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RECITALS 
 
1.  Pursuant to the provisions of Section 17C-2-101 of the Act, the governing body of the 
Redevelopment Agency of Taylorsville City (the “Agency”) designated an urban renewal survey 
area by a resolution containing a description or map of the boundaries of the urban renewal 
survey area, which resolution contained a statement that the survey area requires study to 
determine: (a) whether one or more urban renewal projects within the survey area are feasible; 
and (b) whether blight exists within the survey area; and 
 
2.  Pursuant to the provisions of Section 17C-2-102(1)(a)(ii)(B)(II) of the Act, the Agency has 
selected by resolution one or more urban renewal project areas comprising all or part of the 
urban renewal survey area; and 
 
3.  Pursuant to the provisions of Section 17C-2-102(2) of the Act, the City has a planning 
commission and has adopted a general plan as required by law; and 
 
4.  Pursuant to Sections 17C-2-101(1)(a)(i)(A) and 17C-2-301 of the Act, the Agency has caused 
a blight study to be conducted within the survey area, and the blight study was completed prior 
to October 17, 2007 and within one year after adoption of the survey area resolution (or the 
Agency adopted a new resolution as provided for in Section 17C-2-301(1)(d) of the Act); and 
 
5.  Pursuant to the provisions of Sections 17C-2-102 and 17C-2-302 of the Act, the Agency has 
conducted one or more public hearings for the purpose of: (a) permitting all evidence of the 
existence or nonexistence of blight within the proposed urban renewal project area to be 
presented; (b) permitting each record owner of property located within the proposed urban 
renewal project area or the record owner’s representative the opportunity to: (i) examine and 
cross examine witnesses providing evidence of the existence or nonexistence of blight; and (ii) 
present evidence and testimony, including expert testimony, concerning the existence  or 
nonexistence of blight;  (c) informing the public about the area being considered for an urban 
renewal project area; and (d) allowing public input into Agency deliberations on proposing the 
urban renewal project area; and 
 
6.  Pursuant to the provisions of Section 17C-2-102(1)(a)(ii)(B) and 17C-2-303 of the Act and 
prior to adopting the Plan, after the blight hearing had been held, the Agency by resolution made 
a finding of the existence of blight in the proposed urban renewal project area. 
 
Section 1 Definitions 
 
As used in this Urban Renewal Plan:  
 
A. The term "Act" shall mean and include the former Utah Redevelopment Agencies Act, to 
the extent applicable, the current Utah Community Development and Renewal Agencies Act  as 
found in Title 17C, Parts 1 through 4, Utah Code Annotated 1953, as amended, or such other 
amendments as shall from time to time be enacted or any successor law or act. 
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B. The term "Agency" shall mean the Redevelopment Agency of Taylorsville City.  
 
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 "blight" or "blighted"  shall mean the condition of an area that meets the 
requirements of Section 17C-2-303 as follows:  
 
(a) (i) the proposed project area consists predominantly of nongreenfield parcels; 
(ii) the proposed project area is currently zoned for urban purposes and generally 
served by utilities; 
(iii) at least 50% of the parcels within the proposed project area contain nonagricultural 
or nonaccessory buildings or improvements used or intended for residential, commercial, 
industrial, or other urban purposes, or any combination of those uses; 
(iv) the present condition or use of the proposed project area substantially impairs the 
sound growth of the municipality, retards the provision of housing accommodations, or 
constitutes an economic liability or is detrimental to the public health, safety, or welfare, as 
shown by the existence within the proposed project area of at least four of the following 
factors: 
(A) one of the following, although sometimes interspersed with well maintained 
buildings and infrastructure: 
(I) substantial physical dilapidation, deterioration, or defective construction of 
buildings or infrastructure; or 
(II) significant noncompliance with current building code, safety code, health code, or 
fire code requirements or local ordinances; 
(B) unsanitary or unsafe conditions in the proposed project area that threaten the 
health, safety, or welfare of the community; 
(C) environmental hazards, as defined in state or federal law, that require remediation 
as a condition for current or future use and development; 
(D) excessive vacancy, abandoned buildings, or vacant lots within an area zoned for 
urban use and served by utilities; 
(E) abandoned or outdated facilities that pose a threat to public health, safety, or 
welfare; 
(F) criminal activity in the project area, higher than that of comparable nonblighted 
areas in the municipality or county; and 
(G) defective or unusual conditions of title rendering the title nonmarketable; and 
(v) (A) at least 50% of the parcels within the proposed project area are affected by at 
least one of the factors, but not necessarily the same factor, listed in Subsection (1)(a)(iv); and 
(B) the affected parcels comprise at least 66% of the acreage of the proposed project 
area; or 
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(b) the proposed project area includes some or all of a superfund site. 
(2) No single parcel comprising 10% or more of the acreage of the proposed project 
area may be counted as satisfying Subsection (1)(a)(iii) or (iv) unless at least 50% of the area of 
that parcel is occupied by buildings or improvements. 
 
E. The term "City" shall mean the City of Taylorsville, Utah. 
 
F. The term "community" shall mean the community of the City of Taylorsville, Utah.  
 
G. The term "Olene Walker Housing Loan Fund Board" shall mean the Olene Walker 
Housing Loan Fund Board, established under Title 9, Chapter 4, Part 7, Olene Walker Housing 
Loan Fund. 
 
H. The term "planning commission" shall mean the planning commission of the City 
established pursuant to law or charter. 
 
I. The term "Project Area" or "Urban Renewal Project Area" shall mean the geographic 
area described in this Project Area Plan where the urban renewal set forth in this Project Area 
Plan takes place or is proposed to take place. 
 
J. 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 
and Plan, approved by the Taxing Entity Committee and adopted by the Agency that includes: 
 
(1)  the base taxable value of the property in the project area; 
(2)  the projected tax increment expected to be generated within the project area; 
(3)  the amount of tax increment expected to be shared with other taxing entities; 
(4)  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 acquisitions, public 
improvements, infrastructure improvements and loans, grants or other incentives to private and 
public entities; 
(5)  the tax increment expected to be used to cover the cost of administering the project area 
plan; 
(6)  if the area from which tax increment is to be collected is less than the entire project area: the 
tax identification numbers of the parcels from which tax increment will be collected; or, a legal 
description of the portion of the project area from which tax increment will be collected; and 
(7)  for property that the agency owns and expects to sell, the expected total cost of the property 
to the agency and the expected selling price. 
  
K. The term "urban renewal" shall mean, as defined in Section 17C-1-102(46) of the Act, 
the development activities under a project area plan within an urban renewal project area, 
including: 
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(a)  planning, design, development, demolition, clearance, construction, rehabilitation, or any 
combination of these, of part or all of a project area; 
(b)  the provision of residential, commercial, industrial, public, or other structures or spaces, 
including recreational and other facilities incidental or appurtenant to them; 
(c)  altering, improving, modernizing, demolishing, reconstructing, or rehabilitating, or any 
combination of these, existing structures in a project area; 
(d)  providing open space, including streets and other public grounds and space around 
buildings; 
(e)  providing public or private buildings, infrastructure, structures, and improvements; and 
(f)  providing improvements of public or private recreation areas and other public grounds. 
 
L. The term "Urban Renewal Plan" or “Plan” shall mean this Urban Renewal Plan 
developed by the Agency and adopted by ordinance of the governing body of the City to guide 
and control the urban renewal activities within the Project Area. 
 
M. The terms “tax,” “taxes,” “property tax” or “property taxes” include privilege tax and 
each levy on an ad valorem basis on tangible or intangible personal or real property. 
 
N. The term "taxing entity" shall mean a public entity that levies a tax on property within 
the Project Area or proposed Project Area. 
 
O.   The term "tax increment" shall mean the difference between the amount of property tax 
revenues generated each tax year by all taxing entities from the area within the Project Area 
designated in this 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. Tax increment does not include 
taxes levied and collected under Section 59-2-906.1 on or after January 1, 1994. 
 
Section 2 Description of the Urban Renewal Project Area 
 
The 5400 South and Bangerter Highway Urban Renewal Project Area, referred to as the Urban 
Renewal Project Area or Project Area, is enclosed within the following boundaries:  
 
A tract of land situate in the E½ of the SE¼ of Section 7, the W½ of the SW¼, the E½ of the 
SW¼, and the W½ of the SE¼ of Section 8, the W½ of the NW¼, the E½ of the NW¼ of 
Section 17, the E½ of the NE¼ of Section 18, Township 2 South, Range 1 West Salt Lake Base 
& Meridian. The Basis of Bearing is S 89º48’51” E as determined from available Salt Lake 
County Surveyors Office record State Plane Coordinate data adjusted to ground coordinates 
between the Southwest Corner and the South Quarter Corner said Section 8. The following legal 
description was prepared based solely on available record information and is more particularly 
described as follows: 
 
Beginning at the intersection of 5400 South Street and 4015 West Street, which point is 
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approximately 113.19 feet S 76º59’59” W from the Southwest Corner of Section 8, 
Township 2 South, Range 1 West, Salt Lake Base & Meridian; thence S 00º08’49” W 
1062.04 feet along the centerline of 4015 West Street to a point of intersection with the westerly 
extension of the northerly boundary line of that certain property conveyed to Meggin Hill by 
Warranty Deed and recorded as Entry No. 9062595 in Book 8987 at Page 7239 in the Salt Lake 
County Recorders Office, Salt Lake County, Utah; thence S 89º39’21” E 136.88 feet along the 
northerly boundary line and extension thereof of said Meggin Hill’s property to the westerly 
boundary line of that certain property conveyed to the Corporation of the Presiding Bishop of the 
Church of Jesus Christ of Latter-Day Saints by Special Warranty Deed and recorded as 
Entry No. 6827665 in Book 7845 at Page 450 in the said Salt Lake County Recorders Office; 
thence N 00º20’39” E 0.31 feet along the westerly boundary line of the said Church of Jesus 
Christ of Latter-Day Saints property to the Northwest Corner of said property; thence 
S 89º39’21” E 1666.30 feet along the northerly boundary line of said Church of Jesus Christ of 
Latter-Day Saints property and the northerly boundary line of the Westwood No. 1 Subdivision, 
recorded as Entry No. 2855288 in Book 76-9 at Page 190 of the said Salt Lake County Recorders 
Office to the westerly boundary line of Bangerter Highway; thence along the westerly boundary 
line of said Bangerter Highway for the following three (3) courses: 1) N 17º51’06” W 
662.36 feet 2) N 14º16’19” W 192.84 feet 3) N 17º51’06” W 54.52 feet to a point on the 
westerly extension of the northerly boundary line of the Whitewood Estates No. 4 Subdivision, 
recorded as Entry No. 3858460 in Book 83-10 at Page 129 in the said Salt Lake County 
Recorders Office; thence crossing said Bangerter Highway along the westerly extension of the 
said northerly boundary line of Whitewood Estates No. 4 Subdivision and continuing along said 
northerly boundary line for the following three (3) courses: 1) S 89º48’51” E 327.33 feet 
2) S 00º08’51” W 8.85 feet 3) S 89º48’51” E 798.00 feet to the westerly right of way line of 
Whitewood Drive (3615 West Street) as defined by the Whitewood Estates Subdivision recorded 
as Entry No. 3168502 in Book 78-9 at Page 268 in the said Salt Lake County Recorders Office, 
which point is on a 280.00-foot radius curve to the right (radius point bears S 58º18’21” E); 
thence along the said westerly right of way line of Whitewood Drive and northerly extension 
thereof for the following four (4) courses: 1) 7.02 feet along the arc of said curve through a 
central angle of 01º26’13” (chord bearing N 32º24’45” E 7.02 feet) to a point of tangency; 
2) N 33º07’52”E 86.22 feet to a point of tangency with a 150.00-foot radius curve to the left; 3) 
86.35 feet along the arc of said curve through a central angle of 32º59’01” (chord bearing 
N 16º38’21” E 85.16 feet) to a point of tangency; 4) N 00º08’51” E 126.03 feet to a point of 
intersection with the extension of the northerly right of way line 5400 South Street at 3600 West 
Street; thence S 89º48’44” E 178.04 feet along said extension of the northerly right of way line 
of 5400 South Street to the Southeast Corner of Lot 333, Indian Village South No. 7 Subdivision 
recorded as Entry No. 2922286 in Book 77-3 at Page 81 of the said Salt Lake County Recorders 
Office; thence N 00º11’16” E 150.00 feet along the easterly lot lines of Lot 333 and Lot 332 of 
said Indian Village South No. 7 Subdivision to the Northeast Corner of said Lot 332; thence 
N 89º52’29” W 181.23 feet along the northerly lot line of said Lot 332 and extension thereof and 
crossing 3600 West Street to the westerly right of way line of said 3600 West Street; thence 
N 00º07’31” E 192.32 feet along the westerly right of way line of said 3600 West Street to a 
southerly boundary line of MT. Shadows Condominium recorded as Entry No. 6706432 in 
Book 97-8P at Page 239 in the said Salt Lake County Recorders Office; thence along the 
southerly, easterly and westerly boundary lines of the said MT. Shadows Condominium for the 
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following twelve (12) courses: 1) N 89º48’51” W 256.41 feet; 2) S 34º13’13” W 173.44 feet; 
3) N 89º48’51” W 25.00 feet; 4) S 28º45’11” W 34.00 feet; 5) S 46º39’51” E 28.49 feet; 
6) S 00º11’09” W 13.42 feet; 7) N 89º48’51” W 71.07 feet; 8) S 00º07’24” W 15.00 feet; 
9) N 86º31’06” W 64.66 feet; 10) N 00º07’24” E 10.65 feet; 11) N 89º48’51” W 72.21 feet; 
12) N 00º07’24” E 15.04 feet to a Southeast Corner of that certain property conveyed to 
VBC Mulberry Park LP by Special Warranty Deed and recorded as Entry No. 9851149 in 
Book 9353 at Page 8582 in the said Salt Lake County Recorders Office; thence N 89º48’44” W 
764.88 feet along the southerly boundary line of said VBC Mulberry Park LP and westerly 
extension thereof, crossing Bangerter Highway to the westerly boundary line of said Bangerter 
Highway, which point is on a 2621.48-foot radius curve to the right (radius point bears 
N 72º26’01” E); thence along the said westerly boundary line of said Bangerter Highway 
469.68 feet along the arc of said curve through a central angle of  10º15’55” (chord bearing 
N 12º26’02” W 469.05 feet) to the Southeast Corner of the Kingsgate II Subdivision recorded as 
Entry No. 3097406 in Book 78-4 at Page 122 of the said Salt Lake County Recorders Office; 
thence N 89º49’19” W 1003.45 feet along the southerly boundary lines of said Kingsgate II 
Subdivision and the Kingsgate Subdivision recorded as Entry No. 3000583 in Book 77-9 at 
Page 293 in said Salt Lake County Recorders Office to the Southwest Corner of said Kingsgate 
Subdivision; thence N 00º10’41” E 295.00 feet along a westerly boundary line of said Kingsgate 
Subdivision to the southerly right of way line of Squire Crest Drive (5245 South Street); thence 
N 89º49’19” W 275.10 feet along the southerly right of way line of said Squire Crest Drive and 
westerly extension thereof to the centerline of 4015 West Street; thence S 00º20’27” W 
981.44 feet along the centerline of said 4015 West Street to the point of beginning. 
 
