal and engineering costs. Redevelopment will address the increased 
funding necessary to prepare the area for development activities. 
 

11. How the Purposes of State Law Would Be Attained By the Redevelopment 
 

The purposes of the Act will be attained as a result of the proposed redevelopment 
project by accomplishing the following items: 

 
a. The Provision of Residential. Commercial. Industrial. Public or Any Combination of 

These Uses 
 

The proposed redevelopment project is a mixed-use development containing public, 
residential, retail, office and light industrial uses. 

 
b. The Provision of Public or Private Recreational Areas 

 
The proposed redevelopment project will enhance the City's open space and trails 
network with the addition of roughly 52 acres of open lands. The project will also 
enhance public access and enjoyment of wetlands and other natural assets. 

 
c. Provision of Public Infrastructure 

 
The proposed redevelopment project will provide infrastructure into an area that has 
no or inadequate roads or other public infrastructure that will support future 
development. 

 
12. Conformance of the Proposed Redevelopment to the Community's General Plan 

 
The Midvale City Planning Commission reviewed the plan on June 23, 2004 and 
offered the following recommendations/observations: 



 

 
 

 
A copy of the minutes of the Planning Commission meeting at which the plan was 
presented are included as Exhibit "E." 

 
13. General Design Standards 

 
The design, standards, for uses in the Jordan Bluffs Mixed-Use Zone are detailed in 
Title 17 "Zoning" of the Midvale City Code, (1988). In general, the redevelopment of 
the Project Area will: 

 
a. Provide an attractive, urban environment; 
 
b. Blend harmoniously with the adjoining areas; 
 
c. Provide for open space; 
 
d. Reclaim an area that has not been available for development because of 

environmental hazards and federal government oversight. 
 

14. Use of Eminent Domain 
 

If the Agency chooses to obtain property in the Project Area through the use of 
eminent domain, it will commence the acquisition of property through eminent 
domain no later than five years from the effective date of this plan. 
 

15. Owner Participation 
 

Record owners of property located within the Project Area shall be provided 
reasonable opportunities to participate in the redevelopment. To further this 
objective, the Agency has adopted "Rules Governing Participation and Preferences 
by Owners, Operators of Businesses, and Tenants in Redevelopment Project Areas 
Adopted by the Agency" (Resolution No. 1/21/2003 B), "Rules Governing Relocation 
Assistance for the Redevelopment Agency of Midvale City" (Resolution No:' 
1/21/2003 C), and a "Statement of the Rights of Record Property Owners Within 
Redevelopment Project Areas Adopted by the Agency" (Resolution No. 3/4/2003 R-
7). 
 

16. Method of Selection of Private Developers to Undertake Redevelopment 
 
On January 21, 2003, the Agency adopted "Rules Governing Participation and 
Preferences by Owners, Operators of Businesses, and Tenants." These rules will be 
followed by the Agency in selecting private developers who to undertake 
redevelopment within the Project Area. 

17. Implementing the Plan 



 

 
 

This Project Area Redevelopment Plan shall be implemented as approved by the 
Agency. Implementation must commence no later than three years after the effective 
date of this plan. Techniques to implement the plan may include property acquisition, 
disposition, relocation and development. They are to be accomplished by: 

 
a. Acquisition of Real Property 
 

The Agency may acquire, but is not required to acquire, any real property located in 
the Project Area, by gift, devise, exchange, contract, purchase, or any lawful method 
including eminent domain. The Agency is not authorized to acquire any other 
interest in real property less than fee title. 

 
b. Acquisition of Personal Property 
 

Generally, personal property shall not be acquired. However, where necessary 
in the execution of this plan, the Agency is authorized to acquire personal 
property in the Project Area by any lawful means. 

 
c. Cooperation with Public Bodies 
 

Certain public bodies are authorized by state law to aid and cooperate, with or 
without consideration, in the planning, undertaking, financing, construction, or 
operation of this project. The Agency shall seek the aid and cooperation of such 
public bodies in order to accomplish the purposes of redevelopment and the highest 
public good. 

 
The Agency, by law, is not authorized to acquire real property owned by public 
bodies without the consent of such public bodies. The Agency, however, will 
seek the cooperation of all public bodies which own or intend to acquire property 
in the Project Area. The Agency shall impose on all public bodies the planning 
and design controls contained in the plan to insure that present uses and any 
future development by public bodies will conform to the requirements of this 
plan. 

 
d. 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 
redevelopment. 

 
e. Property Disposition and Development 

 
The Agency is authorized to demolish and clear buildings, structures, and other 
improvements from any real property in the Project Area as necessary to carry out 
the purposes of this plan. The Agency is authorized to install and construct or to 



 

 
 

cause to be installed and constructed the public improvements, public facilities, and 
public utilities, within the project area, not prohibited by law which are necessary to 
carry out this plan. 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 to cause to be rehabilitated, any building or structure in the Project 
Area. The Agency is also authorized and directed to advise, encourage, and assist in 
the rehabilitation of property in the Project Area not owned by the Agency. For the 
purposes of this plan, the Agency is authorized to sell, lease, exchange, subdivide, 
transfer; assign, pledge, encumber by mortgage 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 negotiation 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 as permitted in the plan. Real property 
may also be conveyed by e Agency to the City or any other public body 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 shall be obligated to use the property for 
the purposes designated in this plan, to begin and complete development of the 
property within a period 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. 

 
f. Development 

 
To the maximum extent possible, objectives of the plan are to be accomplished by 
private enterprise with Agency assistance and review. 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, provision of the City 
ordinance, conditional use permits, or other means. Where appropriate, as determined 
by the Agency, such documents or portions thereof shall be recorded in the Office of 
the County Recorder. The leases, deeds, contracts, agreements, and declarations of 
restrictions may contain restrictions, covenants, covenants running with the land, 
rights of reverter, conditions subsequent, equitable servitude, or any other provision 
necessary to carry out this plan. 
 
