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Executive Summary 

 In North Logan City there are one of each of the four types of re-development projects available to 

be used in the State of Utah.  The Agency's Urban Renewal Area (URA) is the North Gateway Area 

Project mostly located along 2500 North; the Economic Development Area (EDA) is the Innovation 

Campus Area Project and is intended to be able to support the development of private, non-USU owned 

parts of the USU Innovation Campus; the Community Development Area (CDA) is the City Center Area 

Project mostly located along the new and proposed 200 East Corridor; and the Cache Innovation 

Community Reinvestment Project Area (CI-CRA) is comprised of selected parcels located within four 

economic zones on the western boundary of the Agency (see Appendix A - CI-CRA Property Description). 
 

The North Gateway Project URA is being done in response to fixing a “blighted” area.  The tax increment 

in this area is to be used to mitigate the blight, including tearing down old structures, and to assist in the 

development of better facilities.  For the Innovation Campus Project to be set up the Agency had to show 

potential economic growth, specifically meaning new jobs.  A Community Development Area, like the 

City Center Project, requires neither job development nor blight mitigation.  Instead, the Agency had to 

convince the taxing entities, in this case Cache County, the Cache County School District, and North 

Logan City that it is in the entity's best interest to postpone the anticipated and hoped-for property tax 

increases to financially encourage and support new development.  The taxing entities must adopt an 

agreement with the municipality in order to divert their funds to a CDA. For the Cache Innovation CRA 

to be set up the Agency showed a focus on economic development efforts and that tax increments will be 

used to rehabilitate old buildings, add infrastructure to the under-utilized properties, and provide 

incentives for job-creation. 
 

 Money is generated in a re-development fund by recognizing a base value of property, having the 

area developed or re-developed and seeing the increase in value and hence the difference, or increment, in 

property taxes.   There may be some changes in property value without development, as would be the case 

if land values go up, but the real change in value comes as property is developed.   Property values can 

also drop below the baseline established for the area as was the case in the City Center Area for a while.  

When that happened no tax increment funds were generated until the property value came back to the 

level set as the baseline.  All, or some of the tax increment can be diverted to the agency and that decision 

is made when the project is first set up.  Additionally, the property taxes are only diverted for a set 

number of years.    All or some of the property taxing entities may be affected.   Following is a table that 

lists the RDA's four project areas, the entities and percentages of tax increment diverted to the RDA, and 

the number of years the project runs once it is started: 

 
Type Project Name Taxing entities involved % Tax Incr. (TI) 

diverted 

# Years Year 

Project 

Area Was 

Approved  

Year Project 

Area Began 

Receiving Tax 

Increment Funds 

URA North Gateway 

Project 

Cache County 

Cache School District 

North Logan City 

Hyde Park Cemetery Dist. 

Cache Mosquito Abatement Dist. 

100% for each 
12 yrs for 

each entity 
Aug. 2006 2012 

CDA City Center Project Cache County 

Cache School District 

North Logan City 

50% * With conditions 

50% * With conditions 

100% 

12 yrs 

12 yrs 

15 yrs 

July 2007 2013 

EDA Innovation Campus 

Project 

Cache County 

Cache School District 

North Logan City 

Cache Mosquito Abatement Dist. 

100% for each 
10 yrs for 

each entity 
Nov. 2006 2016 

CI-

CRA 

Cache Innovation 

Community 

Reinvestment Area 

Cache County 

Cache School District 

North Logan City 

** See CI-CRA TI Table 
** See CI-CRA TI Table 
** See CI-CRA TI Table 

10 yrs 

10 yrs 

10 yrs 
Aug. 2022 Not Yet 

* In order to get Cache County and the Cache School District to give up the property taxes generated for those entities for the City Center 

Project, certain conditions were placed on those funds.  All the funds generated from Cache County must be used exclusively for the 

construction of 200 East (the Hyde Park- North Logan Corridor).  The amount of funds that can be diverted from the County is capped at 

$1,601,433 and the amount of funds that can be ultimately diverted from the School District is capped at $4,135,395.  Once those total 

amounts have been diverted to the RDA, the funds coming from those entities’ tax increments would cease. 
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** CI-CRA Tax Increment Table 

TYPE OF DEVELOPMENT TAX INCREMENT RATE (UP TO) TAX INCREMENT RATE (UP TO) 

Manufacturing/Industrial* 75% 10 Years 

Anchor Retail (<50k sf) 60% 10 Years 

Office/Non-Retail 50% 10 Years 

Other Retail (<50k sf) 25% 5 Years 

Residential 0% 0 Years 

* jobs created at or above 110% of prevailing county wage 
In order to get Cache School District to give up the property taxes generated for those entities for the Community Reinvestment Area 

Project, the City will pay 10% of the sales tax revenues generated by a parcel for five years from the trigger date directly to the County 

School District. 