Containing approximately 77.692 acres, more or less. 
 
Section 3 Map of the Project Area 
 
A map of the Project Area is attached hereto and incorporated herein as Exhibit "A". 
 
Section 4 Certain Project Area Characteristics and How They Will Be Affected By       

 the Urban Renewal 
 
 A.  General Statement of Land Uses in the Project Area 
 
The permitted land uses within the Urban Renewal 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, subject to limitations imposed by “overlay” restrictions and the controls and 
guidelines of this Urban Renewal Plan.  A Land Use Map showing the current permitted uses is 
included in this Urban Renewal Plan as Exhibit "B" and is made a part of this Plan. 
 
The existing uses of the Project Area are commercial, retail, office and residential.   
 
It is expected that the currently permitted land uses in the Project Area will not be directly 
changed for purposes of effecting the urban renewal of the Project Area, except for an increase in 
the amount of commercial, retail and office uses within the Project Area.  However, the City may 



 
 
 - 7 -  

or may not determine to propose zoning ordinance amendments in order to aid in or promote 
urban renewal or for other reasons. 
 
B.  Layout of Principal Streets in the Project Area 
 
The layout of the principal streets in the Urban Renewal Project Area is shown on the Project 
Area map attached as Exhibit "A" and incorporated herein.  It is not expected that urban renewal 
of the Project Area will affect the existing principal streets except as follows:  
 
It is expected that: 
 
1.  Ingresses and egresses on 5400 South and/or 4015 West may be consolidated. 
 
2.  Islands and turning lanes of 5400 South and/or 4015 may be reconfigured. 
 
C.  Population Densities in the Project Area 
 
It is expected that population densities will be increased by urban renewal of the Project Area. 
 
1.  Residential Population: 
 
(A)  Because of the zoning of the Project Area, it is not expected that new residential uses will be 
constructed within the Project Area as a result of the urban renewal.  
 
(B) It is desired that the Urban Renewal Project Area will transition from an underutilized and 
declining area to a vibrant and fully utilized area.  This change will maintain and hopefully 
increase the day time population. 
 
2.  Daytime Business Population 
 
It is expected that as the Project Area becomes more fully utilized that the daytime business 
population will increase. 
 
D.  Building Intensities in the Project Area 
 
The building intensities within the boundaries of the Urban Renewal Project Area were analyzed 
along with the condition of each structure as described in the blight survey.  No unusual 
evidence of building intensities was found in the Urban Renewal Project Area.  It is expected 
that the building intensities within the Project Area will be affected by urban renewal, in that it is 
expected that building intensities will increase as the Project Area becomes more fully developed 
and utilized. 
 
Section 5 Statement of Standards That Will Guide the Urban Renewal 
 
A. Statement of Development Objectives 
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l.  Removal of structurally substandard buildings or improvements to permit the return of the 
Urban Renewal Project Area land to economic use and new construction.  
 
2.  Removal of impediments to land disposition and development through assembly of land into 
reasonably sized and shaped parcels served by improved public utilities and infrastructure 
improvements.  
 
3. Rehabilitation of buildings if sound long-term economic activity can be assured thereby.  
 
4. The elimination of environmental deficiencies, including: irregular lot subdivision, inadequate 
drainage, weeds and excessive vegetation, underutilized land and soil contamination mitigation. 
 
5.  Achievement of an environment reflecting a high level of concern for architectural, landscape 
and urban design principles, developed through encouragement, guidance, appropriate controls, 
and professional assistance to owner participants and developers.  
 
6.  Promote and market the Project Area for development or urban renewal that would be 
complimentary to existing businesses and industries or would enhance the economic base of the 
community through diversification. 
 
7.  Provide utilities, streets, curbs, sidewalks, parking areas, landscaping and architecture to give 
the area a new look and to attract business activity. 
 
8.  Provide for the strengthening of the tax base and economic health of the entire community 
and the State of Utah. 
  
9.  Provide improved public streets and road access to the area to facilitate better traffic 
circulation and reduce traffic hazards by assisting in the street alignments and the 
implementation of City institutional controls and regulations to ensure management of any 
contaminated materials.  The Agency shall work with the City to recommend ways to improve 
traffic and pedestrian circulation within and abutting the Project Area.  
 
10.  Provide for compatible relationships among land uses and quality standards for 
development, such that the area functions as a unified and viable center of social and economic 
activity for the City. 
 
11.  Provide improved pedestrian circulation systems.  
 
12.  Coordinate and improve the public transportation system, including streets and public transit 
services. 
 
13.  Eliminate the blighting factors and blighting influences in the Project Area. 
 
B.  General Design Objectives 
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Subject to the development objectives and other provisions of this Plan, owners and developers 
will be allowed flexibility in the urban renewal of land located within the Urban Renewal Project 
Area and are expected to obtain the highest quality design and development.  Each urban 
renewal proposal will be considered subject to: (1) appropriate elements of the City’s general 
plan;  (2) the planning and zoning code of the City; (3) other applicable building codes and 
ordinances of the City; (4) a review and recommendation by the City Planning Commission and 
City Council; and (5) approval by the Agency to ensure that the urban renewal is consistent with 
this Urban Renewal Plan. 
 
A review of urban renewal proposals may also be made by an advisory design review committee 
established by the Agency.  Each urban renewal proposal by an owner or a developer will be 
accompanied by site plans, development data and other appropriate material that clearly 
describes the extent of urban renewal proposed, including land coverage, setbacks, heights and 
bulk proposed, off-street parking and loading to be provided, use of public transportation, and 
any other data determined to be necessary or requested by the City or the Agency.  
 
The general design of specific projects may be developed or approved by the Agency in 
cooperation with the Planning Commission.  The particular elements of the design should be 
such that the overall urban renewal of the Project Area will:  
 
1.  Provide an attractive urban environment;  
 
2.  Blend harmoniously with the adjoining areas;  
 
3.  Provide for the optimum amount of open space in relation to new buildings;  
 
4.  Provide parking areas, appropriately screened and/or landscaped to blend harmoniously with 
the area, and possibly parking structures;  
 
5.  Provide open spaces and pedestrian walks which are oriented to the directions of maximum 
use and designed to derive benefit from topographical conditions and views; 
 
6.  Provide for the optimum separation and protection of pedestrian access routes from vehicular 
traffic arteries; 
 
7.  Result in the development of land within the Urban Renewal Project Area in such a manner 
that available off-street parking will be provided as appropriate.  Special emphasis will be placed 
on phases of construction of all new development projects to support the parking program; 
 
8.  Comply with the other provisions of this Plan. 
 
C. Specific Design Objectives and Controls 
 
1. Building Design Objectives:  
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a.  All new buildings shall be of design and materials which will be in harmony with adjoining 
areas and other new development and shall be subject to design review and approval by the 
Agency. 
 
b.  The design of buildings shall take optimum advantage of available views and topography and 
shall provide, where appropriate, separate levels of access. 
 
c.  Buildings within the Urban Renewal Project Area should be designed and placed to act as 
significant landmarks in the Urban Renewal Project Area and the City.  
 
2.  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 existing and proposed buildings, area topography, 
views, etc. 
 
b.  Appropriate pedestrian or human spaces to be used for casual occupancy, gathering and 
interaction should be provided. 
 
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 and take into account desirable views of new and 
existing development in the area and surrounding community and the area topography and 
views.  
 
e.  Materials and design of paving, retaining walls, fences, curbs, benches, and other 
accouterments, shall be of good appearance, easily maintained, and indicative of their purpose.  
 
3. 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.  Any parking structures should be designed to complement and blend with existing or planned 
structures.   
 
4. Landscape Design Objectives:  
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a.  A coordinated landscape and open space design incorporating landscaped treatment for open 
space, roads, paths, and parking areas into a continuous and integrated design shall be a primary 
objective.  
 
b.  Primary landscape treatment shall consist of a variety of shrubs, ground cover, and shade 
trees as appropriate to the character of the Urban Renewal Project Area and as determined by the 
City and the Agency. 
 
5. 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 following consistent design standards 
and of pleasant appearance and modern illumination standards shall be provided as necessary as 
approved by the City.  
 
 c.  Grading.  The applicable portions of the Project Area will be graded in conformance with the 
final project design determined by the Agency and the City for each specific project. 
 
D. Techniques to Achieve The Urban Renewal Plan Objectives 
 
Possible activities contemplated in carrying out the Plan in the Project Area include the 
acquisition, clearance and rehabilitation of properties in the Urban Renewal Project Area.  
 
1. Rehabilitation:  
 
Properties determined to be in substandard condition by the Agency and not otherwise needed 
for urban renewal may be sufficiently rehabilitated to insure a remaining economic life of twenty 
years.  
 
2. Acquisition and Clearance:  
 
Parcels of real property located in the Project Area may be acquired by purchase or other 
methods, and may be acquired by condemnation (eminent domain) if during the existence of 
this Plan the Agency's power of eminent domain is authorized by law. 
 
3. Implementation of Urban Renewal Projects: 
 
The Agency shall have the right to approve the design and construction documents of all urban 
renewal within the Project Area to ensure that all urban renewal within the Project Area is 
consistent with this Urban Renewal Plan.  The City’s Community Development Department or 
Planning Commission shall notify the Agency of all requests for: (1) zoning changes; (2) design 
approval; (3) site plan approval or amendments thereto; and (4) building permits within the 
Project Area.  Urban renewal projects within the Project Area shall be implemented as approved 
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by the Agency and the City.  
 
Urban Renewal projects may be undertaken and carried out as provided in this Plan and as 
provided for in the Act. Funding for urban renewal projects and activities shall be provided for in 
the Project Area Budget or the annual budget of the Agency, or by private investment. 
    
E. Property Acquisition, Disposition, Relocation and Development 
 
The objectives of this Urban Renewal 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 Urban 
Renewal Project Area.  The Agency may acquire property by negotiation, gift, devise, exchange, 
purchase, eminent domain (condemnation), provided that at the time acquisition is initiated 
through eminent domain the Agency's power of eminent domain is authorized by law, or 
other lawful method.  The Agency is authorized to acquire any other interest in real property less 
than fee title such as leasehold interests, easements, rights of way, etc. by negotiation, gift, 
devise, exchange, purchase, eminent domain (condemnation), provided that at the time 
acquisition is initiated through eminent domain the Agency's power of eminent domain is 
authorized by law, or other lawful method.  The Agency shall not acquire real property on 
which an existing building is to be continued on its present site and in its present form and use 
without the consent of the owner, unless, in the Agency's judgment, (1) such building requires 
structural alteration, improvement, modernization, or rehabilitation, or (2) the site or lot on 
which the building is situated requires modification in size, shape, or use, or (3) it is necessary to 
impose upon such property any of the standards, restrictions and controls of the Plan and the 
owner fails or refuses to agree to participate in the Plan in a manner acceptable to the Agency. 
 
2.    Acquisition of Personal Property:  
 
Generally personal property will not be acquired by the Agency.  However, where necessary in 
the execution of this Plan, the Agency is authorized to acquire personal property in the Urban 
Renewal Project Area by any lawful means. 
 
3. 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 
projects within this Project Area.  The Agency may seek the aid and cooperation of such public 
entities in order to accomplish the purposes of urban renewal 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 which own or intend to acquire property in the Urban Renewal Project Area.  To the 
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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 this Plan.  
 
 4.    Property Management: 
 
During such time that property, if any, in the Urban Renewal 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 urban renewal.  
 
5. Property Disposition and Development:  
 
The Agency is also authorized, by lawful means, to provide for and promote the urban renewal 
of the Project Area as follows. 
 
The Agency is authorized to demolish and clear buildings, structures, and other improvements 
from any real property in the Urban Renewal Project Area as necessary to carry out the purposes 
of this Urban Renewal 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 Urban Renewal Project Area, not prohibited by law which are necessary or desirable to carry 
out this Urban Renewal Plan, and, to the extent approved by the taxing entity committee in the 
approved Project Area Budget or otherwise, public infrastructure and improvements 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 Urban Renewal Project Area.  The 
Agency is also authorized to rehabilitate or to cause to be rehabilitated any building or structure 
in the Urban Renewal Project Area.  The Agency is also authorized and directed to advise, 
encourage, and assist in the rehabilitation of property in the Urban Renewal 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, grant or otherwise dispose of 
any interest in real property.  The Agency is authorized to dispose of real property by gift, grant, 
leases or sales by negotiation with or without public bidding.  All real property acquired by the 
Agency in the Urban Renewal Project Area may be given, granted, 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 Urban Renewal Plan.  All purchasers or lessees 
of property from the Agency shall be made obligated to use the property for the purposes 
designated in this Urban Renewal 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 Urban Renewal Plan are to be 
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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 Urban Renewal Plan will be carried out and to prevent the recurrence of blight, 
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 Urban Renewal 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 running with the land, rights of reverter, conditions 
subsequent, equitable servitudes, or any other provision necessary or desirable to carry out this 
Urban Renewal 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 
Urban Renewal Project Area for itself or for any public entity to the extent that such 
improvement would be of benefit to the Urban Renewal Project Area.  During the period of 
development in the Urban Renewal Project Area, the Agency shall require that the provisions of 
this Urban Renewal Plan and of other documents formulated pursuant to this Urban Renewal 
Plan are being observed, and that development in the Urban Renewal Project Area is proceeding 
in accordance with development documents and time schedules.  Plans for development or urban 
renewal by owners or developers, both public and private, shall be submitted to the Agency for 
approval and architectural review.  All development or urban renewal must conform to this 
Urban Renewal Plan and all applicable federal, state, and local laws. 
 
For the purpose of this Urban Renewal Plan, the Agency is authorized to grant, sell, lease, 
exchange, transfer, assign, pledge, encumber, and otherwise dispose of personal property. 
 