To the extent now or hereafter permitted by law, the Agency is authorized to pay for, 
develop, or construct any building, facility, structure, or other improvement either 
within or without the Project Area for itself or for any public body or public entity to 
the extent that such improvement would be of benefit to the project and is consistent 
with this plan. During the period of development in the Project Area, the Agency 



 

 
 

shall insure 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. 
Development plans, both public and
 private. shall be submitted to the Agency for approval and architectural review. All 
development must conform to this plan and all applicable federal, state, and local 
laws. For the purposes of this plan, the Agency is authorized to sell, lease. exchange, 
transfer, assign, pledge, encumber, and otherwise dispose of personal property. 
 

g. Interra-agency Loans 
 

Subject to Utah Code Ann. § 17C-1-409(1)(d), Tthe project areaAgency may issue 
interra-agency loans to support revolving loan programs targeted within other project 
areas.  The aAgency will conduct due diligence and prudently issue all loans to ensure, 
to the best of its abilities, that all loans are repaid and that the Bingham Junction 
RDAJordan Bluffs Project Area is made whole. Each intra-agency loan must be 
approved by the RDA Board and the City Council and must be supported by 
projections that Agency funds will be sufficient to repay the loan amount. 

 

18. Project Financing 
 

a. Tax Increment Provisions 
 

The redevelopment plan specifically incorporates the provisions of tax increment 
financing permitted by the Act, as more specifically set forth in §17C-1-401.5. 

 

b. Procedures for Collection of the Tax Increment 
 

Before the Agency may collect tax increment from the Project Area, it shall undertake 
the following: 

 
i. Initiate the establishment of a taxing entity committee for the Project Area. The 

taxing entity committee shall be formed in accordance with §17C-1-102of the 
Act and shall exercise the powers set forth therein. 

 
ii. Prepare a Project Area budget. 

 
iii. Obtain majority consent of the taxing entity committee for the Project Area 

budget. The Project Area budget may be amended at the initiative of the 
Agency. 

 
The Agency may collect tax increment for all or part of the Project Area as provided 
in the Act. The Agency has elected to collect 100 percent of the annual tax 
increment for a period of 25 years commencing from the first tax year the Agency 
accepts tax increment from the Project Area. The Agency will rebate to each of the 
taxing entities 20% of the ta-x: increment they otherwise would have received. The 



 

 
 

Agency will receive tax increment resulting from taxing entities' tax rate increases 
over the 25 year period in accordance with §17C-1-404 Utah Code Annotated. 

 
Notwithstanding the increases or decreases in the tax rate of a taxing agency as 
described in §59-2-924.1 of the Act, as a result of: 
 

(i) any statutes enacted by the Legislature, a judicial decision, or an order 
from the Utah State Tax Commission to a county to adjust or factor its 
assessment rate pursuant to Subsection 59-2-704(2), UCA 1953 as 
amended; 

 
(ii) changes in exemptions provided in Article XIII, §2, Utah Constitution, 6r 

§59-2- 103, UCA 1953 as amended; and any increases or decreases in 
the percentage of fair market value, as defined under §59-2-102, UCA 
1953 as amended, 

 
the amount of money allocated to, and when collected paid to the Agency each 
year for payment of bonds or other indebtedness may not be less than would have 
been allocated to and when collected paid to the Agency each year if there had 
been no increase or decrease. 

 
19. Relocation Plan 

 
The Agency has adopted "Rules Governing Relocation Assistance for the 
Redevelopment Agency of Midvale City" (Resolution No. 1/21/2003 C). These rules 
shall govern the Agency's relocation assistance within the Project Area. 

 

20. Review of Redevelopment Proposals 
 

Each redevelopment proposal by an owner participant or a developer shall be 
accompanied by site plans, development data and other appropriate material that 
clearly describes the extent of redevelopment proposed, including land coverage, 
setbacks, height and massing of buildings, off-street parking and loading, use of 
public transportation, and any other data determined to be necessary or requested by 
the Agency or the City. 

 

21. Existing Buildings and Historical Buildings 

If there are existing buildings in the Project Area which would qualify as historical 
buildings, the redevelopment plan shall be in accordance with Subsection 9-8-404(1), 
UCA 1953, as amended. 

 

22. Provisions for Amending Plan 
 

 The redevelopment plan may be amended or modified any time by the Agency in the 
same manner as if the amendment or modification constituted a redevelopment plan 



 

 
 

being originally proposed or as provided in §17C-4-108 of the Act.   
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1. Introduction, Adoption of Project Area Plan 

The Board of the Redevelopment Agency of Midvale City (also referenced herein as the “Agency”) 
requested  that  the Agency hire  consultants  and  staff  to prepare  a Community Development 
Project  Area  Plan  pursuant  to  the  provisions  of  Chapters  1  and  4  of  the  Utah  Community 
Development and Renewal Agencies Act, Title 17C of the Utah Code Annotated 1953, as amended 
(the “Act”).   The requirements of the Act,  including notice and hearing obligations, have been 
scrupulously observed at all times throughout the establishment of the Project, the Project Area, 
and this Plan.  This Community Development Project Area Plan (the “Project Area Plan” or the 
“Plan”) is for a project (the “Project”) located entirely within the boundaries of Midvale City. The 
specific boundaries and proposed development that will occur within these boundaries are all 
set forth in this Project Area Plan (the “Project”). This Plan shall be titled “Main Street Community 
Development Project Area Plan” adopted on November 16, 2015. 
 
A map of the Community Development Area project area (“CDA”) is included as Exhibit A.  
 
The Redevelopment Agency of Midvale City has determined  that  the project area meets  the 
criteria for creation of a CDA. The area offers the opportunity to encourage redevelopment in the 
heart of the City that will attract private capital investment, contribute to the tax base, create 
jobs,  preserve  Historic Main  Street  and  otherwise  contribute  to  the  economic  vitality  and 
prosperity of Midvale City.  
 
