
Ogden City 
Redevelopment Agency Special Agenda 
June 26, 2012 – Immediately following the City Council meeting that begins 
at 6:00 p.m. 
City Council Chambers – Third Floor 
Municipal Building, 2549 Washington Boulevard 
rdaboard@ci.ogden.ut.us 

 
1. Roll call. 
 
2. Approval of Minutes (voice vote): 

a. Special Meeting of January 3, 2012 and April 3, 2012 – Board member Van Hooser  
 
3. Public Hearings: 

a. Budget Opening – Year-end Adjustments. Proposed Resolution 2012-10 amending the budget for the 
Fiscal Year July 1, 2011 to June 30, 2012 by increasing the anticipated revenues and transfers for gross 
increases of $267,684.00 from sources as detailed in the body of this resolution; and increasing the 
appropriations for a gross increase of $267,684.00 as detailed in the body of this resolution. (Adopt/not 
adopt resolution – roll call vote) 

b. South Wall Avenue Economic Development Project Area. Proposed Resolution 2012-11 adopting the 
South Wall Avenue Economic Development Project Area and Budget to improve real property in the 
vicinity of 33rd Street and Wall Avenue, Ogden City. (Adopt/not adopt resolution – roll call vote) 

 
4. Reports from Administration: 

a. Gear30 Mixed Use Development Agreement. Proposed Resolution 2012-12 approving the MU Zone 
Development Agreement for the development of land located at 1931 South Washington Boulevard. 
(Adopt/not adopt resolution – roll call vote) 

 
5. Public Comments.  This is an opportunity to address the Board regarding your concerns or ideas for the 

Ogden Redevelopment Agency (RDA).  (City Council concerns should be expressed during a City Council 
meeting.)  Please limit your comments to three minutes.  

 
6. Comments: 

a. RDA Executive Director 
b. Other RDA Staff 
c. Board members 

 
7. Closed Executive Session.  Consideration of adjourning into a Closed Executive Session pursuant to the 

provisions of Sections 52-4-205 (1)(d) and (e) of the Open and Public Meeting Law for the purpose of 
discussing the purchase, sale, exchange or lease of real property.  (Adjourn/not adjourn into closed session – 
roll call vote) 
 