Section 6    How the Purposes of State Law Would Be Attained By The Urban Renewal 
 
It is the intent of the Agency, with the assistance and participation of private owners, to remove, 
if possible, all blight and blighting influences from the Project Area by the methods described in 
this Plan, including but not limited to the removal or clearance of buildings, structures, or 
improvements with blight factors or which are blighted, or through the renovation or 
rehabilitation of buildings, structures or improvements with blight factors or which are blighted.  
With the clearance of land or the rehabilitation of buildings and structures, private development 
should be encouraged to undertake new development or urban renewal which will strengthen the 
tax base of the community in furtherance of the objectives set forth in the Act. 
 
Section 7   How the Plan Is Consistent, and the Proposed Urban Renewal Conforms,  
        With the Community General Plan 
 
This Urban Renewal Plan is consistent with and the proposed urban renewal conforms to the 
community’s general plan in the following respects:   
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A.  Zoning Ordinances 
 
The property within the Project Area is currently zoned (C-1) Commercial, (C-2) Commercial, 
(C-3) Commercial, (R-M) Residential.  The City general plan currently calls for the Project Area 
to be for the following uses: regional commercial, professional office, community commercial 
and utility.  The proposed development is permitted under the current zoning classifications of 
the City.  If any zoning changes are required, such changes would be submitted to the City for 
consideration and approval.   
 
B.  Building Codes 
 
The construction of all new buildings and improvements and the rehabilitation of any existing 
buildings or improvements will be done in accordance with the standards set forth in the general 
 plan of the City and in accordance with the International Building Code applicable to the City.  
All building permits for construction or rehabilitation will be issued by the City in order to 
assure that new development or urban renewal is consistent with the general  plan of the City.  
 
C.  Plan Consistent with General Plan 
 
This Urban Renewal Plan is consistent with the general community plan of the City, which 
encourages regional commercial, professional office, community commercial and utility uses in 
the Project Area.  
 
Section 8   Description of How the Urban Renewal Will Reduce or Eliminate Blight 
 
The governing board of the Agency and the legislative body of the City have found that the area 
within the boundaries of the Project Area is a blighted area.  It is expected, and it is the purpose 
of this Urban Renewal Plan, that the factors of blight in the Project Area will be eliminated and 
removed by: (1) implementation of the various provisions and standards of this Plan; (2) 
encouragement and promotion of development in the Project Area, which development will be in 
compliance with the provisions and standards of this Plan; (3) removal, if possible, of buildings 
and structures that have blight factors or were found to be blighted, or factors and elements of 
blight in the Project Area, primarily through private development and also through owner 
participation; and (4) rehabilitation of buildings and structures if they would have a useful life 
after rehabilitation of at least 20 years. 
 
The Agency believes that some owners of real property located within the Project Area would be 
willing to undertake a program or take action which will result in the removal of some of the 
blighted buildings and structures, the relocation of their businesses or sale of their land, 
buildings and residences, thereby facilitating construction of new buildings and improvements 
on the land within the Project Area.  Through the process of owner participation, owners of real 
property located within the Project Area may enter into one or more agreements with the Agency 
which will result in the removal of blight from the Project Area. 
 
Section 9   Description of the Specific Project or Projects That Are The Object of the 
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                     Proposed Urban Renewal 
 
The Agency believes on the basis of public input received by the Agency from owners at a 
public hearing and in other discussions with owners of real property within the Project Area that 
one or more urban renewal projects may be undertaken by private owners to accomplish the 
purposes of this Urban Renewal Plan. 
  
Section 10    Ways in Which Private Developers, If any, Will Be Selected To Undertake the  
                     Urban Renewal  
 
A.  Selection of Private Developers 
 
The Agency contemplates that owners of real property within the Project Area will take 
advantage of the opportunity to develop their property.  In the event that owners do not wish to 
participate in the urban renewal in compliance with the Plan, or in a manner acceptable to the 
Agency, or are unable or unwilling to appropriately participate, the Agency reserves the right 
pursuant to the provisions of the Act to acquire parcels, to encourage other owners to acquire 
other property within the Project Area, or to select non-owner developers by private negotiation, 
public advertisement, bidding or the solicitation of written proposals, or a combination of one or 
more of the above methods, and by doing so to encourage or accomplish the desired urban 
renewal of the Project Area. 
 
B.   Identification of Developers who are Currently Involved in the Proposed                    
     Urban Renewal 
 
The Agency has not been contacted by or been in contact with any developers regarding any 
proposed development.  Consequently, there are no potential developers currently involved in 
the proposed development pursuant to provisions of Section 17C-2-103(1)(h) of the Act.  
 
1.  Qualified Owners 
 
The Agency shall first permit qualified owners within the Project Area to participate as 
developers in the urban renewal of the Project Area. 
 
2.  Other Parties  
 
Regarding all or any portion of the Project Area, if owners in the Project Area, as described in 
Subparagraph A above, do not propose urban renewal projects acceptable to the Agency, or do 
not possess the necessary skill, experience and financial resources, or are not willing or able to 
appropriately develop or renew all or part of the Project Area, the Agency may identify other 
qualified persons who may be interested in developing all or part of the Project Area.  Potential 
developers may be identified by one or more of the following processes:  (1) public solicitation, 
(2) requests for proposals (RFP), (3) requests for bids (RFB), (4) private negotiation, or (5) some 
other method of identification approved by the Agency. 
 



 
 
 - 17 -  

3.  Owner Participation Agreements 
 
The Agency has not entered into nor does it intend to enter into any owner participation 
agreements or agreements with developers to develop all or part of the Project Area until after 
the Agency and the City decide whether or not to adopt an urban renewal plan for the Project 
Area. 
 
Section 11   Urban Renewal Plan Restrictions 
 
Pursuant to the provisions of the Act, this Urban Renewal Plan provides as follows:  
 
Incremental Value Limitations:  Pursuant to Section 17C-2-202 of the Act, unless the Agency 
obtains a waiver from the taxing entity committee or the Act is amended to delete or omit this 
requirement, the Agency may not adopt the first Project Area Budget if the combined 
incremental value for the Agency exceeds 10% of the total taxable value of the property within 
the Agency’s boundaries in the year that the Project Area Budget is being considered. 
 
Section 12  The Reasons for the Selection of the Project Area 
 
The Project Area  was selected by the Agency as that area within the City having an immediate 
opportunity to reduce or eliminate blight from the community and to strengthen the economic 
base of the community through one or more new projects which would eliminate blighting 
factors and develop the area in an appropriate manner and broaden the tax base of the 
community.  The Project Area contains a portion of the City that is desirable for urban renewal 
because of:  (1) a general recognition by the owners and the public that the Project Area is in 
decline, is blighted and needs assistance if the area is to remain or become economically viable; 
(2) a recognition and growing support by property owners that this portion of the City needs the 
reinvestment of private capital to rehabilitate existing buildings or construct new buildings or 
infrastructure improvements; and (3) the opportunity to commence a public-private partnership 
to improve this area of the City. 
 
Specific boundaries of the Project Area were arrived at by the Agency after a review of the area 
by members of the Agency, City staff, urban renewal consultants, and other technical and legal 
consultants.   Planned treatment of this area is intended to stimulate development to the degree 
necessary for sound long-range economic growth in the Project Area and to encourage the 
further development of real property located within the Project Area. 
 
Section 13 The Description of the Physical, Social, and Economic Conditions Existing in 
              the Area  
 
A.  Physical Conditions 
 
The Project Area consists of approximately 58.49 acres of privately owned land as shown on the 
Project Area map.  The physical characteristics of the Project Area may generally be classified as 
an underutilized urban area of the City including, a dated, large suburban shopping center with 
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limited access, smaller commercial lots, some of which lack frontage on existing public streets, 
areas with excessive vacancies and dysfunctional vacant lots, areas that have not been reinvested 
in to improve function and aesthetics. 
  
At the time of the blight finding by the Agency pursuant to Section 17C-2-303 of the Act, the 
Agency determined that the present condition or use of the Project Area substantially impairs the 
sound growth of the municipality, retards the provision of housing accommodations, or 
constitutes and economic liability or is detrimental to the public health, safety or welfare, as 
shown by existence within the Project Area of at least four of the following factors listed below, 
and the Project Area was determined to be a "blighted area" for the following reasons: 

FINDING A 
 
The proposed Project Area consists predominantly of non-greenfield parcels.  "Greenfield" 
means land not developed beyond agricultural or forestry use.  The proposed Project Area 
contains no greenfield parcels. 
 
FINDING B 
 
The proposed Project Area is currently zoned for urban purposes and generally served by 
utilities.  The proposed Project Area is served by Electric, Water/Sewer, and Gas utilities, and is 
served by roads.  The proposed Project Area is zoned C-2 or C-3 in its entirety. 
 
FINDING C 

 
At least 50% of the parcels within the proposed Project Area contain nonagricultural or 
nonaccessory buildings or improvements used or intended for residential, commercial, 
industrial, or other urban purposes, or any combination of those uses.  73 of the 75 parcels 
in the proposed Project Area contain buildings or improvements used or intended for residential, 
commercial, industrial, or other urban purposes.  16 parcels are listed in the public record as 
being vacant but are a part of a greater development and have improvements.  The parcels 
containing buildings or improvements represent 97% of the total parcels in the proposed Project 
Area.  The parcels containing buildings or improvements represent 90% of the acreage in the 
proposed Project Area. 
 
FINDING D 
 
The present condition or use of the proposed Project Area substantially impairs the sound 
growth of the municipality,  retards the provision of housing accommodations, or 
constitutes an economic liability or is detrimental to the public health, safety, or welfare, as 
shown by the existence within the proposed Project Area of at least four of the following 
factors: 
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(1) one of the following, although sometimes interspersed with well maintained buildings 
and infrastructure: 
 

substantial physical dilapidation, deterioration, or defective construction of 
buildings or infrastructure; or 

 
significant noncompliance with current building code, safety code, health code or 
fire code requirements or local ordinances 

 
(2) unsanitary or unsafe conditions in the proposed Project Area that threaten the health, 
safety, or welfare of the community 
 
(3) environmental hazards, as defined in state or federal law that require remediation as a 
condition of current or future use and development 
 
(4) excessive vacancy, abandoned buildings, or vacant lots within an area zoned for urban 
use and served by utilities 
 
(5) abandoned or outdated facilities that pose a threat to public health, safety, or welfare 
 
(6) criminal activity in the Project Area higher than that of comparable nonblighted areas 
in the municipality or county 
 
(7) defective or unusual conditions of title rendering the title nonmarketable. 
 
This Finding D is, among other things, supported by the information from the Blight Study set 
forth in Exhibit “C” attached hereto.  
 
FINDING E 
 
(1) At least 50% of the parcels within the proposed Project Area are affected by at least one 
of the blight factors set forth above, but not necessarily the same factor.   
(2)  The affected parcels comprise at least 66% of the acreage of the proposed Project Area. 
Sixty-six (66) of the total of seventy-five (75) or 88% of the number of private parcels for a total 
of  53.75+/- acres or 92% of the total proposed Project Area exhibit four or more of the 
legislated "blight" factors.  
 
FINDING F 
 
The proposed 5400 South and Bangerter Highway Urban Renewal Project Area is a blighted 
area, the renewal of which is necessary to effectuate a public purpose.  Evidence of "blight" 
conditions or indicators was found in the proposed Project Area, sufficient to be determined to 
be present area wide, and therefore leads to the cumulative conclusion of blighted conditions in 
the proposed 5400 South and Bangerter Highway Urban Renewal Project Area. 
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The Board’s finding of blight was made on October 17, 2007, by adoption of Resolution No. 07-
02.  
 
Section 14  Analysis Regarding the Urban Renewal Project Area and the Proposed Method 
                  of Financing  
 
The Agency is a separate government entity established pursuant to the provisions of the Act.  Its 
purposes include to prepare and carry out plans for the urban renewal of the project areas within 
the territorial limits of the City.  To accomplish this objective, State law permits the Agency to 
undertake urban renewal projects in specifically designated and adopted project areas which 
meet certain standards and criteria. 
 
The Act provides a means for financing urban renewal projects based upon an allocation of taxes 
collected within a project area.  Most of the Agency's activities are funded by "tax increment" 
financing.  
 
Under tax increment financing and the provisions of the Act, the assessed value of all personal 
and real property within the Project Area as equalized for the year prior to the adoption of this 
Urban Renewal Plan becomes the base year or "base taxable value".  In years following the base 
year, the local taxing units (such as the County, the City, the local school district) receive the 
taxes generated by applying the current year tax levy to the base taxable value assessed 
valuation. The taxing entities having the right to levy general ad valorem property taxes on the 
real and personal property located in the Project Area continue to receive the taxes produced by 
the levy of the current tax rate upon the base taxable value. 
 
The Agency may receive taxes collected due to an increase in the assessed value of the Project 
Area over that of the base year or "base taxable value".   Taxes collected upon any increase in 
assessed valuation over the "base taxable value" may be paid to the Agency for the uses 
authorized by the Act.  The Agency has no authority to levy taxes and must look specifically to 
the allocation of tax increment produced in the Project Area as above described.   
 
In determining the feasibility of this Urban Renewal Plan, the Agency has considered the present 
"base taxable value" within the Project Area and estimated future increments in assessed 
valuation and resulting "tax increment" tax revenues.  The Agency reviewed the assessed value 
of the property valuations within the Project Area as determined by the office of the County 
Assessor.  The "base taxable value" for the Project Area is equal to the sum of the assessed 
values of real property, personal property and any State-assessed property within the Project 
Area for the tax assessment roll last equalized before the date of the taxing entity’s approval of 
the first Project Area Budget. 
  
 Based upon the data obtained, the Agency has calculated the "base taxable value" of the Project 
Area as of January l, 2007, as equalized on or before November 1, 2007, in order to estimate the 
amount of tax increment which may be available within the Project Area.  
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It is the intent of the Agency to implement this Urban Renewal Plan as tax increment becomes 
available to the Agency from the investment of private capital within the Project Area as a result 
of the construction of new improvements, other sources of revenue which may be available to 
the Agency within the Project Area, and from loans, grants, gifts, and bonds, as authorized by 
law.   
 
The implementation of urban renewal projects in the Project Area is economically feasible 
because as urban renewal occurs, the Project Area is expected to generate new taxes based upon 
the new development or urban renewal.  It is anticipated that additional tax increment will result 
from the increased value of land and improvements which are expected to be constructed within 
the Project Area.   
 