Creation of the CDA will allow Midvale City the opportunity to offer  incentives and encourage 
development  along  and  around Main  Street.    The  Project Area  includes  a  diverse  variety  of 
businesses  and  commercial  uses  as well  as  residential  and  offers multiple  opportunities  for 
economic development and improvements to the City.  
 
This document is prepared in good faith as a current reasonable estimate of the economic impact 
of this Project. Fundamental economic and other circumstances may influence the actual impact. 
With these assumptions, the information contained within this report represents the reasonable 
expectations of the Project.   
 
The ordering of sections of this Project Area Plan document is consistent with the presentation 
of requirements and other criteria for CDA development as set forth in Utah Code § 17C‐4‐103.  
 

Contacts:    Redevelopment Agency of Midvale City  
      Danny Walz 
      Annaliese EichelbergerRedevelopment Agency Manager 
      7505 S. Holden St. 
      Midvale, UT  84047 
      Office Phone: 801‐567‐7200 
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      Smith Hartvigsen, PLLC  
J. Craig Smith 
Adam S. Long 

      175 S. Main Street, Suite 300 
      Salt Lake City, Utah 84111 
      Office Phone: 801‐413‐1600 
      jcsmith@smithlawonline.com  

along@smithlawonline.com   

 
2. Community Development Project Area Boundaries                

The project area is located within Midvale City, Utah and is approximately 117 acres (the “Project 
Area”). A map of the Project Area is attached as Exhibit A and incorporated herein (the “Project 
Area Map”).   
 

The parcels contained within the Project Area are listed in Exhibit B. 
 

Legal Description 
 

A parcel of land being located in the West half of Section 25 and the East half of 
Section 26, Township 2 South, Range 1 West, Salt Lake Base & Meridian, being 
described as follows: 
 
Commencing at the northwest corner of said section 25, thence S0°19'02"W, a 
distance of 2,519.83  feet; thence N89°40'58"W, a distance of 53.00  feet to the 
westerly line of 700 West Street (Holden Street), said point also being the point of 
beginning;  thence N00°19'02"E along  said westerly  line, a distance of 1,413.89 
feet to the intersection of the northerly line of 7200 South Street; thence along 
said northerly  line  the  following  (7)  calls:   1)thence S89°49'28"E, a distance of 
569.40 feet to a point of a curve to the right having a radius of 23,028.31 feet and 
a central angle of 00°25'14"; 2) thence easterly along the arc a distance of 169.07 
feet, (chord bears S89°36'51"E, a distance of 169.07 feet); 3) thence S79°52'36"E, 
a  distance  of  60.89  feet;  4)  thence  S00°18'32"W,  a  distance  of  14.00  feet;  5) 
thence S87°53'32"E, a distance of 549.93 feet; 6) thence N06°55'15"E, a distance 
of 20.57 feet to the point of a non‐tangent curve to the right, of which the radius 
point  lies  S02°07'12"W,  a  radial distance of 23,018.31  feet; 7)  thence easterly 
along  the arc,  through a  central angle of 00°15'12", a distance of 101.79  feet, 
(chord bears S87°45'12"E, a distance of 101.79 feet) to the westerly line of I‐15; 
thence along said westerly line the following (7) calls:  1) thence S10°37'29"W, a 
distance of 6.83 feet; 2) thence S12°11'40"W, a distance of 191.41 feet; 3) thence 
S10°38'11"W, a distance of 1,768.44 feet to a point of a curve to the left having a 
radius of 4,309.99 feet and a central angle of 18°43'12"; 4) thence southerly along 
the  arc  a  distance  of  1,408.18  feet,  (chord  bears  S01°16'35"W,  a  distance  of 
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1,401.93  feet);  5)  thence  S08°05'01"E,  a  distance  of  316.45  feet;6)  thence 
S08°39'29"E, a distance of 164.63 feet; 7) thence S07°06'58"E, a distance of 24.35 
feet to the intersection of the southerly line of Center Street; thence along said 
southerly line the following (6) calls:  1) thence N88°30'33"W, a distance of 559.73 
feet; 2) thence S84°43'00"W, a distance of 526.65 feet; 3) thence S85°04'00"W, a 
distance  of  533.05  feet  to  a  point  of  a  curve  to  the  right  having  a  radius  of 
11,508.66 feet and a central angle of 01°18'00"; 4) thence westerly along the arc 
a distance of 261.12 feet, (chord bears S85°43'00"W, a distance of 261.12 feet); 5) 
thence S86°22'00"W, a distance of 37.50  feet  to a point of a  curve  to  the  left 
having  a  radius  of  11,409.70  feet  and  a  central  angle  of  00°02'05";  6)  thence 
westerly  along  the  arc  a  distance  of  6.92  feet,  (chord  bears  S86°20'57"W,  a 
distance of 6.92 feet) to the intersection of the westerly line of Holden Street (700 
West  Street);  thence along  said westerly  line  the  following  (8)  calls: 1)  thence 
N00°22'02"E, a distance of 263.06 feet to a point of a curve to the right having a 
radius of 573.87 feet and a central angle of 34°46'59"; 2) thence northerly along 
the arc a distance of 348.39 feet, (chord bears N17°45'32"E, a distance of 343.06 
feet); 3) thence N35°09'02"E, a distance of 82.37 feet to a point of a curve to the 
left having a  radius of 467.87  feet and a  central angle of 30°00'01"; 4)  thence 
northerly along  the arc a distance of 244.98  feet,  (chord bears N20°09'01"E, a 
distance of 242.19  feet); 5)  thence N05°09'02"E, a distance of 493.94  feet  to a 
point of a curve to the right having a radius of 573.87 feet and a central angle of 
31°29'59"; 6)  thence northerly  along  the  arc a distance of 315.50  feet,  (chord 
bears N20°54'01"E, a distance of 311.54 feet); 7) thence N36°39'02"E, a distance 
of 298.47 feet to a point of a curve to the left having a radius of 1,092.92 feet and 
a central angle of 36°20'00"; 8) thence northerly along the arc a distance of 693.06 
feet,  (chord  bears  N18°29'02"E,  a  distance  of  681.51  feet)  to  the  POINT  OF 
BEGINNING. 
 