 

Summary - Actual, and estimates of the portion of property taxes paid or to be paid to the Agency 

pursuant to Section 17C-1-603. 

 

 North 

Gateway 

Project - 

URA #911 

City Center 

Project -  

CDA #912 

Innovation 

Campus 

Project - 

EDA #811 

Community 

Reinvestment 

Area -  

CI-CRA  

Total 

Tax year ending December 

31, 2012 (FY 2013)  
$75,893 $0 $0 $0 $75,893 

Tax year ending December 

31, 2013 (FY 2014)  
$65,462 $170,671 $0 $0 $236,133 

Tax year ending December 

31, 2014 (FY 2015) 
$71,992 $175,053 $0 $0 $247,045 

Tax year ending December 

31, 2015 (FY 2016) 
$74,021 $113,633 $0 $0 $187,654 

Tax year ending December 

31, 2016 (FY 2017)  
$76,708 $141,680 $500 $0 $218,650 

Tax year ending December 

31, 2017 (FY 2018) 
$77,045 $172,882 $86,344 $0 $336,272 

Tax year ending December 

31, 2018 (FY 2019) 
$91,257 $208,117 $176,638 $0 $476,012 

Tax year ending December 

31, 2019 (FY 2020) 
$131,362 $291,953 $219,800 $0 $643,115 

Tax year ending December 

31, 2020 (FY 2021) 
$132,511 $324,897 $249,086 $0 $706,494 

Tax year ending December 

31, 2021 (FY 2022)  
$135,259 $374,709 $333,092 $0 $843,060 

Tax year ending December 

31, 2022 (FY 2023)  
$134,689 $392,904 $300,370 $0 $827,963 

Tax year ending December 

31, 2023 (FY 2024) 

(Estimates) 

$165,000 $425,000 $400,000 $0 $990,000 

 

 

  



 

Page 4 of 19 

North Gateway Project - Urban Renewal Area (URA #911) 

Tax increment paid to Agency from URA for calendar year Ending December 31, 2022 

$134,689 

 

Projected tax increment expected next year from URA for calendar year beginning January 1, 2023 

$165,000 

 

Project Area Summary: 

URA Developed Acreage:  33.8 

URA Undeveloped Acreage:  27.7 

 

 The North Gateway Urban Renewal Area is approximately 65 acres of privately owned property 

located in North Logan City.  The approximate boundaries of the project area are 350 West on the West, 

2700 North on the North, 200 East on the East and 2500 North on the South (see Exhibit 1 - map).  Land 

uses when the project plan was approved included agricultural, residential, commercial, industrial and 

vacant land.  The urban renewal plan provides reasonable opportunities for owners of property within the 

project area to participate in the urban renewal of the property, within the project area, if they enter into a 

participation agreement with the Agency.  

 The project area was selected because it is one of the primary gateways to North Logan City.  The 

main thoroughfare by which residents, business owners and visitors enter North Logan is via Highway 91.  

Several blighted properties are visible from highway 91, with average traffic counts of roughly 30,000 

vehicles per day (ADTs) in the year 2004.  Additionally, 2500 North is the main route between the Logan 

Cache Airport and metropolitan areas on the East side of Cache Valley.  Planning has been initiated to 

enhance and improve services available at the Logan Cache Airport to include increased commercial 

service.  Removal of blighted buildings and improvement of infrastructure in this rundown area will 

improve the attractiveness of this entrance to North Logan City and spur economic development and urban 

renewal activities in a key location.  Due to blighted conditions, limited or no accessibility and inadequate 

infrastructure, the project area would not develop through normal market means.   