8. Adjournment. 

~~~~~ 
 
In compliance with the Americans with Disabilities Act, persons needing auxiliary communicative aids and services for these 
meetings should contact the Management Services Department at 629-8701 (TDD# 629-8949) or by email:  
ADACompliance@ci.ogden.ut.us at least 48 hours in advance of the meeting.  
 

CERTIFICATE OF POSTING 
 
The undersigned, duly appointed City Recorder, does hereby certify that the above notice and agenda was posted in three 
public places within the Ogden City Limits on this 22nd day of June, 2012. These public places being: 1) City Recorder’s Office 
on the 2nd floor of the Municipal Building; 2) 2nd floor foyer of the Municipal Building; and 3) the Weber County Library.  A 
copy was also provided to the Standard-Examiner and posted on the Ogden City Website on the 22nd day of June, 2012.   
 
  CINDI MANSELL, MMC/CRM 
  OGDEN CITY RECORDER 
 
Visit the Ogden City Web Site @www.ogdencity.com 
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FY2012 BUDGET OPENING – YEAR END ADJUSTMENTS ($267,684) 
 
DETERMINATION:  Adopt or Not Adopt Resolution 
 
 
Background At the end of each fiscal year, the Administration reviews the 

financial position of the Agency, identifies any unanticipated 
revenues, and makes recommendations to the Board for allocation 
or reallocation of Agency funds as it deems appropriate.  
Adjustments to the budget could be required for any of the 
following reasons: 

 
1. Adding grant or other special purpose revenues received 

during the year to allow the funds to be expended. 
2. Making corrections to avoid budget overruns. 
3. Forwarding encumbrances from the previous fiscal year. 
4. Making adjustments to accommodate special circumstances 

or opportunities. 
 

Usually the Board determines whether or not to have a work 
session prior to setting a public hearing.  Because of scheduling 
conflicts, it is necessary to schedule the public hearing prior to the 
work session in order to meet the deadline for completing the year 
end budget adjustments. 
 

   June 5, 2012 
A transmittal outlining the Administration’s request for year-end 
budget adjustments and a corresponding Resolution was received.    
 
June 12, 2012 
The Board set a public hearing on the proposed budget adjustments 
for June 26, 2012.  A work session was also held to review and 
discuss the proposed year end budget adjustments.   
 

Proposal The proposal is to modify the current FY2012 budget to include 
additional revenue in the amount of $267,684 and to appropriate 
the additional revenue for district projects or expenses. The  
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proposed changes are detailed in the Administrative transmittal and 
the Explanation of Items. A summary follows: 

 
 Revenues and Appropriations 
 

Description  Revenue   Appropriations 
River Project Area District     
Sale of Property (Kneaders)  $      267,284   
Debt Service    $       152,874 
Soil Testing    $         54,810  
Access Costs    $         60,000  

TOTAL  $      267,284   $       267,284  
 
 

 
Question Please review the proposed year-end adjustments to the FY2012 

Budget . 
 
  
 
 
Board Staff Contact:  Janene Eller-Smith, (801) 629-8165 
 





janenee
Typewritten Text
2012-10







 
 

Special Ogden City RDA Meeting: June 26, 2012 
 

1 

 
SOUTH WALL AVENUE ECONOMIC DEVELOPMENT PROJECT 
AREA  

- Consideration of Adopting Draft Plan and Budget 
 
DETERMINATION Adopt or Not Adopt Resolution 
 
 
Background November 1, 2011 

The Board Office received a Transmittal requesting authorization 
to draft an Economic Development Area Project Plan for property 
located west of Wall Avenue between 3300 and 3535 Wall 
Avenue.   
 
November 8, 2011 
A revised Resolution which included a sunset date as requested by 
the Board staff was provided. 
 
November 15, 2011 
The Board approved Resolution #2011-21 authorizing the 
preparation of a draft economic development project area plan to 
improve property in the vicinity of the west side of Wall Avenue 
and 35th Street. 
 
March 6, 2012 
The Administration notified the Board that the Draft Plan and 
Budget had been completed and requested that date for a public 
hearing be scheduled. 
 
April 3, 2012 
The Board set a public hearing for May 8, 2012 to consider the 
adoption of the Plan.  The Administration mailed notice to the 
property owners.  However, the notice failed to include notice 
regarding the Draft Budget.  It was determined that the hearing 
should be re-noticed to include both the Draft Plan and Budget. 
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April 24, 2012 
The Administration re-submitted their request to set a public 
hearing. The notice and related documents included reference to 
both the Draft Plan and Budget. 
 
May 8, 2012 
The Council set a public hearing for June 12, 2012 to consider the 
Draft Plan and Budget 
 
May 15, 2012 
The Administration notified the Council office that notice to the 
property owners had not been sent in a timely manner.  They re-
submitted their request to set another public hearing for June 26, 
2012. 
 
June 11, 2012 
The Taxing Entity Committee met to review the Draft Plan and 
Budget.  The meeting was continued to June 25, 2012 to allow the 
Ogden School District representatives time to review the Budget 
with the School Board. 
 
Economic Development Area Process 
The creation of an Economic Development Area is strictly 
regulated by state law.  Utah Code Ann. § 17C- Limited Purpose 
Local Government Entities - Community Development and 
Renewal Agencies Act, Chapter 3-Economic Development, 
outlines the notice requirements and approvals that must occur in 
order to establish an Economic Development Area (EDA).  The 
statutory requirements are as follows: 

1. Adopt a Resolution authorizing the creation of a draft 
Economic Development Plan. 

2. Adopt an Economic Development Plan and Budget 
a. Prepare a draft Plan and Budget (a draft budget is 

required if tax increment is being pledged).  
b. Make the draft Plan and Budget available to the 

public. 
c. Hold a public hearing on the draft Plan and Budget. 
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d. Receive written and oral objections to the draft plan 

and budget. 
e. Have TEC review draft Plan and approve draft 

Budget. 
f. Approve Plan and Budget with or without 

amendments. 
 

3. Council Adopts Economic Development Plan and Budget 
 
Plan Requirements 
The Economic Development Plan must include the following 
information: 

1. Define the boundaries of the project area. 
2. Explain how the EDA will affect the area. 
3. Establish standards that will guide the economic 

development. 
4. Identify how the purposes of an EDA will be met. 
5. Show consistency with City’s General Plan. 
6. Describe how the plan will create additional jobs. 
7. Describe how the EDA will create jobs. 
8. Describe the specific project in the EDA. 
9. Identify private developers involved. 
10. Describe reasons for selection of the project area. 
11. Describe the physical, social, and economic conditions 

existing in the project area. 
12. Describe any tax incentives offered. 
13. Include analysis showing the benefits of the projects:  

a. Reasonableness of the costs of economic 
development. 

b. Efforts made to maximize private investment. 
c. Rationale for the pledge of tax increment. 
d. Estimation of total amount of tax increment to be 

expended. 
e. The anticipated public benefits to be derived 

i. Impact on tax base 
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ii. Stimulated of business and economic 

activity 
iii. Number of jobs generated or preserved. 

14. Identify historic buildings and comply with regulations 
governing preservation. 

 
Economic Development Budget 
An EDA draft budget must include the following: 

1. Number of tax years the Agency will receive tax increment.  
2. Percentage of tax increment or maximum dollar amount of 

tax increment agency will receive. 
 