Contains:  5,598,471 square feet or 128.523 acres, more or less. 

 
 

3. Summary of Existing  Land Use, Principal Streets, Population Densities & 
Building Intensities 

Existing Land Use Map 
A map of existing zoning in the Project Area is included as Exhibit C and is incorporated herein 
(the “Zoning Map”).  A map indicating the layout of principal streets serving the area is included 
as Exhibit D.  
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The zoning of the land included in the Project Area is zoned as followswas amended in 2019. The 
area is now governed by the Main Street Form Based Code (MS‐FBC) as well as the Single Family 
Residential Zone (SF‐2) and Clean Industrial zones. There are two different form districts within 
the MS‐FBC: 

Main Street – Parcels adjacent to Main Street between 7th Avenue and Center Street; and 
Town Center Core – All other parcels within the Main Street CDA. 

 
CI – Clean Industrial in the north portion of the Project Area 
SF‐2 – Single Family in the east‐central portion of the Project Area 
RC – Regional Commercial in the west‐central and southeast portions of the Project Area 
HC – Historical Commercial in the southwest portion of the Project Area 
RM‐25 – Residential Multifamily 25 in a very small area near the southeast corner of the 
Project Area 
RM‐12 – Residential Multifamily 12 in a very small area on the east side of the Project 
Area 

 
General Description of surrounding property 
The area to the immediate west of the Project Area consists of multi‐family residential, an office 
business park with some retail, commercial, and light industrial uses.  The area to the north of 
the Project Area  is a combination of commercial (including several retail businesses) and  light 
industrial.  Interstate 15 forms the east boundary of the Project Area.  To the south of the Project 
Area is a mix of residential (primarily single‐family) and commercial areas. 
 
Population Density in the Project Area 
The Agency estimates that approximately 400 residents live within the Project Area.   
 
Building Density in the Project Area 
The Project Area is almost entirely developed, although a few vacant parcels exist that may be 
suitable for some sort of development.  Some parcels in the Project Area, though developed, are 
likely  underutilized  and/or  blighted  and  could  be  candidates  for  demolition  and  then  new 
redevelopment. 
 
Impact of Community Development on Land Use, Population, and Building Density  
To maintain the historic look and feel of Main Street, the Midvale City Council adopted a new No 
change in zoning is required at this time.   ordinance for the historic Main Street Ddistrict Along 
Main  Street and Center  Street. The This area  is now governed by  the MS‐FBC. The MS‐  FBC 
establishes Agency does not expect that zoning changes will be required in the Project Area, but 
as  development  standards  that will  ensure  that  new  growth  occurs within  the  Project Area 
rezoning of certain portions may be advisable.will hit the targeted density desired by the City and 
Agency.   
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4. Standards That Will Guide Community Development  

Development  in  the Project Area will be subject  to appropriate elements of  the Midvale City 
Building Permit process, Midvale City Conditional Use Permits (if applicable), and all applicable 
Midvale City Ordinances. Development/expansion proposals shall be accompanied by site plans, 
development  data,  and  other  appropriate  material  clearly  describing  the  extent  of 
development/expansion proposed, and any other data that is required by Midvale City’s Building 
and Zoning Department.   
 
The Midvale  City  Planning  Commission  shall  not  issue  a  conditional  use  permit  unless  the 
Community Development Department, in the case of an administrative conditional use, or the 
Planning Commission, for all other conditional uses, concludes that the application complies with 
the standards of review specific to the zone in which the use is proposed. 
 

5. Description of How Purposes of the Act Will be Attained 

Title 17C of the Utah Code contains the following definition of Community Development: 
“Community development” means development  activities within  a  community,  including  the 
encouragement, promotion, or provision of development. (U.C.A § 17C‐1‐102(16)). 
 
The creation of the Main Street Community Development Project Area furthers the attainment 
of the purposes of Title 17C by addressing the following objectives: 
 
Provision of development that enhances economic and quality of life basis.  
The Project and Project Area will provide numerous economic and community benefits including 
the generation of jobs, revitalization of an important business arts and culture district in the City, 
and  improvements  to  the overall neighborhood  around Main  Street  and within  the western 
portion of the City. 
 
Stimulation of associated business and economic activity by the development.  
The Agency expects that this Project will meaningfully enhance Midvale City’s property tax base. 
Through this Project, the Agency hopes to revitalize the business arts and culture district along 
Main Street,  increase utilization of property within  the Project Area  zoned  for  industrial and 
commercial uses, and increase the quality and affordability of housing within the City. 
 
The  direct  and  indirect  impact  provided  by  redeveloping  this  area  of Midvale  City  will  be 
significant. Midvale City also has a higher‐than‐average poverty rate of 17.2 percent compared 
to the State of Utah’s 12.7 percent.  
 
The Project will achieve the following: 
1. Enhance  employment  and  income  opportunities  for  community  residents  by  offering 

employment opportunities within the City; 
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2. Increase the diversity of the tax base and increase the resources available for performing 
governmental services; 

3. Encourage and support the use of Midvale City’s Main Street business arts and culture 
district; 

4. Support  and  encourage  appropriate  public  and  private  development  efforts  in  the 
community; and. 

5. Stabilize and improve the residential neighborhood within the project area.  
 

6. Conformance of the CDA to the Community’s General Plan 

The Main Street CDA is consistent with the Midvale City General Plan, adopted in 2003 2016, and 
the Ssmall Aarea included as a target area within the General Plan, update currently underway 
adopted in 2018. 
 
The Midvale City vision is: 
 

Midvale is a diverse community of vibrant, distinct neighborhoods located in the center 
of  the  Salt  Lake  Valley  and  connected  to  maintain  a    the  region  by  a  network  of 
transportation  systems.  Our  residents,  innovative  businesses  and  forward‐thinking 
leaders work  together  to  ensure  a high quality of  lifestyle  for  all. present  and  future 
residents  of Midvale  City,  grounded  upon  economic  vitality, while managing  natural 
resources and preserving scenic beauty, traditional values and stability. The Agency hopes 
to encourage developers and other stakeholders to invest in this Project preserving the 
Main Street District, and creating economic development opportunities while utilizing the 
City’s renewable resources.   