 The project area has suffered from a lack of reinvestment as a result of: 1) blighted properties 

including abandoned structures and general deterioration in the area; 2) inadequate traffic access and 

circulation interior to the proposed project area including 200 West Street, 200 East Street, and 2500 North 

Street; 3) lack of infrastructure extending into the area; and 4) dilapidated prior uses blocking investment 

in higher intensity uses, such as office and multi-story housing. 

 The North Logan Redevelopment agency will offer owners and developers reimbursement for costs 

associated with installation of necessary public infrastructure, demolition and removal of blighted 

structures, and elimination of blight in the project area.   The source of funds for reimbursement will be tax 

increment generated through investment in the project area.  Relocation assistance may be offered for uses 

incompatible with the urban renewal plan. 

 

  

Project Area Activity Narrative:    

 

 Three projects have been completed since the establishment of the URA. The first two "projects" 

reimbursed the two different owners of the property on which Brent Allen Automotive was constructed.  

The reimbursement was for a 50/50 split of the cost to clean up the blighted area to prepare for the 

construction of the new building.  A total of $20,447 was expended from the RDA for those efforts. The 

other project was part of the installation of water and sewer lines within the 200 East corridor, that portion 

of the corridor runs through this project area.  $279,965 was spent on this effort, $132,499 for water 

mains and $147,466 for sewer mains, along with $60,921 for the actual roadway expenditures. 
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 The Armour property within the URA was completed in 2016. 

 The Aldon & Shonie TRS property within the URA was completed in 2017. 

 Wolf Pack Way within the URA was completed in August 2018. 
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Project's Current Estimate Timeline/Cash Flow:  See information below. 

 

 

  

North Gateway Urban Renewal Area Financial Plan #911
 Project Area Budget/Operations Analysis

    As of 10/15/2023

North Gateway Urban Renewal Area Plan - Tax Increment Projections Total
Actual Actual Actual Actual Actual Actual Actual Actual Actual Actual Projected Projected Projected Projected Projected

Tax Year 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026

Project Year Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15

Fiscal Year FY2013 FY2014 FY2015 FY2016 FY2017 FY2018 FY2019 FY2020 FY2021 FY2022 FY2023 FY2024 FY2025 FY2026 FY2027

Revenues and Expenditures

Revenues  

Tax increment receipts 75,893        65,462        71,992        74,021        76,970            77,045              91,257       131,362    132,511    135,259    134,689    165,000    -             -             -             1,231,461        

Interest Earned  (assume 1.0%) 28                 228              321              338              961                  2,333                3,645         3,174         1,033         1,318         11,747       1,650         -             -             -             26,775              

Less Administration Allocation (assume 4%) (1,500)         (1,309)         (1,400)         (2,000)         (2,000)             (3,000)              (3,000)       (3,000)       (3,000)       (6,189)       (8,510)       (8,510)       -             -             -             (43,418)            

Total Revenues 74,420        64,381        70,913        72,360        75,931            76,378              91,902       131,536    130,544    130,389    137,925    158,140    -             -             -             1,214,818        

Expenditures

Cash Incentives (250,000)   (150,000)   (400,000)          

Infrastructure Projects -               -               -               (180,000)    (99,964)           (60,921)            -             -             -             -             -             (250,000)   (33,451)     -             -             (624,336)          

Expenditures for Roads -60,921 -250,000 -250,000

Water Main Improvements along 200 East -90,000 -42,499

Sewer Main Improvements along 200 East -90,000 -57,466

Other Improvements

Additional Allocations (14,312)       (6,135)         (34)               (20,482)            

Low Income Housing Support Projects (20%) (75,000)     (75,000)     (150,000)          

  Miscellaneous (10,000)     (10,000)     -             (20,000)            

Principal on Bonds -                     

Interest and fees on bonds -                     

Interest Allocation -                     

Total Expenditures (14,312)       (6,135)         (34)               (180,000)    (99,964)           (60,921)            -             -             -             -             -             (585,000)   (268,451)   -             -             (1,214,818)      

Net gain (loss) 60,108        58,246        70,879        (107,640)    (24,034)           15,457              91,902       131,536    130,544    130,389    137,925    (426,860)   (268,451)   -             -             (0)                       