CS Note: EDA’s do not include eminent domain authorization.   
 
The noticing requirements for creating and EDA are very specific.  
In addition to providing a thirty day notice to the property owners 
and fourteen day notice to the public, notice to and meetings with 
the Taxing Entity Committee (TEC) must also be completed.   
 

Proposal The Administration is requesting that the Board adopt by 
Resolution the proposed Plan and Budget.   

 
South Wall Avenue Economic Development Project Area Draft 
Plan and Budget 
The Draft  EDA Plan and Budget is summarized as follows:  

Project Area Characteristics 

• 32 acres consisting of twelve (12) parcels located 

between 33
rd 

and Harris along with west side of Wall 
Avenue. (See Attached Map)  

• All parcels are zoned CP-3  

• No residential units exist and none are anticipated  
 

Impact of Development  

• Development will consist of projects built on vacant 
and/or underutilized property in the Project Area and 
improvements to existing infrastructure  
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• Development will result in significant capital 
investment, increased economic and community 
activity, potential for additional retail and commercial 
businesses and jobs  

 
Objectives for Economic Development  

• Encourage and assist economic development to create 
additional jobs within the community 

• Remove impediments to land disposition and 
development through assembly of land, improved 
public utilities and infrastructure, and new facilities  

• Support for appropriate architectural, landscape and 
urban design principles  

• Promote and market the Project Area to complimentary 
businesses and industries that will enhance the 
economic base of the City  

• Provide updated infrastructure improvements  

• Strengthen the property and income tax base  

• Create better traffic and pedestrian circulation, reduce 
traffic hazards, reduce congestion, and promote air 
quality  
 

Design Objectives  

• Provide and attractive urban environment the blends 
with adjoining areas  

• Ensure consistency with zoning regulations  

• Provide appropriate landscaping and parking layouts  
 

Ways for Achieving the Plan Objectives:  
The Agency may 

• Acquire property 

• Seek cooperation of all public entities in carrying out 
the Plan 

• Manage property  

• Demolish and clear buildings, rehabilitate buildings, or 
assist private entities in these actions  
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• Construct new facilities 

• Ensure compliance with Plan development documents 
and time schedules  

• Review development plans of owners and developers  
 

The purposes for creation of the EDA will be met by enhancing the 
economic base and the quality of life of the City, providing 
updated infrastructure, and stimulating economic activity. Other 
important aspects of the Plan are as follows:  

• Conforms to the City’s General Plan  

• Will create 15-40 new jobs over the Project Area period  

• Will create construction jobs in the first 2-3 years of the 
Project Area period  

• The entire development could take ten (10) years to be 
built and fully stabilized  

 
Private Developers for the Project Area will be selected as follows:  

• Owners of property may participate in a number of 
ways  

• Other parties with the skill, experience and financial 
resources may become a developer in the Project Area. 
These would be chosen through a Requests for Proposal 
(RFP), private negotiations or some other method of 
identification  

• Two existing businesses have expressed interest in 
developing all or portions of the Project Area  
o John Watson Chevrolet  
o Westland Hyundai  

 
This Project Area was identified because  

1.  It serves as a junction between Ogden City and 
Riverdale.  

2.  There is room for growth and expansion for the 
businesses,  

3.  It is relatively close to downtown,  
4.  It has freeway access,  
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5.  It is a core location within the Wall Avenue corridor,  
6.  There is opportunity to attract new business and 

investment; and  
7.  There is an opportunity to transform an underutilized 

section of City.  
 

Project Area Budget  
The Plan makes a conservative estimate that the total tax revenue 
generated by the specific projects anticipated in the Project Area 
over the 10-year life of the EDA will be approximately $1.17 
million. Developer/participants will be required to enter into 
development agreements with the Agency in order to receive the 
tax increment associated with each respective project.  
 
Historic Register  
There are no existing buildings or historical uses included in the 
Project Area. 

   

Questions 
1. Please review the Plan and Budget. 
2. Please report any comments that were received during the 30-

day public comment period. 
3. Please review the decision of the Taxing Entity Committee. 

 
 
 
Board Staff Contact:  Janene Eller-Smith, (801)629-8165 
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INTRODUCTION 
 
In conformance with the requirements of Utah Code Annotated 17C-3-101 et seq, the Business 
Development Staff of Ogden City, in conjunction with the Agency, have prepared this Economic 
Development Project Area Plan (EDA) for the project area located within the approximate 
outer boundaries of Wall Avenue, 33rd Street, and Harris Street in Ogden, Utah. The specific 
boundaries, reasons for selecting these boundaries, and proposed development that will occur 
within these boundaries, are all set forth in this Plan document.   
 
A map of the proposed EDA project area is included as Exhibit A.  
 
The Board of Directors of the Ogden City Redevelopment Agency has determined that the 
proposed project area meets the criteria for creation of an Economic Development Area and 
has approved the creation of this draft Project Plan. The area offers the opportunity to 
accommodate significant new development that will attract private capital investment, 
contribute to the tax base, generate spending by locals and visitors in the local economy, 
create jobs, and otherwise contribute to the economic vitality and prosperity of the 
community. The overarching goal of contributing to the public good is met in these and other 
benefits that will arise from the EDA. 
  
Creation of the EDA will allow for certain public investments that will induce participation and 
investment by the private sector, while at the same time allowing for a cohesive development 
planning process that incorporates a physical and programmatic vision for the City’s future in 
this key location of the community. The proposed EDA plan is the first step in establishing this 
opportunity for public sector participation in the future growth of the community in this area.  
 
The ordering of sections of this Plan document are consistent with the presentation of 
requirements and other criteria for EDA development as set forth in Section 17 of the Act.  
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RECITALS 
 
 

1.  Pursuant to the provisions of Section 17C-3-102(2) of the Act, the City has a planning 
commission and has adopted a general plan as required by law; and 
 

2.  Pursuant to the provisions of Section 17C-3-101(2) (b) of the Act, on the Agency's own 
motion, the Agency selected the project area hereinafter described; and 
 

3.  Pursuant to Section 17C-3-103(1) of the Act, the Agency initiated by resolution an 
economic development project plan of the area to be studied.  
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Section 1 – Definitions 
 

As used in this economic development plan:  
 
A. The term "Act" shall mean the Utah Redevelopment Agencies Act, to the extent 

applicable, the current Utah Community Development and Renewal Agencies Act as 
found in Title 17C, Part 3, 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. The term "Agency" shall mean the Ogden City Redevelopment Agency. 
 