 

The Agency hopes  to  encourage developers  and other  stakeholders  to  invest  in  this 
Project  preserving  the  Main  Street  District,  and  create  economic  development 
opportunities while utilizing the City’s renewable resources. 

 
 
The following are General City Goals found in the General Plan that relate to the development of 
the Main Street CDA: 

 Create a To establish streets and thoroughfares throughout Midvale City that sustain a 
positive image forof the community Midvale. 

 Expand the number and type of businesses in the City;. 

 Help existing businesses succeed and expand; 

 Be known as a place where people matter, and people come first; 

 Expand housing opportunities and allow for more choices in place and type of residence; 

 To protect and sustain existing quality of life inCincCreate, Maintain and strengthen stable 
residential neighborhoods; and. 

 Increase the amount of tourism in Midvale 
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Business and Economic Activity Diversification.  
Midvale City seeks to encourage a balanced mix of economic activity, including but not limited 
to:  light  manufacturing;  commercial;  retail;  cultural;  entertainment;  service  industry;  and 
government services uses which result in a diversified, stable, and environmentally sound local 
economic base. This Project will support those goals. 
 
Zoning Ordinances.  
The Project Area is currently zoned as a mixtures of MS‐FBC – Main Street Form‐Based Code, CI 
–  Clean  Industrial,  and  SF‐2  –  Single  Family  residentialResidential  zones.,  RC  –  Regional 
Commercial, HC  – Historical  Commercial,  RM‐25  –  Residential Multifamily  25,  and  RM‐12  – 
Residential Multifamily 12.   The Agency expects that most or all new development within the 
Project Area will be permitted under existing zoning.   
 
Building Code. The Project enhancements will be constructed in accordance with all applicable 
Midvale City building codes. 
 

7. Specific Project Outline and Its Potential for Job Creation  

The  formation  of  the  Project Area will  allow  the Agency  to  conduct  economic  development 
activities within  the  Project  Area—including  the  offering  of  various  incentives  to  encourage 
development within the Project Area.   The Agency also expects to use tax  increment funds to 
make necessary  infrastructure  improvements within the Project Area that further attract new 
development.  At this time, the Agency has not identified specific projects; the Agency intends to 
analyze the potential for development within the Project Area and take such actions as may be 
necessary  to allow  that development  to occur.   The Agency anticipates a  focus on  retail and 
commercial activity within the Project Area that will bring additional jobs to the City and preserve 
the Main Street district.    In particular,  the Agency hopes  to encourage new development on 
vacant parcels within the Project Area; the Agency further expects that some existing structures 
may be demolished, parcels combined or subdivided, and other actions taken to encourage new 
development.  The Agency has identified specific projects which are also detailed in the Project 
Area Budget, adopted in 2020. Specific projects include the following: 
 

1. Develop  tax  increment  reimbursement  agreements  (TIRAs):  The  Agency  will 
develop and enter into TIRAs with various developers. The Agency will pledge the 
reimbursement of certain property tax increment paid and select developers will 
meet specific benchmarks to qualify for the reimbursement payments. The Agency 
will use TIRAs to guide the development of Main Street to achieve the goals and 
vision for the Area.   

2. Create  the Midvale Art House:  The Art House  is  an  City‐ownedAgency  owned 
center that will rent studio space to artists who will utilize the location to create, 



- 8 -  

  
  

display, and sell their art.  It will exist to provide a benefit to the community as it 
will enable the community to  interact, participate, and view art.  In addition, the 
space will also provide an ideal location for local artists and organizations to host 
events  and  workshops  that  will  encourage  education  and  community 
collaboration.  This  engagement  with  the  creative  process  will  promote  a 
connection to the arts  in the City that will serve to be an attraction point to the 
area and to the art itself bringing with it increased activity along Main Street. 

3. Implement a revolving loan program: The role of the Main Street Area Revolving 
Loan Program is to attract, support, and promote the growth and improvement of 
businesses within the Main Street Area. The Program’s goal is to stimulate business 
development and expansion and enhance the area’s economic vitality by making 
low interest loans available to businesses already operating within Midvale’s Main 
Street Area or that are relocating to or starting a new business within the Main 
Street Area. Loans may be made for a variety of business‐ and real estate‐related 
expenses. All loans must meet a minimum cumulative score in the four key public 
benefit  criteria  of  Economic  Development,  Public  Amenity,  Beautification,  and 
Street Activation. Additional  incentives are available  for also addressing  criteria 
including, but not limited to, Adaptive Reuse, Historic Preservation, Educational or 
Arts‐Based  Business,  Sustainability,  Permanent  Job  Creation  and  Retention, 
Existing Business in Project Area, and Affordable Housing: AMI Targets. 

4. Direct an upper floor housing program: The Main Street Upper‐Floor Affordable 
Housing  Initiative  is  intended  to  promote  and  incentivize  the  development  of 
moderate‐income  housing  along  Midvale’s  historic  Main  Street,  and  in  the 
neighborhoods within the Main Street Project Area.  The goal of the initiative is to 
encourage further residential growth in the Main Street area, especially in current 
commercial or retail properties along the Main Street that have vacant upper‐floor 
space.  The  initiative  seeks  to  provide  an  incentive  to  develop  upper  floors  for 
residential purposes  on  current  single‐story  properties,  as well  as  providing  an 
incentive to develop currently vacant lots with a goal of increasing the number of 
residential units and density along the Main Street.   