A.   The Project Area Budget 
 
The Agency has requested that a taxing entity committee (the "Taxing Entity Committee") as 
authorized by Section 17C-2-402 of the Act be created for the Agency.  The Agency has 
prepared a Project Area Budget, Exhibit “E,” and the Taxing Entity Committee, representing the 
public entities having the right to levy taxes on the real and personal property located in the 
Project Area, will be or has been asked to approve the Project Area Budget, Exhibit “E,” or a 
revised or amended project area budget (the "Project Area Budget") for the Project Area.  Tax 
increment received by the Agency from the Project Area will be expended and used by the 
Agency in accordance with the uses authorized by the Act, and except as authorized by the Act 
will not exceed the total amounts authorized and established in a Project Area Budget, approved 
by the Taxing Entity Committee and adopted by the Agency.  The amounts, percentages and 
time periods discussed below relate to the currently proposed Project Area Budget.  Said 
amounts, percentages and time periods shall be automatically deemed to be amended to conform 
with any Project Area Budget or amended Project Area Budget approved and adopted pursuant 
to applicable law and procedures.  The Agency is authorized to receive increased or additional 
amounts of tax increment, and to expend tax increment funds, in accordance with the Project 
Area Budget that is approved by the Taxing Entity Committee and adopted by the Agency, and 
in accordance with any subsequent amended Project Area Budget approved and adopted 
pursuant to applicable law and procedures. 
 
The currently proposed draft Project Area Budget is a multi-year budget prepared by the Agency 
to implement this Urban Renewal Plan and other authorized purposes and will be or has been 
submitted to the Taxing Entity Committee for its approval.  The currently proposed draft Project 
Area Budget provides for the Agency to receive 75% of the tax increment for a fifteen (15) year 
period and shows the following: 
 
(1)  The 2007 base year taxable value of the Project Area is $57,831,180 as of January 1, 2007, 
as last equalized on November 1, 2007 and as shown on the currently proposed draft Project 
Area Budget. 
 
(2)  The projected tax increment of the Project Area to be paid to the Agency under the currently 
proposed draft Project Area Budget is $ 17,132,000 
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(3)  Of the amount shown in paragraph (2) above, the currently proposed draft Project Area 
Budget contemplates that 25% tax increment will be shared with taxing districts. 
 
(4)  Under the currently proposed Project Area Budget, the amount of tax increment expected to 
be used to implement this Urban Renewal Plan is $17,132,000.  Included in this amount of tax 
increment are the following:  (a) development and relocation costs, public and infrastructure 
improvements $12,849,000; (b) housing $3,426,400; and (c) Agency administrative costs of 5% 
of the tax increment received by the Agency or approximately $856,600, as described in 
subparagraph (6) below. 
 
(5) It has not yet been determined whether tax increment revenue bonds will be issued by the 
Agency to finance the urban renewal of the Project Area.   
 
(6) Under the currently proposed draft Project Area Budget, the tax increment expected to be 
used to cover the cost of administering this Urban Renewal Plan is $856,600 over a period of 
fifteen (15) years. 
 
B.  A Description of Any Tax Incentives Offered To Private Entities for Facilities  
       Located in the Project Area 
 
Subject to the adoption of the Project Area Budget, the following generally describes tax or other 
incentives which the Agency intends to offer within the Project Area to owners/developers in 
consideration for constructing and operating the proposed development.  The Agency may offer 
other incentives and use tax increment in other ways, as authorized and provided for in the Act. 
 
The Agency intends to use tax increment from the Project Area, subject to Agency discretion and 
only to the extent tax increment funds are available, to help pay for the costs associated with the 
development of the Project Area (the "Reimbursed Costs").  Reimbursed Costs may include costs 
for such items as public infrastructure improvements, Agency requested off-site improvements 
and upgrades and on-site upgrades, land write downs, desirable Project Area improvements and 
other items as approved by the Agency.  Payment to the City or developer or owner for 
Reimbursed Costs shall be made through an agreement between the Agency and the City or the 
Agency and the developer or owner.  Except where the Agency issues bonds or otherwise 
borrows or receives funds, the Agency expects to pay the City or developer or owner for the 
agreed upon Reimbursed Costs in tax increment payments to be paid after receipt by the Agency 
of the tax increment after ad valorem taxes have been paid to the County and then distributed to 
the Agency.  The tax increment for making payments will be received as a result of the 
incremental ad valorem tax increases on the Project Area due to the development in the Project 
Area.  Subject to the provisions of the Act, the Agency may agree to pay Reimbursed Costs and 
other items from tax increment for any period of time that the Agency may deem to be 
appropriate under the circumstances. 
 
C.   Analysis of Whether the Adoption of the Plan Is Necessary and Appropriate to 
       Reduce or Eliminate Blight      
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The Agency has retained Bonneville Research to assist the Agency in analyzing the conditions 
found in the Project Area.  This firm prepared a Blight  Analysis or Blight Study dated 
September 17, 2007, a copy of which is incorporated herein by reference. 
 
The benefits derived from the financial assistance proposed to be provided by the Agency 
include those enumerated herein.  Implementation of the provisions and standards of this Plan, 
and the financial assistance proposed to be provided by the Agency under this Plan, will: 
 
1.  Assist in the removal of blight and blighting influences from the Urban Renewal Project 
Area. 
 
2. Assist in removing impediments to land disposition and development.  The Agency will 
encourage proposed developers to assemble separate parcels into one or more consolidated 
parcels which will have sufficient land area to become economically viable for any proposed 
future development.  
 
3. Promote the upgrading, as funds are available through public or private sources, of the 
utilities, streets,  curbs, sidewalks, parking areas, landscape areas and other infrastructure 
improvements to attract development.  Infrastructure improvements are needed to encourage the 
development or urban renewal of the Project Area.  These infrastructure improvements may 
attract additional development outside the Project Area.  
 
4. Provide improved transportation to and within the Project Area by upgrading public 
streets and providing improved road access to and/or within the Project Area to facilitate better 
traffic and pedestrian circulation, reduce traffic hazards, and to promote air quality and reduce 
congestion, and encourage the improvement of public transportation for persons working or 
shopping in the Project Area. 
 
5. Eliminate environmental deficiencies, improper drainage, underutilization of real 
property by encouraging development or urban renewal of an area found to be substandard. 
 
6. Promote and market sites for urban renewal where the proposed development would 
remove blight,  be complimentary to existing businesses or enhance the economic base of the 
community through diversification.     
 
7. Provide for the strengthening of the property and income tax base and economic health of 
the entire community and the State of Utah by increasing the assessed valuation of the City by 
more than $35.4 million resulting from the improvements.  
 
Based upon the Blight Analysis or Blight Study, the need for improvement and renewal, the 
decline of the Project Area, existing impediments to development and urban renewal and lack of 
recent private investment, and the other information set forth herein, it is the conclusion of the 
Agency that the adoption of this Plan is necessary and appropriate to reduce or eliminate blight. 
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D.  Evaluation of the Reasonableness of the Costs of Urban Renewal 
    
1. To successfully eliminate blight in the Project Area and increase the Area’s tax base, 
some of the existing businesses may need to be relocated to a more appropriate part of the City. 
 
2. The Project Area and vicinity need infrastructure improvements necessary to stimulate 
private investment.  There is an infrastructure “gap” which must be satisfied to enable private 
investment to proceed within portions of the Project Area.  
 
3. The infrastructure improvements proposed will benefit the future development of the 
commercial area by providing improved access and traffic circulation and better accessibility to 
utilities.  The Agency believes that this additional development will result in increased revenues 
to the City, the potential of additional property tax revenue and job creation to the community 
and income, corporate franchise and sales tax revenues to the State and local government. 
 
4. An estimate of the urban renewal costs and the costs for construction of infrastructure for 
or related to the proposed development of the Project Area is shown in the currently proposed 
draft "Project Area Budget", Exhibit “E.” 
 
The cost of the relocation of businesses and public improvements to be constructed as part of the 
proposed development may need to be borne by the City and initially funded through City 
revenue  repayable in part with a portion of the Agency’s share of the tax increment generated by 
the urban renewal.  The schedule entitled "Project Area Budget", Exhibit “E,” sets forth the 
projected development costs.     
 
The Agency believes that the cost estimates shown in the currently proposed draft Project Area 
Budget are reasonable and provide the basis for the Agency to proceed with the proposed urban 
renewal activities in the Project Area.  The cost estimates reflect the Agency’s current best 
estimates of current and future costs and revenues based upon estimated inflationary factors 
which may change during the life of the Project Area Budget that is approved by the Taxing 
Entity Committee and adopted by the Agency. 
 
The Agency believes that the proposed development will result in increased revenues to the City, 
the potential of additional property tax revenue and job creation to the community and income 
and sales tax revenues to the State and local government.  Given the substantial benefits to the 
community and to the State from the Urban Renewal Project, as referred to elsewhere in this 
Plan, the public investment of approximately $12,849,000 for improvements and infrastructure 
payable over time from tax increment as contemplated in the currently proposed draft Project 
Area Budget, also appears to be reasonable and justified. 
  
E.  Efforts The Agency Has Made or Will Make To Maximize Private Investment 
 
The Agency proposes to use tax increment to fund key infrastructure improvements or as an 
incentive to private owners and developers, to encourage and maximize private investment in the 
urban renewal of the Project Area.  It is expected that through the use of tax increment in this 
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manner, and through agreements with owners and developers setting the expected performance, 
private investment will be maximized to the extent reasonably possible.  The private investment 
in the proposed development is anticipated to be $35.4 million to be spent by owners and 
developers. 
 
The resulting private to public participation ratio is approximately 2.7 to 1.  This is an acceptable 
ratio.  The Agency believes that private investment for the project has been or will be maximized 
to the extent reasonably possible.  
 
F.  Rationale For Use of Tax Increment Financing, Including Analysis of Whether the  
Proposed Development Might Occur In The Foreseeable Future Solely Through Private 
Investment 
 
The rationale for use of tax increment financing is also addressed in other provisions of this Plan. 
  
By using tax increment, the Agency can fund the construction of key infrastructure 
improvements and offer incentives to developers, in order to induce private investment and 
development within the Project Area that would not otherwise take place, or may only take place 
at a much later time or in an unacceptable manner or without eliminating blight.  The use of tax 
increment financing serves as a catalyst to trigger private sector investment by constructing fixed 
assets in the community.   If there is no private sector investment, there will be no tax increment 
against which private sector dollars can be leveraged.  Private investment is calculated using the 
projected costs for: (1) land acquisition, (2) new building construction or rehabilitation, (3) 
capital equipment, and (4) personal property. 
 
Based upon the existing circumstances and the recent lack of development and needed renewal 
in the Project Area resulting in blight conditions, and resulting in the persistence of those 
conditions in the Project Area, the Agency concludes that without  the construction of the 
necessary infrastructure improvements, or the offering of incentives to owners or developers, the 
Project Area will have difficulty in attracting the private investment necessary to rehabilitate the 
Project Area. 
 
G.  Estimate of The Total Amount of Tax Increment That Will Be Expended in                     
 Undertaking Urban Renewal And The Length of Time For Which it Will Be Expended 
 
It is estimated and anticipated that $17,132,000 of tax increment, including the 20% housing 
allocation, will be expended in undertaking the urban renewal and that the length of time that tax 
increment financing will be used within the Project Area will not exceed fifteen (15) years, all as 
shown in the currently proposed draft Project Area Budget.  However, the length of time, and the 
amount of tax increment authorized to be used or received by the Agency, shall be in accordance 
with the Project Area Budget(s) actually approved by the Taxing Entity Committee and adopted 
by the Agency. 
 
H.  Description of Anticipated Public Benefit to Be Derived From The Urban Renewal 
 



 
 
 - 26 -  

It is anticipated that the public benefit to be derived from the proposed development in the 
Project Area will include the following: 
 
1.  Beneficial Influences upon the Tax Base of the Community 
 
The following benefits are projected to accrue to the tax base of the community and the state as a 
result of the subject urban renewal: (1) local option sales tax revenue; (2) real property tax 
revenue; (3) personal property tax revenue; (4) personal income and corporate franchise tax 
revenue.  The property tax alone is expected to rise from $642,742 in the year 2007 to over $3 
million in 2022 as a result of the urban renewal.   
 
2.  Number of Jobs or Employment Anticipated As A Result of the Urban Renewal  
 
The number of jobs anticipated to result from the proposed urban renewal is estimated to be 
equivalent to 217 full time positions.   
 
The number of construction jobs is calculated based on construction labor costs, which are 
assumed to be about 40 percent of total construction costs (the remaining 60 percent is spent for 
materials and overhead).  The total costs for the initial projects are estimated to be $15.6 million. 
Therefore, the total labor cost estimates of $6.25 million, divided by the average wage of 
$40,000, results in the equivalent of 156 full-time jobs spread over the one year construction 
period. 
 
With low unemployment in the City and the location of the City in relation to neighboring cities, 
the Agency believes that some of the work force relating to the proposed urban renewal will 
likely come from other areas of the County.  Some employees obtaining employment in the 
Project Area may wish to relocate to the City due to the quality of life near their job location.  
Other potential employees may wish to lower expenses by living close to work in an affordable 
locale.  The proposed development should help provide jobs for anticipated growth in 
population.    
 
 
 
3.  Associated Business and Economic Activity Likely to Be Stimulated By the 
      Urban Renewal 
 
Please refer to the information set forth above.  Also, other direct and indirect benefits will 
accrue to business involved in construction supply, business products, business equipment and 
furnishing, furniture and furnishings, office supplies, food services, pharmaceutical, and general 
retail.  
 
4.  Use of a Portion of the Tax Increment for Housing 
 
Pursuant to Section 17C-2-203 of the Act, 20% of the tax increment funds payable to the Agency 
over the life of this Urban Renewal Plan pursuant to the Project Area Budget will be allocated 
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for certain housing uses as provided in Section 17C-1-412 of the Act.  The Agency anticipates 
that the use of these tax increment monies for housing will have the additional public benefit of 
assisting the community in improving its housing stock and create additional employment 
opportunities within the community.  The Agency has prepared and has adopted or will adopt a 
housing plan showing the uses for the housing funds and has provided or will provide a copy of 
the housing plan to the taxing entity committee and to the Olene Walker Housing Loan Fund 
Board as required by 17C-2-204(2). 
 
   Section 15   Description Of Phases And Area Included Within Each Phase; Maps 
Showing Phase Areas 
 
 The following described phases under this Project Area Plan are hereby established and 
described, pursuant to and as provided for in Subsection 17C-2-601(2)(a)(ii)(B) of the Act.  A 
map showing the area included within each phase is set forth in Exhibit “F” attached hereto. 
 