C. The term "base taxable value" shall mean the taxable value of the property within the 

Project Area from which tax increment is to 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. The term "bond" shall mean any bonds, notes, interim certificates, debentures, or other 

obligations issued by an agency. 
 
E. The term "City" shall mean Ogden City, a municipal Utah corporation. 

 
F. The term "community" shall mean the community of Ogden City, Utah.  

 
 G. The term "economic development" means the planning or re-planning, design or 

redesign, development or redevelopment, construction or reconstruction, rehabilitation, 
business relocation or any combination of these, within all or part of a project area and 
the provision of office, industrial, manufacturing, warehousing, distribution, parking, 
public or other facilities, or improvements as may benefit the City or the community in 
order for a public or private employer to create additional jobs within the City.   

 
H. The term "economic development plan" shall mean a redevelopment plan as defined in 

Section 17C-3 of the Act,  developed by the Agency, and adopted by ordinance of the 
governing body of the City to guide and control economic development undertakings in a 
specific project area.  

 
I. The term "governing body" means the Board of Directors of the Ogden City 

Redevelopment Agency. 
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J. The term "master plan" or "general community plan" shall mean the plan adopted by 
the City pursuant to Section 10-9-301, et seq., Utah Code Annotated 1953, as amended. 

 
K. The term "owner participation" shall mean the owner participation as provided for in the 

owner participation plan adopted by the Agency and the City as required by the Act. 
 
L. The term "planning commission" shall mean the planning commission of the City 

established pursuant to law or charter. 
 
M. The term "project area" or "economic development project area" shall mean the 

geographic area of the community within the Agency’s boundaries, the development of 
which is necessary to provide economic development and which is selected by the 
Agency pursuant to the Act. 

 
N. The term "project area budget" shall mean a multiyear projection of annual or 

cumulative revenues and expenses and other fiscal matters pertaining to the subject 
Project Area Plan, approved by the Taxing Entity Committee and adopted by the Agency 
containing the information required by Section 17C-3-201 of the Act.  

 

O.     The term "redevelopment" shall mean the development activities under a project area 
plan within an economic development project area, including: 

(i) planning, design, development, demolition, clearance, construction, rehabilitation, 
environmental remediation, 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 
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P. The term "taxes" includes all levies on an ad valorem basis upon land, real property, 
personal property, or any other property, tangible or intangible. 

 
Q. The term "taxing entities" shall mean any public entity that levies a tax on a parcel or 

parcels of property located within the community. 
 
R. The term "taxing entity committee" shall mean a committee representing the interests 

of taxing entities, created as provided in Section 17C-1-402. 
 
S. The term "tax increment" shall mean the difference between: 

(i) 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 

 
(ii) the amount of property tax revenues that would be generated from that same area 

using the base taxable value of the property. 
 

T. The term "tax increment period" shall mean the time period that the Agency will collect 
tax increment from the project area as shown in the project area budget. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

http://le.utah.gov/~code/TITLE17C/htm/17C01_040200.htm


 
 

 
 
 - 6 -  

Section 2 - Description of the Proposed Economic Development            
                     Project Area 
 

 
The South Wall Avenue Economic Development Project Area, hereinafter referred to as the 
Project Area, is described as the extreme outer directional boundaries of the approximately 32 
acre project area Wall Avenue, 33rd Street, and Harris Street in Ogden, Utah. The actual 
boundaries follow parcel lines as appropriate to formation of the EDA and delineated on the 
Project Area Map – Exhibit A.  
 
The parcels proposed to be contained in the Project Area are as follows: 
 
PARCEL NO:                 OWNER NAME    ACREAGE 
05-125-0021                 JLW Properties Inc.   7.94 
05-125-0083                                 JLW Properties Inc.   7.90 
05-125-0069                 Amerco Real Estate Co  7.33 
05-125-0061                 DAS Temporal    1.27 
05-125-0005                 Russo Investments-VW LLC  2.45 
05-125-0067                 Amerco Real Estate Co  .88 
05-125-0006                 White Caps LLC    .49 
05-125-0068                 Amerco Real Estate Co  .44 
05-125-0007                 White Caps LLC    .49 
05-125-0008                 Frank L. Allred Trust   .44 
05-125-0009                 Amerco Real Estate Co  .93 
05-125-0010                 Sharon Smith Brandywien  .99 
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Section 3 - Map of Project Area 
 
The map of the proposed project area is attached hereto as Exhibit “A” and incorporated 
herein. 
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Section 4 - Project Area Characteristics and How They Will Be Affected  
 

  A.  GENERAL STATEMENT OF LAND USES IN THE PROJECT AREA. 
 

The approximate 32 acres within the proposed Project Area is currently zoned CP-3 and has 
commercial uses exclusively at this time. Future permitted land uses within the Project Area 
shall be those uses permitted by the officially adopted zoning ordinances of the City, as those 
ordinances may be amended from time to time, and the controls and guidelines of this Project 
Area Plan. The current land use map for Ogden City is attached as Exhibit “B”. 
 
  B.  LAYOUT OF PRINCIPAL STREETS. 

 
The principal streets are Wall Avenue and 33rd Street. Wall Avenue is a State Road and acts as a 
major corridor through the community and downtown area. The layout of the principal streets 
is shown on the map attached hereto as Exhibit “C” and incorporated herein. 
 
  C.  POPULATION DENSITIES. 
 
There are currently no residential units in the project area and the area population can be 
characterized as low to medium-density. It is anticipated that no new residential units will be 
developed over the period of the Project Area. 

 
  D.  BUILDING INTENSITIES. 

 
Buildings in the Project Area are generally single or two-story commercial structures with 
medium to large sized parking lots and can be generally characterized as low to medium-
intensity. The Plan contemplates future expansion and/or development which could have an 
impact on building intensity. 

 
  E.  IMPACTS OF ECONOMIC DEVELOPMENT ON LAND USE. 

 
Economic development will consist of planning commission approved projects built on vacant 
and/or underutilized areas in the Project Area, as well as improvements to infrastructure to 
support such projects. This will result in significant capital investment in buildings and 
businesses, increased economic and community activity, increased capture of spending by 
locals and visitors to the area, and the breeding of additional retail and commercial businesses 
and jobs.  
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Section 5 - Statement of Standards that will Guide the Economic           
                     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, general development 
objectives for the anticipated uses within the Project Area are set forth herein. In addition, 
each development proposal in the Project Area will be subject to appropriate elements of 
Ogden City’s General Plan; the Zoning Ordinance of the City; other applicable building codes 
and ordinances of the City; and, as required by ordinance or agreement, review and 