5. Supporting  parking  solutions:  Midvale  City  Main  Street  CDA  anticipates 
implementing a consolidated public parking strategy that will facilitate the growth 
expected of the area and the need for additional parking. With increased density 
and  infill development comes  increased parking demands. However, due  to  the 
current size of lots and lack of street parking, many potential developers are at a 
loss when  it comes to producing a viable solution to meet the parking needs of 
their  development.  The  intent  of  this  strategy  is  to  create  public/private 
partnerships  to  implement a phased approach  to  the development of  common 
parking  areas  that  will  grow  in  correspondence  with  the  current  level  of 
development. These parking lots will be positioned in key locations on the east and 
west of Main Street and will serve businesses and Main Street area developments 
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with access from Holden and Center Street. When needed, public parking can be 
used to divert vehicular traffic away from Main Street and on to side roads, leaving 
Main Street free for the easy flow of pedestrian traffic or to be closed for special 
events. 

 

8. Selection of Participant(s)  

The Agency owns several small parcels within the Project Area. The Agency desires the owners 
of real property in the Main Street Community Development Project Area to partner with various 
developers to develop property.  The Agency believes that it will be able to attract developers to 
the Project Area and that such developers will bring ideas and funds for new development within 
the Project Area. The Agency anticipates that property owners within the Project Area will take 
advantage of the opportunity to develop property as outlined in this Plan, the Small Area Plan, 
and the MS‐FBC.  The Agency expects to offer incentives, as may be appropriate and as allowed 
by Utah law, to encourage development within the Project Area. 

9. Reasons for Selection of Project Area 

The Project Area was selected by the Agency due to the immediate opportunity to strengthen 
the City’s economic base through revitalization of the Main Street area. Additionally, the Project 
Area was selected based on the following factors:  
 
1. A high number of vacant or underutilized parcels within the Project Area; 
2. The recognition that the Project Area needs assistance to attract the investment of private 

capital; 
3. The ability to enable the Project Area to be competitive for retail, commercial, and light 

industrial businesses; and 
4. The opportunity to initiate a public/private partnership to improve this area of the City 
 

10. Description of Physical, Social/Economic Conditions Existing in the Project 
Area 

The Project Area  is currently a mixture of several different zones. A significant portion of  the 
Project Area is made up of relatively low‐value single‐family housing, with most homes valued at 
less than $150,000.  Many of the homes are not well‐maintained and many are rental properties.  
A few of the higher quality homes in the Project Area are likely valued at or near $200,000.  The 
Historical Commercial  zone  in  the Project Area  retains a handful of The Main Street corridor 
contains    longseveral  long‐time  businesses  as well  as  a mixture  of  newer  local  businesses; 
nonetheless, the area has a significant number of vacant storefronts and properties.  Significant 
businesses within the Historical Commercial areaProject Area include auto repair businesses, a 
credit union, and several restaurants.  The Holden Street corridor Regional Commercial area has 
some  vacant  parcels,  a  mobile  home  park,  and  also  the  City’s  recently‐constructed  main 
municipal building, and county the County senior center. 
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More generally, Midvale City has a higher‐than‐average poverty rate and a median household 
income nearly 20 percent below the Utah median income. CDAs encourage development in areas 
that are underutilized, blighted, or under economic stress, and the Project will have a positive 
impact  on  the  physical  environment,  as  well  as  the  socioeconomic  characteristics  of  the 
surrounding area. The Main Street CDA will increase capital investment in the area, encourage 
other development, stabilize housing and offer quality employment for County residents.   
 

11. Tax  Incentives  Offered  to  Private  Entities  for  Development  within  the 
Project Area  

The Agency intends to use a portion of the tax increment generated by development within the 
Project Area to offer incentives to motivate developers to undertake projects within the Project 
Area.  The primary purpose of incentives offered by the Agency to the eventual participants is to 
make  the Project Area more  attractive  as  a  site  for development  and  to offset  the  costs of 
infrastructure and other improvements that may need to be made within the Project Area.  The 
Agency will negotiate and enter  into one or more voluntary  interlocal agreements with taxing 
entities,  including Midvale City, Salt Lake County, the Canyons School District, and the various 
local districts  that  levy property  tax on  the Project Area  to secure receipt of a portion of  the 
property tax increment generated in the Project Area that would otherwise be paid to the taxing 
entities.   
 
The Agency predicts that tax increment will be generated from the Project but does not currently 
have a precise estimate of what amount of increment will be generated.  The Agency expects to 
form more precise estimates of tax increment likely to be generated by future development once 
the Project Area. is created plans for such development are formalized. Detailed forecasts and 
calculations are available in  
 
The current total assessed value of the property within the Project Area Budget is estimated to 
be approximately $43.2 million and will  increase with enhancements to the Project Area. The 
base year for tax increment calculations and the schedule of increment payments to the Agency 
will be set in the interlocal agreements negotiated with the various taxing entities.   
 
The  Agency  intends  to  negotiate  voluntary  agreements  with  the  taxing  entities  to  provide 
property tax increment to be paid to the Agency for community development purposes within 
the Project Area. The source of funds for payments to a participant will be tax increment revenues 
generated through investment in real and personal property in the Project Area.  
 
All incentives and payments to a Participant will be performance‐based and will be offered only 
according to the terms of a TIRAParticipation Agreement that adequately protects the Agency 
and the taxing entities by ensuring performance by a participant. Subject to the provisions of the 
Act, the Agency may agree to pay for eligible development costs and other items from such tax 
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revenues for the period of time the Agency and the taxing entities may deem appropriate under 
the circumstances. 
 

12. Analysis of Anticipated Public Benefits from the Community Development 

The  Project will  benefit  the  tax  base  of  the  community  and will  encourage  other  economic 
development in the community. 
 
Beneficial Influences upon the Tax Base of the Community 
 
The beneficial influence on the tax base will happen through an increase of the property tax base 
of the Project Area. As development occurs within the Project Area, the value of real and personal 
property within  the Project Area will  increase and property  tax  revenue will  correspondingly 
increase.  Increased economic activity within the Project Area will also  increase the amount of 
sales tax revenues Midvale City and Salt Lake County collect. 
 