Phase 1 of this Project Area Plan includes all of the property within the Project Area the area 
bounded by: the southern boundary of the project area, on the south;  Bangerter Highway on the 
east, 5400 South on the north, and4015 West Street on the west. 
 
Phase 2 of this Project Area Plan includes all of the property within the Project Area that is 
bounded by: 5400 South on the south; Bangerter Highway on the east; the northern boundary of 
the Project Area on the north; and 4015 West on the west.  
 
Phase 3 of this Project Area Plan includes all of the property within the Project Area that is 
located east of Bangerter Highway.  
 
Section 16  Relocation 
 
This Urban Renewal Plan for the Project Area incorporates by reference the provisions of the 
Utah Relocation Assistance Act as found in Section 57-12-1, et. seq., Utah Code Annotated 
1953, as amended.  The Agency intends that all property needed to be acquired within the 
Project Area will be acquired, if possible, by private owners wishing to undertake urban renewal 
within the Project Area.  The Agency may, however, acquire real property or interests in real 
property as permitted by law in order to further the proposed urban renewal within the Project 
Area, to implement this Plan, and to remove blight from the Project Area.  Pursuant to applicable 
law, the Agency will provide relocation assistance to persons who are displaced by the 
acquisition of real property by the Agency through use of the power of eminent domain, in 
accordance with the then current and applicable requirements of the Utah Relocation Assistance 
Act, if any. 
 
Section 17 National Register of Historic Places or State Register 
 
If any of the existing buildings or uses in the Project Area are included in or eligible for 
inclusion in the National Register of Historic Places or the State Register, with respect to such 
buildings or uses the Agency shall comply with Subsection 9-8-404(1) as though it were a state 
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agency. 
 
Section 18  Exhibit "C" Documents 
 
  The documents listed on Exhibit "C" entitled, "Supporting Documents," provide 
additional information which may be used in support of this Plan and the urban renewal of the 
Project Area.  The Supporting Documents are incorporated herein and made a part hereof. 
 
Section 19   Other Urban Renewal Plan Objectives and Provisions 
 
A.  Continued Use of Existing Buildings 
 
Urban renewal in limited cases shall include the continuance of existing buildings or uses so 
long as blight conditions, if any, are removed and the buildings have an economic life after 
rehabilitation of at least twenty (20) years.  The Agency believes that some existing buildings 
within the Project Area should be considered to be continued or rehabilitated. 
 
B.  Retail Sales 
 
Because blight has been found in the Urban Renewal Project Area, the development of retail 
sales may be, and is, an objective of the Project Area in order to strengthen the tax base of the 
community and the State.    
 
Section 20  Tax Increment and Other Provisions In This Urban Renewal Plan 
 
A.  General Tax Increment Provisions 
 
Subject to any limitations required by currently existing law (unless a limitation is subsequently 
eliminated), this Urban Renewal Plan hereby specifically incorporates all of the provisions of the 
Act that authorize or permit the Agency to receive tax increment from the Project Area and that 
authorize the various uses of such tax increment by the Agency, and to the extent greater 
authorization for receipt of tax increment by the Agency or use thereof by the Agency is 
provided by any amendment of the Act or by any successor provision, law or act, those are also 
specifically incorporated herein.  It is the intent of this Plan that the Agency shall have the 
broadest authorization and permission for receipt of and use of tax increment as is authorized by 
law, whether by existing or amended provisions of law.   This Plan also incorporates the specific 
provisions of tax increment financing permitted by Sections 17C-1-401 and 405 of the Act, 
which provide, in part, as follows: 
  
401 (1)  An agency may receive and use tax increment and sales tax, as provided in this part. 
 (2) (a) The applicable length of time or number of years for which an agency is to be 
 paid tax increment or sales tax under this part shall be measured: 
. . . .  
(ii) for a post-June 30, 1993 urban renewal or economic development project area plan, 
 from the first tax year for which the agency receives tax increment under the project area 
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budget; 
. . . . 
(b) Tax increment may not be paid to an agency for a tax year prior to the tax year following: 
 (i) for an urban renewal or economic development project area plan, the effective date 
 of the project area plan; 
 . . . . 
(4) With the written consent of a taxing entity, an agency may be paid tax 
 increment, from that taxing entity's tax revenues only, in a higher percentage or for a longer 
period of time, or both, than otherwise authorized under this title. 
(5) Each county that collects property tax on property within a project area shall pay and 
distribute to the agency the tax increment that the agency is entitled to collect under 
this title, in the manner and at the time provided in Section 59-2-1365  
 
405 (1) This section applies to tax increment under a project area plan adopted on or after 
May 1, 2006. 
(2) Subject to the approval of the taxing entity committee, an agency board may 
provide in the project area budget for the agency to be paid any percentage of tax increment up 
to 100% or any specified dollar amount of tax increment for any period of time. 
 
In the Project Area Budget the Agency has provided or will provide that 20% of the tax 
increment to be received by the Agency pursuant to the Project Area Budget be allocated for 
income targeted housing. 
 
B.    Twenty Percent (20%) of The Tax Increment Received By The Agency Pursuant to the 
          Project Area Budget Shall Be used For Housing 
 
This Urban Renewal Plan and currently proposed draft Project Area Budget allocate 20% of the 
tax increment to be received by the Agency pursuant to the Project Area Budget approved by the 
taxing entity committee, for the uses described in Sections 17C-1-412 and 17C-2-203 of the Act. 
These uses include the uses set forth in Section 17C-2-412 of the Act which require that the 
Agency use all housing funds allocated under Section 17C-2-412 of the Act to: 
 
(i)  pay part or all of the cost of land or construction of income targeted housing within the 
community that created the agency, if practicable in a mixed income development or area; 
(ii)  pay part or all of the cost of rehabilitation of income targeted housing within the community 
that created the agency; 
(iii)  pay part or all of the cost of land or installation, construction, or rehabilitation of any 
building, facility, structure or other housing improvement, including infrastructure 
improvements, related to housing located in a project area where blight has been found to exist; 
(iv)  replace housing units lost as a result of the urban renewal, economic development or 
community development; 
(v)  make payments on or establish a reserve fund for bonds; 
(A)  issued by the agency, the community or the housing authority that provides income targeted 
housing within the community; and 
(B)  all or part of the proceeds of which are used within the community for the purposes stated in 
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Subsections (1)(a)(i), (ii), (iii), or (iv); or 
(vi) if the community's fair share ratio at the time of the first adoption of the Project Area Budget 
is at least 1.1 to 1.0, make payments on bonds: 
(A)  that were previously issued by the agency, the community or the housing authority that 
provides income targeted housing within the community; and 
(B)  all or part of the proceeds of which were used within the community for the purposes stated 
in Subsections (1)(a)(i), (ii), (iii) or (iv); or 
(vii) relocate mobile home park residents displaced by an urban renewal, economic development 
or community development project. 
(b)  As an alternative to the requirements of Subsection (1)(a), an agency may pay all housing 
funds to: 
(i)  the community for use as provided in Subsection (1)(a); 
(ii)  the housing authority that provides income targeted housing within the community for use in 
providing income targeted  housing within the community; or 
(iii)  the Olene Walker Housing Loan Fund, established under Title 9, Chapter 4, Part 7, Olene 
Walker Loan Fund, for use in providing income targeted housing within the community. 
 
C.  Housing Plan 
 
Pursuant to the Act, before the Agency may adopt a Project Area Budget that allocates tax 
increment funds under Section 17C-2-203(1)(a), the Agency shall prepare and adopt a housing 
plan showing the uses for the housing funds and provide a copy of this Plan to the taxing entity 
committee and the Olene Walker Housing Loan Fund Board.  If the Agency amends a housing 
plan prepared under Section 17C-2-204(2)(a)(i), the Agency shall provide a copy of the 
amendment to the taxing entity committee and the Olene Walker Housing Loan Fund Board. 
 
D.  Other Provisions Required by Law 
 
To the extent required by the Act, before the Agency collects tax increment from the Project 
Area pursuant to the Project Area Budget, the Agency must obtain the majority consent of a 
quorum of the taxing entity committee for the Project Area Budget. 
 
Section 21   Taxing Entity Committee 
 
Section 17C-1-402 of the Act provides for the establishment of a taxing entity committee 
composed of: 
 
(A)  two school district representatives appointed as provided in Subsection (2)(a)(ii); 
 
(B)  (II) in a county of the first class, one representative appointed by the county executive, and 
one representative appointed by the legislative body of the county in which the agency is 
located;  
  
(C) if the agency was created by a city or town, two representatives appointed by resolution of 
the legislative body of that city or town;  
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(D) one representative appointed by the State Board of Education; and 
 
(E)  one representative selected by majority vote of the legislative bodies or governing boards of 
all other taxing entities  that levy a tax on property within the agency’s boundaries, to represent 
the interests of those taxing entities on the taxing entity committee.  
 
The taxing entity committee has the duties and powers as provided for in the Act, and represents 
all taxing entities regarding a project area.  The current duties and powers of a taxing entity 
committee include the following which are listed in Section 17C-1-402(3) of the Act: 
 
(a) cast votes that will be binding on all taxing entities; 
(b)  negotiate with the agency concerning a draft project area  plan;   
(c)  approve or disapprove a project area budget as provided in Section 17C-2-204 for an urban 
renewal project area budget . . . .;    
(d) approve or disapprove amendments to a project area budget as provided in Section 17C-2-
206 for an urban renewal project area budget . . . .; 
(e)  approve exceptions to the limits on the value and size of a project area imposed under this 
title; 
(f)   approve exceptions to the percentage of tax increment and the period of time that tax 
increment is paid to the agency as provided in this title; 
(g) approve the use of tax increment for publicly owned infrastructure and improvements outside 
of an urban renewal or economic development project area that the agency and community 
legislative body determine to be of benefit to the urban renewal or economic development 
project area, as provided in Subsection 17C-1-409(1)(a)(iii)(D); 
(h) waive restrictions imposed by Section 17C-2-202(1); and 
(i) give other taxing entity committee approval or consent required or allowed under this title. 
 
Section 22   Provisions For Amending This Urban Renewal Plan 
 
This Urban Renewal Plan may be amended or modified at any time by the Agency in the same 
manner as if the amendment or modification constituted an urban renewal plan being originally 
proposed, or pursuant to the procedures provided in Section 17C-2-110 of the Act, and may be 
amended as allowed by any other provision of the Act or as provided or allowed by any amended 
or successor provision, law or act. 
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EXHIBIT “A” 
PROJECT AREA MAP 
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EXHIBIT “B” 
LAND USE/ZONING MAP 
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EXHIBIT “C” 
SUPPORTING DOCUMENTS 

 
5400 SOUTH AND BANGERTER HIGHWAY URBAN RENEWAL PROJECT AREA PLAN 

December 7, 2007 
 
The following documents are part of the 5400 South and Bangerter Highway Urban Renewal 
Project Area Plan dated December 7, 2007 and are incorporated by reference.  The documents 
support the statements and findings incorporated in the 5400 South and Bangerter Highway 
Urban Renewal Project Area Plan. 
 
Blight Analysis or Survey conducted by Bonneville Research dated September 17, 2007. 
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EXHIBIT “D” 
 

(1. a.)  Substantial physical dilapidation, deterioration, or defective 
construction of buildings or infrastructure, although sometimes 
interspersed with well maintained buildings and infrastructure: 
 

Physical Dilapidation:  

1. Vacant, Abandoned, Dysfunctional Land/Structures: 
9 Parcels: #15, #25, #34, #35, #53, #57, #63, #67, #86. 

 
2. Driveway/Parking lots deteriorated and in need of replacement or 

significant maintenance: 
45 parcels: #16, #17, #18, #19, #20, #21, #22, #23, #24, #25, #26, 
#27, #30, #31, #32, #33, #34, #35, #36, #37, #38, #39, #48, #49, #50, 
#51, #52, #53, #54, #55, #56, #57, #58, #59, #61, #62, #63, #64, #65, 
#66, #67, #68, #75, #76, #77. 
 

3. Roofs in need of replacement or significant maintenance:   
No unusual evidence found 
 

4. Building exterior in need of replacement or significant maintenance 
No unusual evidence found. 
 

5. Building soffits and trim in need of replacement or significant 
maintenance:   
No unusual evidence found. 
 

6. Building masonry and/or chimney in need of replacement or 
significant maintenance:   
No unusual evidence found. 

 
7. Inadequate storm drainage: 

45 parcels: #16, #17, #18, #19, #20, #21, #22, #23, #24, #25, #26, 
#27, #30, #31, #32, #33, #34, #35, #36, #37, #38, #39, #48, #49, #50, 
#51, #52, #53, #54, #55, #56, #57, #58, #59, #61, #62, #63, #64, #65, 
#66, #67, #68, #75, #76, #77. 

 
8. Change in highway frontage: 

No unusual evidence found. 
 

9. Illegal dumping: 
33 Parcels: #1, #4, #5, #8, #17, #18, #21, #23, #25, #26, #29, #32, 
#33, #37, #39, #40, #43, #44, #45, #46, #47, #48, #53, #55, #57, #58, 
#59, #61, #67, #68, #72, #75, #76. 
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10. Nonconforming signs: 
16 Parcels: #5, #7, #16, #18, #26, #27, #32, #33, #47, #50, #52, #53, 
#56, #63, #72, #75. 

 
11. Illegally occupied Mobile Home:  

No unusual evidence found 
 

12. Improper property setback: 
1 Parcel: #54 
 

13. Car-port violations or non conforming uses: 
No unusual evidence found 
 

14. Car-port or garage converted into living space:   
No unusual evidence found 

 
15. Parking backs to road:   

No unusual evidence found 
 

16. Posted For Sale or Lease or Actively Marketed:  
6 Parcels: #63, #66, #67, #75, #76, #86. 

 
17. Residential Not Owner Occupied: 

No unusual evidence found 
 

18. Parking areas deteriorated and need to be sealed or replaced: 
45 parcels: #16, #17, #18, #19, #20, #21, #22, #23, #24, #25, #26, 
#27, #30, #31, #32, #33, #34, #35, #36, #37, #38, #39, #48, #49, #50, 
#51, #52, #53, #54, #55, #56, #57, #58, #59, #61, #62, #63, #64, #65, 
#66, #67, #68, #75, #76, #77. 
 