recommendation of the Ogden City Planning and Zoning Commission and approval by the 
Agency. 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. The following objectives are proposed as a 
guide for each proposed development within the Project Area: 
 

A. STATEMENT OF ECONOMIC DEVELOPMENT OBJECTIVES. 
 

1. Encourage and assist economic development in order for a public or private 
employer to create additional jobs within the community. 

 
          2. Removal of impediments to land disposition and development through assembly 

of land into reasonably sized and shaped parcels necessary for economic 
development served by improved public utilities, infrastructure improvements 
and new public or private facilities. 

  
 3. The elimination of environmental deficiencies, irregular lot subdivision, 

improper drainage, overcrowding or underutilization of real property. 
 

          4. Achievement of an environment reflecting a high level of concern for 
architectural, landscape and urban design principles, developed through 
encouragement, guidance, appropriate controls, and financial and professional 
assistance to owner participants and developers.  

 
 5. Promote and market the project area for economic development that would be 

complimentary to existing businesses and industries or would enhance the 
economic base of the City.  
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            6.    Provide utilities, streets, curbs, sidewalks, parking areas, landscape areas and 
other infrastructure improvements as appropriate and as necessary.  

  
          7.    Provide for the strengthening of the property and income tax base and 

economic health of the entire community and the State of Utah.  
 

           8. Provide improved public streets and road access to and within the project area 
to facilitate better traffic and pedestrian circulation, reduce traffic hazards, 
and to promote air quality and reduce congestion.  

 
           9. Insure compatible relationships among land uses and quality standards for 

their development, such that the area functions as a unified and viable center 
of economic activity for the City. 

 
B.    GENERAL DESIGN OBJECTIVES. 

 
1. Provide an attractive urban environment;  

 
2. Blend harmoniously with the adjoining areas;  

 
3. Provide unobtrusive parking areas landscaped to blend harmoniously with the 

area;  
 

4. Provide open spaces, if applicable, which are oriented to the directions of 
maximum use and designed to derive benefit from topographical conditions 
and views; 

 
5. Provide that the development of land within the project area will be 

undertaken in such a manner that any off-street parking will meet City codes.  
 

C. SPECIFIC DESIGN OBJECTIVES. 
 

             1.   Building Design Objectives  
 

 a.   All new buildings shall be of design and materials which will be in 
compliance with applicable zoning regulations and shall blend harmoniously 
with the adjoining areas. 

 
2. The design of buildings shall take optimum advantage of the topography.   
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               3. Buildings shall be restricted in height in order to preserve the scenic views in 

the area. 
 

             4. Open Space Pedestrian Walks and Interior Drive Design Objectives  
 

a. All open spaces, pedestrian walks and interior drives shall be designed 
as an integral part of an overall site design, properly related to 
proposed buildings. 

 
b. Attractively landscaped open spaces shall be provided, which will offer 

maximum usability to occupants of the building for which they are 
developed. 

 
c. Landscaped, paved, and comfortably graded pedestrian walks should be 

provided along the lines of the most intense use, particularly from 
building entrances to streets, parking  areas, and adjacent buildings on 
the same site. 

 
d. The location and design of pedestrian walks should afford maximum 

safety and separation from vehicular traffic, and should recognize 
desirable views of new and existing development in the area and 
surrounding community.  

 
e. Materials and design of paving, retaining walls, fences, curbs and 

benches shall be of good appearance, easily maintained, and indicative 
of their purpose.  

 
             5. Parking Design Objectives  

 
a. Parking areas shall be designed with careful regard to orderly 

arrangement, topography, relationship to view, ease of access, and as 
an integral part of overall site design.  

 
b. It is desirable that parking areas be level or on terraces as indicated by 

the slope of the land.  
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              6. Landscape Design Objectives  
 

a. A coordinated landscape design over the entire project area 
incorporating landscaped treatment for open space, roads, and parking 
areas into a continuous and integrated design shall be a primary 
objective.  

 
b. Primary landscape treatment shall consist of zone appropriate 

deciduous and non-deciduous shrubs, ground cover, and shade trees as 
appropriate to the character of the project area. 

 
              7. Project Improvement Design Objectives  

 
a. Public rights-of-way.  All streets, sidewalks and walkways within public 

rights-of-way will be designed or approved by the City and will be 
consistent with all design objectives.  

 
b. Street lighting and signs.  Lighting standards and signs of pleasant 

appearance and modern illumination standards shall be provided as 
necessary.  

 
c. Rough grading.  As needed, any existing structures, retaining walls, 

underbrush, pavement, curb and gutters will be removed and the site 
graded in conformance with the final project design.   

 
D.  TECHNIQUES TO ACHIEVE THE PROJECT ARE PLAN OBJECTIVES. 

 
The Project Area will be developed consistent with existing zoning, the economic 
development plan, and the Act. The objectives of this Plan are to be accomplished by 
various means including but not limited to the following: 
 

                1.  Acquisition of Real Property 
 

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

 
   2.  Cooperation with the Community and Public Entities 
 

The community and certain public entities are authorized by state law, with or 
without consideration, to assist and cooperate in the planning, undertaking, 
construction, or operation of economic development within this Project Area. 
 
The Agency may seek the aid and cooperation of such public entities in order 
to accomplish the purposes of economic development and the highest public 
good. The Agency, by law, is not authorized to acquire real property owned by 
a public entity without the consent of the public entity. The Agency, however, 
will seek the cooperation of all public entities that own or intend to acquire 
property in the Project Area. To the extent allowed by law, the Agency shall 
impose on all public entities owning real property in the Project Area the 
planning and design controls contained in this Plan to the end that uses and 
any future development by public entities will conform to the requirements of 
this Plan. 
 
3.  Property Management 
 
During such time that property, if any, in the Project Area is owned by the 
Agency, such property shall be under the management and control of the 
Agency. Such property may be rented or leased by the Agency pending its 
disposition for economic development. 
 
4.  Property Disposition and Development 
 
The Agency is also authorized, by lawful means, to provide for and promote 
the development of the Project Area as follows: 
 
While it is unlikely that there will ever be a need to demolish and clear 
buildings or any structures in the area, the Agency is authorized to demolish 
and clear buildings, structures, and other improvements from any real 
property in the Project Area, should such a need occur, to carry out the 
purposes of this Plan. The Agency is authorized to install and construct or to 