In  order  to  calculate  the  net  new  taxes  generated  by  development within  the  CDA,  or  tax 
increment, the existing tax base within the Project Area has to be taken into account. According 
to the Salt Lake County Assessor’s Office, the current total assessed value of real property within 
the Project Area as of 2015 is estimated to be $43.2 million.  
 
Associated Business and Economic Activity Likely to be Stimulated 
 
The development, construction, and operation of the various development projects the Agency 
expects  to occur will provide  jobs  in  the  area  and directly  and  indirectly promote  economic 
activity.  The additional jobs will bring revenue to the area and will benefit local business including 
hotels,  restaurants,  suppliers  and  vendors  servicing  the  proposed  Project.    Additionally,  the 
successful development will likely spill over into surrounding areas, providing further benefit to 
the community and the area. 

 
 

13. Exhibits 

 
Exhibit A                   Project Area Map 
 
Exhibit B               Parcel List 
 
Exhibit C              Zoning Map  
 
Exhibit D               Principal Streets   
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REDEVELOPMENT AGENCY MEETING 
Minutes 

Tuesday October 19, 2021 
 

Council Chambers 
7505 South Holden Street 

Midvale, Utah 84047 
 
 
 
CHAIR: Robert M. Hale  
 
BOARD MEMBERS: Board Member Bryant Brown  
    Board Member Heidi Robinson  
    Board Member Paul Glover   
    Board Member Dustin Gettel 
    Board Member Quinn Sperry 
 
STAFF:  Matt Dahl, City Manager; Kyle Maurer, Assistant City Manager; Rori 

Andreason, HR Director/City Recorder; Lisa Garner, City Attorney; Glen 
Kennedy, Public Works Director; and Chief Randy Thomas, UPD. 

 
Chair Hale called the meeting to order at  9:59 p.m. 
 
I. GENERAL BUSINESS 
 A. Roll Call - Board Members Dustin Gettel, Quinn Sperry, Bryant Brown, Heidi 
Robinson, and Paul Glover were present at roll call.  
 
II. PUBLIC COMMENTS   
There were no public comments. 
 
III. CONSENT AGENDA  
 A. CONSIDER APPROVAL OF THE SEPTEMBER 21, 2021 MINUTES  
 
MOTION: Board Member Paul Glover MOVED to approve the consent agenda. 

The motion was SECONDED by Board Member Bryant Brown.  Chair 
Hale called for discussion on the motion. There being none he called 
for a roll call vote. The voting was as follows:  

   Board Member Bryant Brown Aye     
   Board Member Dustin Gettel Aye 
   Board Member Paul Glover Aye 
   Board Member Quinn Sperry Aye 
   Board Member Heidi Robinson Aye 
  The motion passed unanimously. 
 
IV. ACTION ITEM 
 A. CONSIDER RESOLUTION NO. 2021-20RDA ADOPTING 2 YEAR 

 EXTENSIVE TO RDA PROJECT AREAS 
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Nate Rockwood said Agency staff analyzed the three project areas’ revised budgets, 
original budgets, and expected revenues to determine whether the Agency will receive 
less tax increment than anticipated, which is a strong possibility in the Jordan Bluffs and 
Main Street project areas. The Agency also received information from the primary 
developers within the project areas and determined that the COVID-19 pandemic has 
delayed the implementation of the project area plans in all three project areas.  
 
If the redevelopment agency board finds that one of its project areas is an Impacted 
Project Area, it may adopt the resolution and extend the collection period of the project 
area by one or two years.  
 
FISCAL IMPACT: If the Agency board finds that project areas meet the statutory standard 
of qualifying as “Impacted Project Areas” the fiscal impacts could be significant:  
 
Bingham Junction RDA: Currently collects $7.8M annually. This amount is believed to 
increase moderately as development within the area concludes. An additional two years 
of tax increment would likely be an additional $16M-$20M.  
 
Jordan Bluffs RDA: According to the adopted project area budget, the Jordan Bluffs RDA 
will bring in $5M to the Agency in Year 25. If this project area were to be extended an 
additional two years, this would translate to an additional $10M.  
 
Main Street CDA: Unlike the two RDAs, Main Street CDA has cap amounts on the amount 
of tax increment it may collect from each taxing entity. If the CDA reaches the cap amount 
of participation it may collect before Year 20, extending the CDA an additional two years 
will not bring any additional revenue. If the cap amount is not reached by Year 20, an 
additional two years of collection could bring an additional $1-$1.8M to the Agency. 
 
Board Member Bryant Brown asked if this is a onetime extension. 
 
Nate Rockwood said yes. 
 
STAFF RECOMMENDATION: 
Based on the results of its research and analysis, Agency staff recommend passing 
Resolution No. 2021-20RDA which will approve a two-year extension to the Agency’s 
three project areas’ collection periods. 
 
MOTION: Board Member Dustin Gettel MOVED to approve Resolution No. 2021-

20RDA which extends the collection period for the Agency’s three 
project areas by two years due to the project areas being Impacted 
Project Areas. The motion was SECONDED by Board Member Quinn 
Sperry.  Chair Hale called for discussion on the motion. There being 
none he called for a roll call vote. The voting was as follows:  

   Board Member Bryant Brown Aye     
   Board Member Dustin Gettel Aye 
   Board Member Paul Glover Aye 
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   Board Member Quinn Sperry Aye 
   Board Member Heidi Robinson Aye 
  The motion passed unanimously. 
 
 

V. ADJOURN 
 
MOTION: Board Member Paul Glover MOVED to adjourn the meeting. Board 

Member Quinn Sperry SECONDED the motion. Chair Hale called for 
discussion on the motion. There being none, he called for a vote.  The 
motion passed unanimously. 

 
The meeting adjourned at 10:09 p.m. 
 
 
      
Rori L. Andreason, MMC 
City Recorder 

 
Approved this 9th day of November 2021. 
 