19. Insufficient off street parking: 
6 Parcels: #52, #53, #54, #56, #57, #68. 
  

20. Inadequate landscaping:   
44 Parcels: #4, #5, #20, #21, #23, #24, #25, #26, #27, #28, #29, #32, 
#33, #34, #35, #36, #37, #39, #40, #41, #43, #44, #45, #46, #47, #48, 
#50, #51, #52, #53, #54, #55, #56, #57, #58, #59, #61, #64, #65, #66, 
#68, #75, #76, #77. 
 

21. Non-conforming commercial use: 
No unusual evidence found. 
 

22. Residential in Commercial Zone:  
No unusual evidence found. 
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23. Commercial in Residential Zone:  
No unusual evidence found 

 
Deterioration:  

  
1. Dysfunctional Industrial Land/Structures:   

No unusual evidence found 
 

2. Vacant Residential Property: 
1 Parcel: #86. 
 

3. Vacant Commercial Property: 
9 Parcels: #15, #25, #34, #35, #53, #57, #63, #67, #86. 

 
4. Building with boarded up windows: 

No unusual evidence found 
 
5. Declining Retail Sales:  

No unusual evidence found. 
 
6. Retail Businesses which are no longer in business – last 5 years: 

No unusual evidence found. 
 

7. Commercial buildings, which have a high ratio of short-term or 
month-to-month leases: 
No unusual evidence found 

 
8. Posted For Sale or Lease or Actively Marketed:  

6 Parcels: #63, #66, #67, #75, #76, #86. 
 
9. Non Owner Occupied Residential Property: 

 No unusual evidence found 
 
10. Car-port or garage converted into living space:   
 No unusual evidence found 
 
11. Inadequate landscaping: 

44 Parcels: #4, #5, #20, #21, #23, #24, #25, #26, #27, #28, #29, #32, 
#33, #34, #35, #36, #37, #39, #40, #41, #43, #44, #45, #46, #47, #48, 
#50, #51, #52, #53, #54, #55, #56, #57, #58, #59, #61, #64, #65, #66, 
#68, #75, #76, #77. 

 
12. Insufficient Off Street Parking: 
 6 Parcels: #52, #53, #54, #56, #57, #68. 
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13. Curb deficiencies: 
 3 parcels: #40, #48, #64. 
 
14. Inadequate or sidewalks in need or repair:  

 3 parcels: #40, #41, #64. 
 

15. Abandoned, unlicensed, wrecked, or junked vehicles: 
4 Parcels: #23, #54, #57, #62. 

 
16. Weeds: 

12 parcels: #4, #6, #15, #18, #25, #47, #53, #54, #57, #63, #67, #86. 
 
17. Junk, accumulation of solid waste: 

33 Parcels: #1, #4, #5, #8, #17, #18, #21, #23, #25, #26, #29, #32, 
#33, #37, #39, #40, #43, #44, #45, #46, #47, #48, #53, #55, #57, #58, 
#59, #61, #67, #68, #72, #75, #76. 

 
18. Open outside storage of used material: 

33 Parcels: #1, #4, #5, #8, #17, #18, #21, #23, #25, #26, #29, #32, 
#33, #37, #39, #40, #43, #44, #45, #46, #47, #48, #53, #55, #57, #58, 
#59, #61, #67, #68, #72, #75, #76. 

 
19. Dumpster not enclosed: 

44 parcels: #5, #18, #19, #20, #21, #23, #24, #25, #26, #27, #32, #33, 
#34, #35, #36, #37, #39, #40, #41, #42, #43, #44, #45,# 46, #47, #48, 
#52, #53, #53, #54, #55, #56, #58, #59, #61, #62, #64, #65, #66, #68, 
#75, #76, #77, #78. 

 
20. Fencing violations: 

1 Parcel: #17. 
 
21. Unlicensed home business: 
 No unusual evidence found  
 
22. Parking areas deteriorated and need to be sealed or replaced: 

45 parcels: #16, #17, #18, #19, #20, #21, #22, #23, #24, #25, #26, 
#27, #30, #31, #32, #33, #34, #35, #36, #37, #38, #39, #48, #49, #50, 
#51, #52, #53, #54, #55, #56, #57, #58, #59, #61, #62, #63, #64, #65, 
#66, #67, #68, #75, #76, #77. 

 
23. Residential in commercial zone:  

 No unusual evidence found 
 

24. Residential parcels not adequately buffered from current or potential 
commercial development: 

 No unusual evidence found 
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25. Graffiti on walls: 

32 parcels: #17, #18, #19, #20, #21, #23, #25, #26, #32, #33, #34, 
#35, #36, #37, #39, #40, #41, #48, #52, #53, #54, #55, #56, #58, #59, 
#61, #62, #66, #68, #75, #76, #77. 
 

 

Defective Construction of Buildings or Infrastructure:  

1. International Building Code deficiencies:  
Buildings/Parcels that don’t meet current Building Code: 
52 parcels: #1, #4, #5, #16, #17, #20, #21, #23, #24, #25, #26, #27, 
#28, #29, #31, #32, #33, #34, #35, #36, #37, #39, #40, #42, #43, #44, 
#45, #46, #47, #48, #52, #53, #54, #55, #56, #57, #58, #59, #60, #61, 
#62, #64, #65, #66, #68, #70, #72, #75, #76, #77, #82, #85. 
 

2. Electrical Code deficiencies:  
Buildings/Parcels that don’t meet current Code: 
52 parcels: #1, #4, #5, #16, #17, #20, #21, #23, #24, #25, #26, #27, 
#28, #29, #31, #32, #33, #34, #35, #36, #37, #39, #40, #42, #43, #44, 
#45, #46, #47, #48, #52, #53, #54, #55, #56, #57, #58, #59, #60, #61, 
#62, #64, #65, #66, #68, #70, #72, #75, #76, #77, #82, #85. 

 
3. Fire Code deficiencies: 

Buildings/Parcels that don’t meet current Fire Code: 
52 parcels: #1, #4, #5, #16, #17, #20, #21, #23, #24, #25, #26, #27, 
#28, #29, #31, #32, #33, #34, #35, #36, #37, #39, #40, #42, #43, #44, 
#45, #46, #47, #48, #52, #53, #54, #55, #56, #57, #58, #59, #60, #61, 
#62, #64, #65, #66, #68, #70, #72, #75, #76, #77, #82, #85. 

 
4. Mechanical Code deficiencies: 

Buildings/Parcels that don’t meet current Code: 
52 parcels: #1, #4, #5, #16, #17, #20, #21, #23, #24, #25, #26, #27, 
#28, #29, #31, #32, #33, #34, #35, #36, #37, #39, #40, #42, #43, #44, 
#45, #46, #47, #48, #52, #53, #54, #55, #56, #57, #58, #59, #60, #61, 
#62, #64, #65, #66, #68, #70, #72, #75, #76, #77, #82, #85. 

 
5. ADA Access deficiencies:   

No unusual evidence found 
 

6. Inadequate streets –  5400 South- Serious congestion and safety problems 
34 parcels: #23, #24, #25, #26, #27, #28, #29, #30, #31, #32, #33, 
#34, #35, #36, #37, #39, #41, #42, #43, #44, #45, #46, #47, #48, #49, 
#55, #56, #58, #59, #61, #62, #64, #65, #76. 
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7. Inadequate streets –  Bangerter Highway- Serious congestion and safety 
problems: 

9 parcels: #16, #19, #20, #21, #31, #32, #48, #65, #77. 
 

8. Inadequate sidewalks in need of repair: 
2 parcels: #40, #64. 
 

9. Inadequate storm drainage: 
45 parcels: #16, #17, #18, #19, #20, #21, #22, #23, #24, #25, #26, 
#27, #30, #31, #32, #33, #34, #35, #36, #37, #38, #39, #48, #49, #50, 
#51, #52, #53, #54, #55, #56, #57, #58, #59, #61, #62, #63, #64, #65, 
#66, #67, #68, #75, #76, #77. 

 
10. Curb deficiencies: 
 2 parcels: #40, #64. 
 

Evidence of Defective Construction of Buildings or Infrastructure 
therefore was found on 66 of the 75 parcels or 88% of the number of 
parcels, representing 53.75 acres or 92% of the total Proposed Project 
area. 

 
(1. b.)  Significant noncompliance with current building code, safety code, 
health code or fire code requirements or local ordinances: 
 

Current Building Code: 

1. International Building Code deficiencies:  
52 parcels: #1, #4, #5, #16, #17, #20, #21, #23, #24, #25, #26, #27, 
#28, #29, #31, #32, #33, #34, #35, #36, #37, #39, #40, #42, #43, #44, 
#45, #46, #47, #48, #52, #53, #54, #55, #56, #57, #58, #59, #60, #61, 
#62, #64, #65, #66, #68, #70, #72, #75, #76, #77, #82, #85. 

 
2. Electrical Code deficiencies:  

Buildings/Parcels that don’t meet current Electrical Code: 
52 parcels: #1, #4, #5, #16, #17, #20, #21, #23, #24, #25, #26, #27, 
#28, #29, #31, #32, #33, #34, #35, #36, #37, #39, #40, #42, #43, #44, 
#45, #46, #47, #48, #52, #53, #54, #55, #56, #57, #58, #59, #60, #61, 
#62, #64, #65, #66, #68, #70, #72, #75, #76, #77, #82, #85. 

 
3. Fire Code deficiencies: 

Buildings/Parcels that don’t meet current Fire Code: 
52 parcels: #1, #4, #5, #16, #17, #20, #21, #23, #24, #25, #26, #27, 
#28, #29, #31, #32, #33, #34, #35, #36, #37, #39, #40, #42, #43, #44, 
#45, #46, #47, #48, #52, #53, #54, #55, #56, #57, #58, #59, #60, #61, 
#62, #64, #65, #66, #68, #70, #72, #75, #76, #77, #82, #85. 
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4. Mechanical Code deficiencies: 
Buildings/Parcels that don’t meet current Code: 
52 parcels: #1, #4, #5, #16, #17, #20, #21, #23, #24, #25, #26, #27, 
#28, #29, #31, #32, #33, #34, #35, #36, #37, #39, #40, #42, #43, #44, 
#45, #46, #47, #48, #52, #53, #54, #55, #56, #57, #58, #59, #60, #61, 
#62, #64, #65, #66, #68, #70, #72, #75, #76, #77, #82, #85. 

 
5. ADA Access deficiencies:   

No unusual evidence found 
 

6. Driveway/Parking lots deteriorated and in need of replacement or 
significant maintenance: 
45 parcels: #16, #17, #18, #19, #20, #21, #22, #23, #24, #25, #26, 
#27, #30, #31, #32, #33, #34, #35, #36, #37, #38, #39, #48, #49, #50, 
#51, #52, #53, #54, #55, #56, #57, #58, #59, #61, #62, #63, #64, #65, 
#66, #67, #68, #75, #76, #77. 
 

7. Roofs in need of replacement or significant maintenance:   
No unusual evidence found 
 

8. Building exterior in need of replacement or significant maintenance:  
No unusual evidence found 
 

9. Building soffits and trim in need of replacement or significant 
maintenance:   
No unusual evidence found 
 

10. Building masonry and chimney in need of replacement or significant 
maintenance:   
No unusual evidence found 

 
11. Inadequate storm drainage: 

45 parcels: #16, #17, #18, #19, #20, #21, #22, #23, #24, #25, #26, 
#27, #30, #31, #32, #33, #34, #35, #36, #37, #38, #39, #48, #49, #50, 
#51, #52, #53, #54, #55, #56, #57, #58, #59, #61, #62, #63, #64, #65, 
#66, #67, #68, #75, #76, #77. 

 
Current Safety Code and Local Ordinances 

1. Vacant, Abandoned, Dysfunctional Land/Structures:  
9 Parcels: #15, #25, #34, #35, #53, #57, #63, #67, #86. 
 

2. Abandoned, unlicensed, wrecked, or junked vehicles:  
4 Parcels: #23, #54, #57, #62. 

 
3. Junk, accumulation of solid waste and debris: 
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33 Parcels: #1, #4, #5, #8, #17, #18, #21, #23, #25, #26, #29, #32, 
#33, #37, #39, #40, #43, #44, #45, #46, #47, #48, #53, #55, #57, #58, 
#59, #61, #67, #68, #72, #75, #76. 

 
4. Weeds:  

12 parcels: #4, #6, #15, #18, #25, #47, #53, #54, #57, #63, #67, #86. 
 

5. Inadequate landscaping:   
44 Parcels: #4, #5, #20, #21, #23, #24, #25, #26, #27, #28, #29, #32, 
#33, #34, #35, #36, #37, #39, #40, #41, #43, #44, #45, #46, #47, #48, 
#50, #51, #52, #53, #54, #55, #56, #57, #58, #59, #61, #64, #65, #66, 
#68, #75, #76, #77. 

 
6. Dumpster not enclosed:  

44 parcels: #5, #18, #19, #20, #21, #23, #24, #25, #26, #27, #32, #33, 
#34, #35, #36, #37, #39, #40, #41, #42, #43, #44, #45,# 46, #47, #48, 
#52, #53, #53, #54, #55, #56, #58, #59, #61, #62, #64, #65, #66, #68, 
#75, #76, #77, #78. 
 

7. Open outside storage of used material: 
33 Parcels: #1, #4, #5, #8, #17, #18, #21, #23, #25, #26, #29, #32, 
#33, #37, #39, #40, #43, #44, #45, #46, #47, #48, #53, #55, #57, #58, 
#59, #61, #67, #68, #72, #75, #76. 
 

8. Illegal Dumping: 
33 Parcels: #1, #4, #5, #8, #17, #18, #21, #23, #25, #26, #29, #32, 
#33, #37, #39, #40, #43, #44, #45, #46, #47, #48, #53, #55, #57, #58, 
#59, #61, #67, #68, #72, #75, #76. 

  
9. Improper building setback:  

No unusual evidence found. 
 

10. Parking backs to road:  
No unusual evidence found 

 
11. Improper RV/Boat/Truck Storage: 

No unusual evidence found 
 

12. Non-conforming commercial use: 
No unusual evidence found 

 
13. Graffiti on walls: 

32 parcels: #17, #18, #19, #20, #21, #23, #25, #26, #32, #33, #34, 
#35, #36, #37, #39, #40, #41, #48, #52, #53, #54, #55, #56, #58, #59, 
#61, #62, #66, #68, #75, #76, #77. 
  