cause to be installed and constructed any public improvements, public 
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facilities, and public utilities, within the Project Area, not prohibited by law 
which are necessary or desirable to carry out this Plan, as well as publicly-
owned improvements and infrastructure outside the Project Area that are of 
benefit to the Project Area. The Agency is authorized to prepare or cause to be 
prepared as building sites any real property in the Project Area. The 
Agency is also authorized to rehabilitate or to cause to be rehabilitated any 
building or structure in the Project Area should such a need occur in the 
future. The Agency is also authorized to advise, encourage, and assist in the 
rehabilitation of property in the Project Area not owned by the Agency. 
 
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 
for the uses permitted in this Plan. Real property may be conveyed by the 
Agency to the City or any other public entity without charge. The Agency shall 
reserve such controls in the disposition and development documents as may 
be necessary to prevent transfer, retention, or use of property for speculative 
purposes and to insure that development is carried out pursuant to this Plan. 
All purchasers or lessees of property from the Agency shall be 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. 
 
To the maximum possible extent, the objectives of this Plan are to be 
accomplished through Agency encouragement of, and assistance to, private 
enterprise in carrying out development activities. To provide adequate 
safeguards to ensure that the provisions of this Plan will be carried out, all real 
property sold, leased, or conveyed by the Agency, as well as all property 
subject to participation agreements, shall be made subject to development 
agreements or the provisions of this Plan by leases, deeds, contracts, 
agreements, declarations of restrictions, provisions of the City ordinances, 
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 
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running with the land, rights of re-verter, conditions subsequent, equitable 
servitudes, or any other provision necessary or desirable 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 outside the Project Area for itself or for any 
public entity to the extent that such improvement would be of benefit to the 
Project Area. During the period of development in the Project Area, the Agency 
shall require that the provisions of this Plan and of other documents 
formulated pursuant to this Plan are being observed, and that development in 
the Project Area is proceeding in accordance with development documents 
and time schedules. Plans for development by owners or developers, both 
public and private, shall be submitted to the Agency for review and approval. 
All development must conform to this Plan and all applicable federal, state, 
and local laws. 
 
E.  APPROVALS 
 
The Project Area will be developed consistent with the existing zoning, with 
the guidelines of the economic development plan, and with the 
Act. 
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Section 6 - How the Purposes of State Law Would Be Attained By the   
                    Economic Development 
 
The Purposes of the Title will be attained as a result of the proposed economic development by 
accomplishing the following items:  

 
• The Provision of Development That Enhances Economic and Quality of Life  
Basis - The real property located within the proposed project area is intended to be used 
for the development and redevelopment of major commercial and retail space. The 
overarching element of the development activities is to attract spending by visitors from 
outside the local economy as well as provide a critical mass of shopping and other uses 
for the local economy to enjoy. 
    
• Provision of Public Infrastructure - The proposed economic development could provide, 
when applicable, infrastructure additions into an area that currently has cases of 
deficient or old public infrastructure that will not support future development. This 
infrastructure could include, but not be limited to, sidewalks, curb and gutter, street 
lighting and street furniture, water and sewer, gray water irrigation systems, fiber optic 
cable, underground utilities, etc.   
 
• Associated business and economic activity stimulated by the development – The 
implementation of the EDA and the associated development will also likely create some 
indirect employment effects with demand for goods and services in the area such as food 
services, transportation, leisure and entertainment and home furnishings, to name a few. 
Construction jobs will increase as a result of the development in the area. 
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Section 7 - How the Proposed Economic Development Conforms To      
                    the General City Plan 
 
The economic development plan conforms to the general plan of the City in the following 
manner: 
 
  A.  Zoning Ordinances 
 
The property is currently zoned CP-3 which permits regional commercial uses. The uses 
planned in the project area conform to the zoning. If zoning changes are required, such 
changes would be submitted to the City for consideration and approval.   
 
  B.  Building Code 

 
The construction of all new buildings and improvements will be done in accordance with the 
standards set forth in the general plan of the City and in accordance with the Building Code 
applicable in the City. All building permits for construction will be issued by the City in order to 
assure that new development is consistent with the general plan of the City. 
 
  C. Planning Commission 
 
The Planning Commission has been involved in the creation of the CP-3 Zone and reviews and 
approves all land uses within this zone and will be involved with approvals for future 
development plans. 
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Section 8 - Description of How the Economic Development will Create 
                    Additional Jobs 
 
The proposed economic development project area consists of approximately 32 acres of 
property located within the City.   

 
Specific projects within the proposed Project Area would include, but are not limited to, the 
expansion of the John Watson Chevrolet Dealership as well as the Hyundai Dealership. 

 
The proposed project includes the construction of facilities which the Agency believes are of 
benefit to the community in order for a private employer to create additional jobs within the 
City. This is estimated to be between 15 to 40 new jobs over the Project Area period.

 
There will also likely be some indirect employment effects with demand for goods and 
services in the area such as food services, transportation, leisure, and entertainment. 
 
Construction jobs will increase as a result of the development in the area.  In general, 
construction costs can be broken down as follows:  40 percent labor; 40 percent materials; 10 
percent overhead; and 10 percent profit.  Not including land, construction costs in the project 
area are estimated to reach roughly $7.5 million. Of this amount, approximately $3 million will 
be spent as wages. According to the Utah Department of Workforce Services, the average 
construction wage is $35,260 annually.  This is the equivalent of 85 construction jobs for a 
one-year time period.  Clearly, the jobs will be spread over several years of construction with 
the majority of the construction taking place before the year 2015.  
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 Section 9 - Description of the Specific Project or Projects that are the  
                      Object of the Proposed Economic Development 
 
The approximate 32 acres contained within the proposed EDA will host a variety of synergistic 
developments designed to create a retail location for local residents and visitors. The 
anticipated mix of development is designed to include an improved and expanded Chevrolet 