 

 

 

 

 



 
 

ITEM TYPE: Action 
 
SUBJECT: Consider funding recommendation from the Main Street Public Art Program’s 
Design Advisory Board (“Visor Board”)   

 
SUBMITTED BY: Cody Hill, Redevelopment Agency Manager 

 
SUMMARY: The Agency’s FY2022 Budget allocates $15,000 for public art within the Main 
Street CDA. Agency staff sought out public art opportunities within the Main Street Area and 
presented the public art funding opportunities to the Visor Board. The Visor Board discussed 
current funding opportunities and formed a recommendation that the RDA Board may now 
consider. The Visor Board recommends that the Main Street Public Art Program fund the 
following projects: 
 

a. Webaholics Mural  
i. Requestor: Steve Paganelli, Webaholics 
ii. Location: 7633 S Main Street 
iii. Artist: Gerry Swenson (http://www.silentswanart.com/) 
iv. Cost: $10,000 (Steve can pay $2,000, City-wide Mural Program may 

provide $1,500, Main Street Public Art Program would need to provide 
$6,500 in support for the mural to go through) 

v. Rendering:  

 
b. Art Boxes  

i. Requestor: Redevelopment Agency of Midvale City 
ii. Location: They are portable. Would be painted and displayed during events 

on Main Street & elsewhere in the City  
iii. Artists: Brigham & Aelius with ALLCAPS Art Studio 

(https://www.instagram.com/allcapsartgallery/?hl=en) 

 
REDEVELOPMENT AGENCY OF MIDVALE CITY 

 
Meeting Date: November 9, 2021 

http://www.silentswanart.com/
https://www.instagram.com/allcapsartgallery/?hl=en


iv. Cost: $1,000 to construct one 8’x8’ cube and one 4’x4’ box painted with 
blackboard paint. $2,000 to have one cube painted ($500 a side to paint one 
8’x8’)  

v. Rendering:  
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 

FISCAL IMPACT: The cost for funding the two projects will be $9,500 (Project A: $6,500 & 
Project 2: $3,000). If the Visor Board’s recommendations are adopted, the remaining balance 
for public art for FY2022 will be $5,500. The total CDA budget for public art is $1,945,250 and 
if the Visor Board’s recommendation is adopted $1,935,750 will remain for public art within the 
Main Street CDA.    

 
 
 

STAFF’S RECOMMENDATION AND MOTION: 
RDA Staff recommend the Agency Board approve the Visor Board’s public art funding 
recommendations.  
 
“I make a motion to pass Resolution No. 2021-22RDA and adopt the public art funding 
recommendations from the Main Street Public Art Program’s Design Advisory Board.   

 
Attachments: Resolution No. 2021-22RDA 
 

 



THE REDEVELOPMENT AGENCY OF MIDVALE CITY 
 

RESOLUTION NO. 2021-22RDA 
 
 

A RESOLUTION ADOPTING THE PUBLIC ART FUNDING RECCOMENDATION FROM THE 
MAIN STREET PUBLIC ART PROGRAM’S DESIGN ADVISORY BOARD 

 
WHEREAS, the Redevelopment Agency of Midvale City (the “Agency”) was created to transact the 
business and exercise the powers provided for in the Utah Redevelopment Agencies Act; and 
 
WHEREAS, the Agency’s Board of Directors adopted the Main Street Project Area Plan on November 
17th, 2015 and the amended project area budget on October 6, 2020; and 
 
WHEREAS, the Main Street CDA plan and budget call for the improvement, development, and 
revitalization of the project area, which includes support and funding for public art; and   
 
WHEREAS, the Agency’s Board adopted the Main Street Public Art Program on September 21, 2021; and 
 
WHEREAS, the Main Street Public Art Program includes a design advisory board made up of an RDA 
representative, a community development staff member, a council member, an arts community 
representative, and a community/property owner representative, and this body meets and makes funding 
recommendations to the Agency’s Board. 
 
NOW THEREFORE BE IT RESOLVED BY THE REDEVELOPMENT AGENCY OF MIDVALE 
CITY, that the Board of Directors does hereby approve and adopt the public art funding recommendations 
made by the Main Street Public Art Program Design Advisory Board to fund the proposed public art 
project attached to this resolution.    
 
PASSED AND ADOPTED BY THE REDEVELOPMENT AGENCY OF MIDVALE CITY 
BOARD OF DIRECTORS, this 9th day of November 2021. 
 
 

____________________________________ 
      Robert M. Hale 

Chief Administrative Officer 
       
 

____________________________________ 
      Matt Dahl 
      Executive Director 
ATTEST:       
       Voting by the Board of Directors:  Aye Nay 
____________________________________  Quinn Sperry   ____ ____ 
Rori L. Andreason, MMC     Paul Glover   ____ ____ 
Secretary       Heidi Robinson  ____ ____ 
        Bryant Brown   ____ ____ 
    Dustin Gettel   ____ ____   
 
 



Attachment: Proposed Public Art Projects  
 

a. Webaholics Mural  
vi. Requestor: Steve Paganelli, Webaholics 
vii. Location: 7633 S Main Street 
viii. Artist: Gerry Swenson (http://www.silentswanart.com/) 
ix. Cost: $10,000 (Steve can pay $2,000, City-wide Mural Program may 

provide $1,500, Main Street Public Art Program would need to provide 
$6,500 in support for the mural to go through) 

x. Rendering:  

 
b. Art Boxes  

xi. Requestor: Redevelopment Agency of Midvale City 
xii. Location: They are portable. Would be painted and displayed during events 

on Main Street & elsewhere in the City  
xiii. Artists: Brigham & Aelius with ALLCAPS Art Studio 

(https://www.instagram.com/allcapsartgallery/?hl=en) 
xiv. Cost: $1,000 to construct one 8’x8’ cube and one 4’x4’ box painted with 

blackboard paint. $2,000 to have one cube painted ($500 a side to paint one 
8’x8’)  

xv. Rendering:  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

http://www.silentswanart.com/
https://www.instagram.com/allcapsartgallery/?hl=en
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