 
 
 

- 43 -  

14. Sidewalk deficiencies: 
2 parcels: #40, #64. 
 

 
Current Fire Code 

1. Fire Code deficiencies:  
Buildings/Parcels that don’t meet current Fire Code: 
52 parcels: #1, #4, #5, #16, #17, #20, #21, #23, #24, #25, #26, #27, 
#28, #29, #31, #32, #33, #34, #35, #36, #37, #39, #40, #42, #43, #44, 
#45, #46, #47, #48, #52, #53, #54, #55, #56, #57, #58, #59, #60, #61, 
#62, #64, #65, #66, #68, #70, #72, #75, #76, #77, #82, #85. 

 
2. Garage violations or non conforming uses: 
 No unusual evidence found. 
 
3. Car port violations or non conforming uses: 
 No unusual evidence found. 
 
4. Insufficient off street parking: 

6 Parcels: #52, #53, #54, #56, #57, #68. 
 
5. Dumpster not enclosed:  

44 parcels: #5, #18, #19, #20, #21, #23, #24, #25, #26, #27, #32, #33, 
#34, #35, #36, #37, #39, #40, #41, #42, #43, #44, #45,# 46, #47, #48, 
#52, #53, #53, #54, #55, #56, #58, #59, #61, #62, #64, #65, #66, #68, 
#75, #76, #77, #78. 

 
6. Fencing violations: 

No unusual evidence found 
 
7. Abandoned, unlicensed, wrecked, or junked vehicles: 

4 Parcels: #23, #54, #57, #62. 
 

8. Illegally parked vehicles: 
4 Parcels: #23, #54, #57, #62. 

 
9. Weeds:   

12 parcels: #4, #6, #15, #18, #25, #47, #53, #54, #57, #63, #67, #86. 
 
10. Junk, accumulation of solid waste: 

33 Parcels: #1, #4, #5, #8, #17, #18, #21, #23, #25, #26, #29, #32, 
#33, #37, #39, #40, #43, #44, #45, #46, #47, #48, #53, #55, #57, #58, 
#59, #61, #67, #68, #72, #75, #76. 

 
11. Open outside storage of used material: 
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33 Parcels: #1, #4, #5, #8, #17, #18, #21, #23, #25, #26, #29, #32, 
#33, #37, #39, #40, #43, #44, #45, #46, #47, #48, #53, #55, #57, #58, 
#59, #61, #67, #68, #72, #75, #76. 

 
 

 
Evidence of significant noncompliance with current building code, safety 
code, health code or fire code requirements or local ordinances was 
therefore found on 66 of the 75 parcels or 88% of the number of parcels, 
representing 53.75 acres or 92% of the total Proposed Project area. 
 
 

(2)  Unsanitary or unsafe conditions in the proposed project area that 
threaten the  health, safety or welfare of the community; 

 
1. International Building Code deficiencies:  

52 parcels: #1, #4, #5, #16, #17, #20, #21, #23, #24, #25, #26, #27, 
#28, #29, #31, #32, #33, #34, #35, #36, #37, #39, #40, #42, #43, #44, 
#45, #46, #47, #48, #52, #53, #54, #55, #56, #57, #58, #59, #60, #61, 
#62, #64, #65, #66, #68, #70, #72, #75, #76, #77, #82, #85. 

 
2. Electrical Code deficiencies:  

Buildings/Parcels that don’t meet current Electrical Code: 
52 parcels: #1, #4, #5, #16, #17, #20, #21, #23, #24, #25, #26, #27, 
#28, #29, #31, #32, #33, #34, #35, #36, #37, #39, #40, #42, #43, #44, 
#45, #46, #47, #48, #52, #53, #54, #55, #56, #57, #58, #59, #60, #61, 
#62, #64, #65, #66, #68, #70, #72, #75, #76, #77, #82, #85. 

 
3. Fire Code deficiencies: 

Buildings/Parcels that don’t meet current Fire Code: 
52 parcels: #1, #4, #5, #16, #17, #20, #21, #23, #24, #25, #26, #27, 
#28, #29, #31, #32, #33, #34, #35, #36, #37, #39, #40, #42, #43, #44, 
#45, #46, #47, #48, #52, #53, #54, #55, #56, #57, #58, #59, #60, #61, 
#62, #64, #65, #66, #68, #70, #72, #75, #76, #77, #82, #85. 

 
4. Mechanical Code deficiencies: 

Buildings/Parcels that don’t meet current Code: 
52 parcels: #1, #4, #5, #16, #17, #20, #21, #23, #24, #25, #26, #27, 
#28, #29, #31, #32, #33, #34, #35, #36, #37, #39, #40, #42, #43, #44, 
#45, #46, #47, #48, #52, #53, #54, #55, #56, #57, #58, #59, #60, #61, 
#62, #64, #65, #66, #68, #70, #72, #75, #76, #77, #82, #85. 

 
5. Inadequate streets –  5400 South- Serious congestion and safety 

problems: 
34 parcels: #23, #24, #25, #26, #27, #28, #29, #30, #31, #32, #33, 
#34, #35, #36, #37, #39, #41, #42, #43, #44, #45, #46, #47, #48, #49, 
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#55, #56, #58, #59, #61, #62, #64, #65, #76. 
 

6. Inadequate streets –  Bangerter Highway- Serious congestion and 
safety problems: 
9 parcels: #16, #19, #20, #21, #31, #32, #48, #65, #77. 

 
7. Inadequate sidewalks in need or repair: 

2 parcels: #40, #64. 
 

8. Inadequate storm drainage: 
45 parcels: #16, #17, #18, #19, #20, #21, #22, #23, #24, #25, #26, 
#27, #30, #31, #32, #33, #34, #35, #36, #37, #38, #39, #48, #49, #50, 
#51, #52, #53, #54, #55, #56, #57, #58, #59, #61, #62, #63, #64, #65, 
#66, #67, #68, #75, #76, #77. 

 
9. Curb deficiencies: 

2 parcels: #40, #64. 
 

10. Health Department Complaints:  
13 Parcels: #6, #17, #24, #28, #32, #46, #48, #56, #62, #64, #72, #77, 
#85. 
 

11. Evidence of transient use: 
No unusual evidence found 
 

12. Abandoned, unlicensed, wrecked, or junked vehicles: 
4 Parcels: #23, #54, #57, #62. 

 
13. Illegally parked vehicles: 

4 Parcels: #23, #54, #57, #62. 
 
14. Weeds:   

12 parcels: #4, #6, #15, #18, #25, #47, #53, #54, #57, #63, #67, #86. 
 
15. Junk, accumulation of solid waste: 

33 Parcels: #1, #4, #5, #8, #17, #18, #21, #23, #25, #26, #29, #32, 
#33, #37, #39, #40, #43, #44, #45, #46, #47, #48, #53, #55, #57, #58, 
#59, #61, #67, #68, #72, #75, #76. 

 
16. Open outside storage of used material: 

33 Parcels: #1, #4, #5, #8, #17, #18, #21, #23, #25, #26, #29, #32, 
#33, #37, #39, #40, #43, #44, #45, #46, #47, #48, #53, #55, #57, #58, 
#59, #61, #67, #68, #72, #75, #76. 
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Evidence of unsanitary or unsafe conditions in the proposed Project Area 
that threaten the health, safety or welfare of the community was 
therefore found on 67 of the 75 parcels or 89% of the number of parcels, 
representing 55.72 acres or 95% of the total Proposed Project area.   
 
Therefore the proposed 5400 South Bangerter Urban Renewal Project 
Area is determined to have evidence of unsanitary or unsafe conditions in 
the proposed Project Area that threaten the health, safety or welfare of 
the community. 

 
 

(3) Environmental hazards, as defined in state or federal law, that require 
remediation as a condition for current or future use and development;  

 
• FEMA flood zone 

o Proposed Project Area is not located within a FEMA flood 

zone. 

 

• CERCLIS – Super Fund Site 

o The vicinity of 5400 S 3600 West is currently under Super 

Fund investigation for PCE groundwater plume.  A 1999 U.S. 

Geological Survey groundwater quality study of the Salt Lake Valley 

identified a perchloroethylene (PCE) ground water plume in the 

vicinity of 5400 South and 3600 West 

 

• LUST – Leaking Underground Storage Tank 

o Parcels #39, #46, have closed cases of a Leaking Underground 

Storage Tank. 

o No further remediation action is required unless use of 

property changes. 

 

 
Evidence of Environmental hazards, as defined in state or federal law, 
that require remediation as a condition for current or future use and 
development was therefore found on 2 of the 75 parcels or 3% of the 
number of parcels, representing 1.64 acres or 3% of the total Proposed 
Project area. 
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(4) Excessive vacancy, abandoned buildings, or vacant lots within an 

area zoned for urban use and served by utilities; 
 

Excessive Vacancy: 

1. Vacant Buildings/Structures: 
3 Parcels: #17, #34, #35. 
 

2. Vacant Retail Stores: 
2 Parcels: #75, #76 
 

3. Commercial buildings, which have a high ratio of short-term or 
month-to-month leases: 
No unusual evidence found. 

 

Abandoned Buildings:  

1. Abandoned Buildings/Structures:  
No unusual evidence found. 

 

Vacant Lots:  

1. Vacant, Abandoned, Dysfunctional Land: 
4 Parcels: #15, #63, #67, #86. 

 
 

Evidence of excessive vacancy, abandoned buildings, or vacant lots within 
an area zoned for urban use and served by utilities was therefore found 
on 9 of the 75 parcels or 12% of the number of parcels, representing 
10.89 acres or 19% of the total Proposed Project Area 
 
The 2006 Retail vacancy rate in the Central West area of the Salt Lake 
Valley is 5.72% 
 
The 2006 Office vacancy rate in the Central West area of the Salt Lake 
Valley is 5.08% 
 
Therefore the proposed 5400 South Bangerter Urban Renewal Project 
Area is determined to have evidence of evidence of excessive vacancy, 
abandoned buildings, or vacant lots within an area zoned for urban use 
and served by utilities. 
 
(5) Abandoned or out-dated facilities that pose a threat to public 
health, safety, or welfare; 
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1. International Building Code deficiencies:  

Buildings/Parcels that don’t meet current Building Code: 
52 parcels: #1, #4, #5, #16, #17, #20, #21, #23, #24, #25, #26, #27, 
#28, #29, #31, #32, #33, #34, #35, #36, #37, #39, #40, #42, #43, #44, 
#45, #46, #47, #48, #52, #53, #54, #55, #56, #57, #58, #59, #60, #61, 
#62, #64, #65, #66, #68, #70, #72, #75, #76, #77, #82, #85. 
 

2. Electrical Code deficiencies:  
Buildings/Parcels that don’t meet current Electrical Code: 
52 parcels: #1, #4, #5, #16, #17, #20, #21, #23, #24, #25, #26, #27, 
#28, #29, #31, #32, #33, #34, #35, #36, #37, #39, #40, #42, #43, #44, 
#45, #46, #47, #48, #52, #53, #54, #55, #56, #57, #58, #59, #60, #61, 
#62, #64, #65, #66, #68, #70, #72, #75, #76, #77, #82, #85. 

 
3. Fire Code deficiencies: 

Buildings/Parcels that don’t meet current Fire Code: 
52 parcels: #1, #4, #5, #16, #17, #20, #21, #23, #24, #25, #26, #27, 
#28, #29, #31, #32, #33, #34, #35, #36, #37, #39, #40, #42, #43, #44, 
#45, #46, #47, #48, #52, #53, #54, #55, #56, #57, #58, #59, #60, #61, 
#62, #64, #65, #66, #68, #70, #72, #75, #76, #77, #82, #85. 

 
4. Mechanical Code deficiencies: 

Buildings/Parcels that don’t meet current Code: 
52 parcels: #1, #4, #5, #16, #17, #20, #21, #23, #24, #25, #26, #27, 
#28, #29, #31, #32, #33, #34, #35, #36, #37, #39, #40, #42, #43, #44, 
#45, #46, #47, #48, #52, #53, #54, #55, #56, #57, #58, #59, #60, #61, 
#62, #64, #65, #66, #68, #70, #72, #75, #76, #77, #82, #85. 
 

5. Driveway/Parking lots deteriorated and in need of replacement or 
significant maintenance: 
45 parcels: #16, #17, #18, #19, #20, #21, #22, #23, #24, #25, #26, 
#27, #30, #31, #32, #33, #34, #35, #36, #37, #38, #39, #48, #49, #50, 
#51, #52, #53, #54, #55, #56, #57, #58, #59, #61, #62, #63, #64, #65, 
#66, #67, #68, #75, #76, #77. 
  

6. Roofs in need of replacement or significant maintenance:   
No unusual evidence found 
 

7. Building masonry and chimney in need of replacement or significant 
maintenance:   
No unusual evidence found 

 
8. Inadequate storm drainage: 

45 parcels: #16, #17, #18, #19, #20, #21, #22, #23, #24, #25, #26, 
#27, #30, #31, #32, #33, #34, #35, #36, #37, #38, #39, #48, #49, #50, 
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#51, #52, #53, #54, #55, #56, #57, #58, #59, #61, #62, #63, #64, #65, 
#66, #67, #68, #75, #76, #77. 
 

9. Inadequate streets –  5400 South- Serious congestion and safety 
problems: 
34 parcels: #23, #24, #25, #26, #27, #28, #29, #30, #31, #32, #33, 
#34, #35, #36, #37, #39, #41, #42, #43, #44, #45, #46, #47, #48, #49, 
#55, #56, #58, #59, #61, #62, #64, #65, #76. 
 

10. Inadequate streets –  Bangerter Highway- Serious congestion and 
safety problems: 
9 parcels: #16, #19, #20, #21, #31, #32, #48, #65, #77. 
 

 
11. Change in highway frontage: 

No unusual evidence found. 
 

12. Illegal dumping: 
20 Parcels/Buildings: #7, #8, #9, #10, #11, #12, #16, #18, #20, #25, 
#27, #28, #29, #30, #32, #33, #37, #38, #39, #41. 

 
13. Illegally occupied Mobile Home:  

No unusual evidence found 
 

14. Improper property setback: 
No unusual evidence found 
 

15. Car-port violations or non conforming uses: 
No unusual evidence found 
 

16. Car-port or garage converted into living space:   
No unusual evidence found 

 
17. Parking backs to road:   

No unusual evidence found 
 

18. Residential Not Owner Occupied: 
No unusual evidence found 

 
19. Evidence of transient use: 

No unusual evidence found 
 
20. Parking areas deteriorated and need to be sealed or replaced: 

45 parcels: #16, #17, #18, #19, #20, #21, #22, #23, #24, #25, #26, 
#27, #30, #31, #32, #33, #34, #35, #36, #37, #38, #39, #48, #49, #50, 
#51, #52, #53, #54, #55, #56, #57, #58, #59, #61, #62, #63, #64, #65, 
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#66, #67, #68, #75, #76, #77. 
 