dealership, an improved and expanded Hyundai Dealership, approximately 
108,000 square feet of retail/commercial space, and approximately 230,000 square feet of 
buildable land, which could be developed into additional auto dealerships, office, or 
public/institutional use. Incremental tax revenues are predicated on the expansion of the two 
major auto dealerships, Chevrolet and Hyundai only, and suggest that all of this development 
could take approximately 10 years to be built and fully stabilized. 
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Section 10 - Ways in Which Private Developers, If Any, Will be                
                       Selected to Undertake the Economic Development 
 

A. QUALIFIED OWNERS.  The EDA plan provides a number of opportunities for owners 
of property in the Project Area to participate in the development of property if they 
enter into a participation agreement with the Agency. The following guidelines will 
apply: 

a. Owners may retain, maintain, and if necessary rehabilitate, all or portions of 
their properties 

b. Owners may acquire adjacent or other properties in the area 
c. Owners may sell all or portions of their properties to the Agency and purchase 

other properties in the area 
d. The Agency may extend reasonable preferential opportunities to owners and 

tenants in the project area ahead of persons and entities from outside the 
project area, to be owners and tenants in the project area during and after 
the implementation of the Project Area. 

 
B. OTHER PARTIES.  If no owner in the Project Area, as described above, who possesses 

the skill, experience and financial resources necessary to become a developer in the 
Project Area, is willing to become a developer, the Agency may identify other persons 
who may be interested in developing all or part of the Project Area. Potential 
developers will be identified by one or more of the following processes: public 
solicitation, requests for proposal (RFP), private negotiation, or some other method 
of identification approved by the Agency pursuant to local and State laws. 
 

C. INTERESTED PARTIES. The Agency has been contacted by or has made contact with 
the following business entities who have expressed an interest to become a 
developer of all or portions of the Project Area and are therefore deemed to be 
developers currently involved in the proposed economic development: 
  
 John Watson Chevrolet  Westland Hyundai 
       3535 Wall Avenue        3333 Wall Avenue 
       Ogden, UT 84401                    Ogden, UT  84401 
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Section 11 – The Reasons for the Selection of the Project Area 
 
The Project Area in general has been a part of the subject of community planning initiatives 
comprised in the Wall Avenue Corridor Plan, a vision for creating an economically viable, multi-
faceted land use area that enhances the identity of Ogden. In general, Wall Avenue, between 
12th and 36th Streets, contains multiple nodes of land uses serving many different functions.  
 
The Project Area, located at the southern end, serves as part of the junction between Ogden 
City and Riverdale City. This area was selected as a target for increased economic development 
due to: (1) the opportunity to grow and expand existing businesses; (2) proximity to 
downtown; (3) proximity to the freeway off-ramp; (4) core location within the Wall Avenue 
corridor; (5) the opportunity to attract new business and investment; and (6) the opportunity 
to transform an otherwise underutilized and uninviting section of town into a statement of 
activity and excellence for Ogden City.  
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Section 12 – Description of the Physical, Social, and Economic                 
                       Conditions Existing in the Project Area 
 
As referenced above, the Project Area contains multiple nodes of land uses serving many 
different functions. Fully improved roads and infrastructure serve the various businesses that 
exist in the area. The land is generally flat and presents no topographical challenges to 
development. The properties surrounding the EDA boundaries are also fully improved except 
for the land to the west, which is currently in use as a Union Pacific rail yard.   
 
A community’s socioeconomic status is based on family income, education level, occupation 
and financial resources. Comparing all of Utah’s 29 counties, Weber County has one of the 
highest rates of poverty and lowest medium household income statistics in the state. The 
purpose of the Project Area is to encourage development in an area that is otherwise 
underutilized and have a positive impact on the physical environment as well as the 
socioeconomic characteristics of the community. The South Wall EDA will increase capital 
investment in the area, encourage other development and offer quality employment 
opportunities for county residents. 
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PARCEL NUMBER ACREAGE 2011 MARKET VALUE 2011 TAXABLE VALUE 2011 RATE (.017308)

05-125-0021 7.94 3,151,355.00$                 3,151,355.00$                 54,543.65$                       
05-125-0083 7.9 incld above incld above incld above
05-125-0069 7.33 3,388,378.00$                 3,388,378.00$                 58,646.05$                       
05-125-0061 1.27 600,573.00$                     600,573.00$                     10,394.72$                       
05-125-0005 2.45 1,372,550.00$                 1,372,550.00$                 22,907.60$                       
05-125-0067 0.88 154,000.00$                     154,000.00$                     2,665.43$                         
05-125-0006 0.49 87,500.00$                       87,500.00$                       
05-125-0068 0.44 77,000.00$                       77,000.00$                       1,332.72$                         
05-125-0007 0.49 189,168.00$                     189,168.00$                     
05-125-0008 0.44 161,596.00$                     161,596.00$                     2,801.90$                         
05-125-0009 0.93 330,750.00$                     330,750.00$                     5,724.62$                         
05-125-0010 0.99 87,500.00$                       87,500.00$                       1,514.45$                         

TOTAL 31.55 9,600,370.00$                9,600,370.00$                160,531.14$                    

Section 13 – Analysis Regarding the Economic Development Project      
                       Area and the Proposed Method of Financing 
 

A. THE PROJECT AREA BUDGET. 
 

The formation and implementation of an Economic Development Project Area Plan requires 
that a Project Area Budget be created. This involves the utilization of projected ad valorem tax 
increment revenues, captured special use taxes (if applicable), food and beverage taxes, sales 
tax, etc., and their allocation to public infrastructure or other uses as may be permitted by 
applicable statutes. In order to calculate the net new taxes generated by development within 
the EDA – or tax increment, the existing tax base within the Project Area has to be taken into 
account. According to the Weber County Assessor’s Office and based on a complete listing of 
all parcels of land contained in the proposed EDA boundary, the base year tax valuation is 
$9,600,370.00.   

 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 

 
It has been conservatively estimated that the total tax revenue generated by the specific 
projects anticipated in the Project Area over the proposed 10-year lifespan of the EDA will 
equal approximately $1.25 million (See Exhibit “D”). Application of additional captured 
revenues not contemplated in Exhibit “D” would push the aggregate revenue base potential 
over the $2 million mark.  
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B. A DESCRIPTION OF ANY TAX INCENTIVES OFFERED TO PRIVATE ENTITIES FOR 

FACILITIES LOCATED IN THE PROJECT AREA. 
   
 The following generally describes tax or other incentives which the Agency intends to offer 

within the Project Area to developers or participants, as incentives to construct needed 
infrastructure and/or to develop property within the Project Area: 

 
1. The Agency intends to use the tax increment approved by agreement with the 

Taxing Entities for public infrastructure improvements, certain off-site 
improvement and other improvements as approved by the Agency.   

 
2. Payments made to the developer/participants pursuant to agreements              

between the developer and the City or Agency.  
 

           3.    Expenditures approved and outlined in the adopted Project Area Budget.   
 
 Except where the Agency issues bonds or otherwise borrows or receives funds, the Agency 

expects to pay the City or developer or participants for the agreed amount in the agreed upon 
time frame to the extent of the tax increment funds are received and available.  

 
 Currently the Agency anticipates working with the dominant property owners within the 

Project Area, which are John Watson Chevrolet and Westland Hyundai. Given the economic 
benefit that these property owners provide the City, through job creation and capital 
investment, it makes sense for the Agency to encourage and promote growth of these 
properties and businesses.  

 
C.  EVALUATION OF THE REASONABLENESS OF THE COSTS OF ECONOMIC 

DEVELOPMENT. 
 

The Economic Development Area is proposed to run 10 years. The estimated total amount of 
tax increment offered over this period equals approximately $437,298. The estimated total 
amount of private investment over this period equals approximately $7.5m. The estimated 
leveraged ratio of proposed economic development investment is nearly 6:1!  
 

D.  EFFORTS THE AGENCY OR DEVELOPER HAS MADE TO MAXIMIZE PRIVATE 
INVESTMENT. 
 

 Currently the Agency anticipates working with the dominant property owners within the 
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Project Area, which are John Watson Chevrolet and Westland Hyundai. Preliminary steps have 
been taken to maximize the amount of private investment anticipated by these entities. These 
steps include: (1) directing largest private investment into capital projects that create revenue; 
(2) directing public investment into offsetting revenue creating costs; and (3) reducing 
impediments to improve implementation timeframe.  

 
E.  THE RATIONALE FOR USE OF TAX INCREMENT; ANALYSIS OF REASONABLE          

EXPECTATION OF OCCURRENCE THROUGH PRIVATE INVESTMENT. 
 

The City and the Agency see the establishment and subsequent development of the Project 
Area as an opportunity to “jumpstart” new interest and private development in the area. 
Except for the use of public investment in the form of Tax Increment, it is reasonably expected 
that the desired expansion and growth of the Project Area would not occur, or would occur in 
an undesirable manner. Identifying and working together with property owners/developers 
from the onset of the Project Area will ensure that the proposed public investment will have an 
immediate leveraged impact on the Area and will bring about the greatest value.  
 

F.  ESTIMATE OF TOTAL AMOUNT OF TAX INCREMENT THAT WILL BE EXPENDED IN 
UNDERTAKING ECONOMIC DEVELOPMENT AND THE LENGTH OF TIME IT WILL BE 
EXPENDED. 

 
The proposed public investment is expected to yield the following private investment and the 
resultant tax increment: 
 
Projected Taxable Improvement     $7,500,000 
Total Estimated Available Tax Increment     $437,298 
Total Estimated Expended Tax Increment      $437,298 
Tax Increment Period        10 years 

 
G.  DESCRIPTION OF THE ANTICIPATED PUBLIC BENEFIT TO BE DERIVED FROM THE 

ECONOMIC DEVELOPMENT. 
 
The public will realize significant benefits from the development of the Economic Development 
Project Area as proposed by this Plan. The Agency’s long-term objective in developing the 
Project Area is to create a high quality, retail/commercial area with an automobile sales focus. 
Obtaining this objective will strengthen the City’s economic and tax base and provide 
additional economic activity to the area.   
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1. TAX BASE 

 
Property Taxes.  The 2011 taxable value of the Project Area is $9,600,370. The taxable value of 
the area at the end of the period, considering the addition of the value of the specific projects 
described herein, is anticipated to be $17.1 million. This increase in taxable value is estimated 
to generate approximately $437,298 in new taxes over the 10-year project period. 
 
Other Revenues. In addition to property and sales tax revenues, the project will generate other 
revenues including Class B/C Road Funds, business license fees, charges for services, municipal 
energy (“franchise”) fees, and one-time fees such as building permits and impact fees. 
 

2. ASSOCIATED ECONOMIC ACTIVITY 
 

Other business and economic activity likely to be stimulated includes business and employee 
expenditures, resident expenditures and construction expenditure. 
 
Business and Employee Expenditures. It is anticipated that the tenants of the Project Area will 
directly or indirectly purchase local goods and services related to their operations from local or 
regional suppliers. These purchases will likely increase employment opportunities in the 
related businesses of office equipment, furniture and furnishings, office supplies, computer 
equipment, communication, security, transportation and delivery services, maintenance, repair 
and janitorial services, packaging supplies, office and printing services, transportation and 
delivery services. The impacts of these types of purchases include: 
 

• Providing an increase in direct purchases in the City. 
• Providing economic diversification within the City and Weber County. 
• Encouraging economic development and creating additional jobs in the community. 
• Complementing existing businesses and industries located within the City by providing 

new employees who may live and shop and pay taxes in the City and the region. 
• Receiving benefit from the expenditure of income by employees filling the new positions. 

 
Construction Expenditures. Economic activity associated with the development will include 
construction activity. Construction costs are expected to reach $7.5 million, of which 40 
percent ($3 million) approximates labor costs, another 40 percent represents materials and 
supplies ($3 million) and the remaining 20 percent ($1.5 million) represents overhead and 
profit. A portion of the $3 million for labor costs will be re-spent in the Community – to the 
extent that convenience goods and services, such as fast food for lunch, personal services, etc., 
are available. 
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Section 14 - National Register of Historic Places or State Register 
 
The preservation and use of historical buildings is important to help maintain the character of 
the area.  Historical buildings should be encouraged to remain in private ownership and 
continue to be put to a beneficial use to help ensure their preservation. 
 
The Agency believes there are no existing buildings or historical uses included in or eligible for 
inclusion in the National Register of Historic Places within the project area.   
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Section 15 – Provisions for Amending This Economic Development        
                       Plan 
 
The economic development plan may be amended or modified any time by the Agency in the 
same manner as if the amendment or modification constituted an economic development plan 
being originally proposed or as provided in Section 17C-3-109 of the Act. 
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EXHIBIT ‘C’ 
 

PRINCIPAL STREETS 
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EXHIBIT “D” 
 

PROJECT BUDGET 
 
 
 
 
 
 

See following Page 
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