21. Insufficient off street parking: 
6 Parcels: #52, #53, #54, #56, #57, #68. 
 

22. Inadequate landscaping:   
44 Parcels: #4, #5, #20, #21, #23, #24, #25, #26, #27, #28, #29, #32, 
#33, #34, #35, #36, #37, #39, #40, #41, #43, #44, #45, #46, #47, #48, 
#50, #51, #52, #53, #54, #55, #56, #57, #58, #59, #61, #64, #65, #66, 
#68, #75, #76, #77. 
 

23. Non-conforming commercial use: 
No unusual evidence found. 
 

24. Residential in Commercial Zone:  
No unusual evidence found 
 

25. Commercial in Residential Zone:  
No unusual evidence found 
 

Evidence of abandoned or out-dated facilities that pose a threat to public 
health, safety, or welfare was therefore found on 66 of the 75 parcels or 
88% of the number of parcels, representing 53.75 acres or 92% of the 
total Proposed Project area. 
 

 
(6) Criminal activity in the project area, higher than that of comparable 

non-blighted areas in the municipality or county; 
 

The proposed 5400 South Bangerter Urban Renewal Project Area DID NOT 
have a higher level of Calls for Police Service per square foot of buildings 
than other comparable non-blighted areas in Taylorsville from January 1, 
2001 through October 31, 2006. 

 



 
 
 

- 51 -  

 

Areas # Calls 

 Building 
Square 
Foot  

 Calls per 
Building 
Square 
Foot  

5400 South Bangerter 4162
     
2,836,192  

         
0.0064  

Family Center - 5400 S 
Redwood 6573

     
799,787  

         
0.0082  

Albertson's - 4700 S Redwood 1250
     
134,000  

         
0.0093  

 
 

Evidence of criminal activity in the project area, higher than that of 
comparable non-blighted areas in the municipality or county was 
therefore NOT found in the Proposed Project area. 

 
 
(7) Defective or unusual conditions of title rendering the title non-

marketable; 

No unusual evidence found 
 

Evidence of defective or unusual conditions of title rendering the title 
non-marketable was therefore found on 0 of the 75 parcels or 0% of the 
number of parcels, representing 0 acres or 0% of the total Proposed 
Project Area 
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EXHIBIT “E” 
PROJECT AREA BUDGET 



5400 SOUTH & BANGERTER HIGHWAY URBAN RENEWAL PROJECT AREA
REDEVELOPMENT AGENCY OF TAYLORSVILLE CITY
15 YEAR  CUMULATIVE  MULTI-YEAR BUDGET BASE NPV @ 6.5% CASH VALUE INCREMENT INCREMENT INCREMENT INCREMENT INCREMENT INCREMENT INCREMENT INCREMENT INCREMENT INCREMENT INCREMENT INCREMENT INCREMENT INCREMENT INCREMENT ALLOCATED ALLOCATED
UTILIZING 75 PERCENT OF THE TAX INCREMENT YEAR 15 YEARS 15 YEARS TAX YEAR 1 TAX YEAR 2 TAX YEAR 3 TAX YEAR 4 TAX YEAR 5 TAX YEAR 6 TAX YEAR 7 TAX YEAR 8 TAX YEAR 9 TAX YEAR 10 TAX YEAR 11 TAX YEAR 12 TAX YEAR 13 TAX YEAR 14 TAX YEAR 15 AGENCY % AGENCY $ 

2007 15 Years 15 Years
 PROJECT REVENUES

Base Year Property Tax $642,742 $6,043,492 $9,641,134 $642,742 $642,742 $642,742 $642,742 $642,742 $642,742 $642,742 $642,742 $642,742 $642,742 $642,742 $642,742 $642,742 $642,742 $642,742
(Base Year Taxable Value) $57,831,180 $57,831,180 $57,831,180 $57,831,180 $57,831,180 $57,831,180 $57,831,180 $57,831,180 $57,831,180 $57,831,180 $57,831,180 $57,831,180 $57,831,180 $57,831,180 $57,831,180 $57,831,180
Base Year Land $12,246,590 $12,246,590 $12,246,590 $12,246,590 $12,246,590 $12,246,590 $12,246,590 $12,246,590 $12,246,590 $12,246,590 $12,246,590 $12,246,590 $12,246,590 $12,246,590 $12,246,590 $12,246,590
Base Year Improvements $45,584,590 $454,533,416 $683,768,850 $45,584,590 $45,584,590 $45,584,590 $45,584,590 $45,584,590 $45,584,590 $45,584,590 $45,584,590 $45,584,590 $45,584,590 $45,584,590 $45,584,590 $45,584,590 $45,584,590 $45,584,590

Required Infrastructure Investment $8,880,403

Projected Available Tax Increment for Infrastructure Investment $7,542,401 $12,849,000 $77,512 $217,832 $376,723 $550,436 $736,947 $924,387 $1,119,956 $1,321,159 $1,526,137 $1,734,891 $1,947,420 $2,163,725 $151,873 $0 $0

Tax Increment Surplus (Shortfall) -$1,338,003
$17,132,000

RDA TOTAL - 15 YEARS
  Agency @ 75% $10,056,534 $17,132,000 $103,350 $290,443 $502,298 $733,915 $982,596 $1,232,516 $1,493,275 $1,761,545 $2,034,850 $2,313,188 $2,596,560 $2,884,967 $202,497 $0 $0 75% $17,132,000
    Eligible Project Area Expenditures $7,542,401 $12,849,000 $77,512 $217,832 $376,723 $550,436 $736,947 $924,387 $1,119,956 $1,321,159 $1,526,137 $1,734,891 $1,947,420 $2,163,725 $151,873 $0 $0 56.25% $12,849,000
    Housing $2,011,307 $3,426,400 $20,670 $58,089 $100,460 $146,783 $196,519 $246,503 $298,655 $352,309 $406,970 $462,638 $519,312 $576,993 $40,499 $0 $0 15.00% $3,426,400
    RDA  Administration $502,827 $856,600 $5,167 $14,522 $25,115 $36,696 $49,130 $61,626 $74,664 $88,077 $101,742 $115,659 $129,828 $144,248 $10,125 $0 $0 3.75% $856,600

Taxing Agency Flow-Thru $3,352,178 $5,710,667 $34,450 $96,814 $167,433 $244,638 $327,532 $410,839 $497,758 $587,182 $678,283 $771,063 $865,520 $961,656 $67,499 $0 $0 25.00% $5,710,667
Total Tax Increment to Agency $10,056,534 $17,132,000 $103,350 $290,443 $502,298 $733,915 $982,596 $1,232,516 $1,493,275 $1,761,545 $2,034,850 $2,313,188 $2,596,560 $2,884,967 $202,497 $0 $0 $17,132,000
Total Project Revenues $13,408,713 $22,842,666 $137,800 $387,257 $669,730 $978,553 $1,310,128 $1,643,355 $1,991,033 $2,348,727 $2,713,133 $3,084,250 $3,462,080 $3,846,622 $269,997 $0 $0 $22,842,666

PROJECT EXPENDITURES
CAPITAL COSTS & RELATED EXPENSES
Buildings/Improvements
    Residential @ 55% $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
    Retail $14,659,624 $15,612,500 $15,612,500 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
    Commercial Office $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
  Soft Costs/Const Mgm't/Finance (Included above)
Total New Building Taxable Value $14,659,624 $15,612,500 $15,612,500 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Personal Property & Capital Equipment
   New Investment in Furniture, Fixtures and Equipment (includes 
replacement and reinvestment) $4,705,348 $5,746,267 $3,671,829 $0 $339,716 $144,560 $144,560 $144,560 $144,560 $144,560 $144,560 $144,560 $144,560 $144,560 $144,560 $144,560 $144,560
   Depreciated Value of Personal Property $2,550,042 $2,550,042 $2,161,753 $1,846,901 $0 $1,120,341 $732,053 $442,932 $442,932 $442,932 $442,932 $442,932 $442,932 $442,932
Total Personal Property & Capital Equipment Expense $3,671,829 $2,550,042 $2,889,758 $2,306,313 $1,991,461 $144,560 $1,264,902 $876,613 $587,493 $587,493 $587,493 $587,493 $587,493 $587,493 $587,493

PROJECT NEW TAXABLE INCREMENTAL VALUE $19,284,328 $21,834,368 $24,724,125 $27,030,438 $29,021,899 $29,166,460 $30,431,361 $31,307,974 $31,895,467 $32,482,959 $33,070,452 $33,657,945 $34,245,437 $34,832,930 $35,420,422

Less Existing Base Year Improvements Value $7,223,100 $45,584,590 $45,584,590 $45,584,590 $45,584,590 $45,584,590 $45,584,590 $45,584,590 $45,584,590 $45,584,590 $45,584,590 $45,584,590 $45,584,590 $45,584,590 $45,584,590

TOTAL PROJECT TAXABLE INCREMENTAL VALUE $12,061,228 $33,895,596 $58,619,721 $85,650,159 $114,672,058 $143,838,518 $174,269,879 $205,577,853 $237,473,320 $269,956,279 $303,026,731 $336,684,676 $370,930,113 $405,763,043 $441,183,465

EXPENDITURES REIMBURSABLE FROM TAX INCREMENT
  Operating Expenses
  Redevelopment Agency Administration  $502,827 $856,600 $5,167 $14,522 $25,115 $36,696 $49,130 $61,626 $74,664 $88,077 $101,742 $115,659 $129,828 $144,248 $10,125 $0 $0

  Housing (20% Annually) $2,011,307 $3,426,400 $20,670 $58,089 $100,460 $146,783 $196,519 $246,503 $298,655 $352,309 $406,970 $462,638 $519,312 $576,993 $40,499 $0 $0

  Tax increment for public infrastructure and other improvements 
  in & outside the project area & other eligible expenditures $7,542,401 $12,849,000 $77,512 $217,832 $376,723 $550,436 $736,947 $924,387 $1,119,956 $1,321,159 $1,526,137 $1,734,891 $1,947,420 $2,163,725 $151,873 $0 $0

TOTAL EXPENDITURES REIMBURSABLE FROM TAX INCREMENT $10,056,534 $17,132,000 $103,350 $290,443 $502,298 $733,915 $982,596 $1,232,516 $1,493,275 $1,761,545 $2,034,850 $2,313,188 $2,596,560 $2,884,967 $202,497 $0 $0 100% $17,132,001

TOTAL PROJECT EXPENDITURES $277,643,438 $465,538,565 $19,387,677 $22,124,811 $25,226,423 $27,764,353 $30,004,496 $30,398,976 $31,924,636 $33,069,519 $33,930,316 $34,796,147 $35,667,012 $36,542,911 $34,447,935 $34,832,930 $35,420,422

PROPERTY TAX 100% 100% 7% 0%
    Taylorsville City - 13.8% 0.001554 $1,825,507 $3,110,829 $18,743 $52,674 $91,095 $133,100 $178,200 $223,525 $270,815 $319,468 $369,034 $419,512 $470,904 $523,208 $40,550 $0 13.6% $2,333,121
    Salt Lake County - 17.5% 0.001994 $2,342,382 $3,991,629 $24,050 $67,588 $116,888 $170,786 $228,656 $286,814 $347,494 $409,922 $473,522 $538,293 $604,235 $671,349 $52,032 $0 17.5% $2,993,722
    Granite School District - 47.4% 0.005411 $6,356,383 $10,831,849 $65,263 $183,409 $317,191 $463,453 $620,491 $778,310 $942,974 $1,112,382 $1,284,968 $1,460,733 $1,639,678 $1,821,801 $141,196 $0 47.4% $8,123,887
    South Salt Lake Valley Mosquito Abatement District - .2% 0.000023 $27,018 $46,042 $277 $780 $1,348 $1,970 $2,637 $3,308 $4,008 $4,728 $5,462 $6,209 $6,970 $7,744 $600 $0 0.2% $34,531
   Jordan Valley Water Conservancy District - 3.5% 0.0004 $469,886 $800,728 $4,824 $13,558 $23,448 $34,260 $45,869 $57,535 $69,708 $82,231 $94,989 $107,983 $121,211 $134,674 $10,438 $0 3.5% $600,546
    Taylorsville-Bennion Improvement District - 1.3% 0.000146 $171,508 $292,266 $1,761 $4,949 $8,558 $12,505 $16,742 $21,000 $25,443 $30,014 $34,671 $39,414 $44,242 $49,156 $3,810 $0 1.3% $219,199
    Salt Lake County Regional Service Area - 9.4% 0.001078 $1,253,937 $2,129,833 $13,002 $36,539 $63,192 $92,331 $123,616 $155,058 $187,863 $221,613 $255,996 $291,013 $326,663 $362,946 $0 $0 9.3% $1,597,374
    Central Utah Water Conservancy District - 2.6% 0.000302 $354,764 $604,550 $3,642 $10,236 $17,703 $25,866 $34,631 $43,439 $52,630 $62,085 $71,717 $81,527 $91,514 $101,679 $7,880 $0 2.6% $453,412
    Salt Lake County Libraries - 4.5% 0.000517 $607,328 $1,034,941 $6,236 $17,524 $30,306 $44,281 $59,285 $74,365 $90,098 $106,284 $122,774 $139,567 $156,665 $174,066 $13,491 $0 4.5% $776,206
TOTAL PROPERTY TAX 0.011425       $13,408,713 $22,842,666 $137,800 $387,257 $669,730 $978,553 $1,310,128 $1,643,355 $1,991,033 $2,348,727 $2,713,133 $3,084,250 $3,462,080 $3,846,622 $269,997 $0 $0 100.0% $17,132,000

$0
TOTAL PROPERTY TAX INCREMENT $13,408,713 $22,842,666 $137,800 $387,257 $669,730 $978,553 $1,310,128 $1,643,355 $1,991,033 $2,348,727 $2,713,133 $3,084,250 $3,462,080 $3,846,622 $269,997 $0 $0 100.0% $17,132,000
NOTE: TAX INCREMENT YEAR ONE MAY OCCUR ANYTIME FROM 
2010 TO 2012 AT THE DETERMINATION OF THE REDEVELOPMENT 
AGENCY.  TAX INCREMENT WILL BE COLLECTED FOR 15 YEARS 
FROM THE FIRST YEAR FOR WHICH TAX INCREMENT IS 
COLLECTED BY THE REDEVELOPMENT AGENCY.
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EXHIBIT “F” 
MAP SHOWING PHASE AREAS  
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