Fund balance - beginning of year -               60,108        118,354      189,233      81,592            57,559              73,015       164,917    296,454    426,997    557,386    695,311    268,451    (0)                (0)                

Fund balance - end of year 60,108     118,354      189,233      81,592        57,559            73,015              164,917    296,454    426,997    557,386    695,311    268,451    (0)                (0)                (0)                
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Project Assessment of Change in Value: 

 Base Year: 2006 

 2006 Base Taxable Value: $4,415,350 

 2022 Marginal Value: $15,727,023 

 Percentage Change in Marginal Value: has increased by 356% 

 

 2019 Assessed Value: $20,321,670 

 2020 Assessed Value: $20,787,939 

 2021 Assessed Value: $21,521,427 

2022 Assessed Value: $23,642,309 

2023 Estimated Assessed Value: $25,972,200

 

 Since the establishment of the URA #911 the relative growth in assessed value has increased 535% (from $4,415,350 to $23,642,309) mainly 

due to Armour Property, Aldon & Shonie Property, and installation of Wolf Pack Way. 

 

See chart below for financial information as of:  

10/15/2023 CRA Increment Paid 
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City Center Project - Community Development Area (CDA #912) 

Tax increment paid to Agency from CDA for calendar year Ending December 31, 2022 

$392,904 

 

Projected tax increment expected next year from CDA for calendar year beginning January 1, 2023 

$425,000 
 

Project Area Summary: 

CDA Developed Acreage:  64.0 

CDA Undeveloped Acreage:  41.0 

 

Total Percentage of Residential in CDA: 59.0% 

Total Residential Units in CDA: 

 Four Seasons 250 

 Four Season South 177 

 GC Square 46 

 Maple Springs 116  

 Wolfpack Crossing 32 

 North Logan Village 97 

 

 The outer boundaries of the approximately 106-acre project area are 2000 North, 400 East, 2500 

North, and Main Street, although the actual boundaries follow parcel lines as appropriate in the formation 

of the CDA and are delineated on the CDA's Project Area Map (see Exhibit 1 - map). The Project Area in 

general has been the subject of community planning initiatives for a number of years and largely constitutes 

the land included in the North Logan City Center Plan, a vision for creating a central location for business, 

commercial, and institutional use. In essence there has been a desire to create a more dense downtown area 

in North Logan for some time. The CDA and the associated conceptual development program will fulfill 

that vision.  

 The land inside the proposed CDA boundary was almost completely vacant when the CDA was 

established. Therefore, the base taxable value was essentially at a minimum, with the opportunity to gain 

the maximum amount of tax increment through judicious, master planned development of lodging and 

group business facilities, mixed-use projects, retail, office and residential projects – all of which will 

increase the taxable value of the area captured by the CDA boundary.  

 The Project Area includes enough contiguous vacant land to allow for a significant development of 

projects(s) and it serves to connect important streets and roads in the community including 2500 North, 400 

East, and the planned improvement of 200 East. The Project Area was thus chosen for its suitability for 

new development, size, location, and ability to unite the community in a way envisioned by the original 

City Center Plan   

 The project area is close to Main Street, but more importantly in terms of transportation and access, 

it is bisected by a road (200 East) that is planned as a minor limited access arterial that will also be a primary 

regional bus transportation route; and a major alternative route to U.S. Highway 91 (Main St.). The siting 

of the CDA is therefore anticipating future changes to the North Logan City transportation network, and in 

fact takes advantage of these changes.  

 The Project Area is also more or less on an axis with the Logan Cache Airport which is to host 

commercial passenger traffic and is in close proximity to the Innovation Campus, IHC Hospital, and the 

Utah State University Campus – all drivers of economic activity in the immediate area. 
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Project Area Activity Narrative:  

 

 Since the establishment of the CDA, eight substantial projects have been either completed or 

partially completed; seven within the CDA and one nearby.  

• The Valley Motors property within the CDA was completed in April 2010. 

• The Four Seasons North Apartment Complex within the CDA was completed in December 2012. 

• The Greenville Business Park within the URA was completed in May 2014. 

• Wolf Pack Way within the URA was completed in August 2018. 

• The Black Box Engineering building within the CDA was completed in June 2014.   

• The Maple Springs Senior Living Facility within the CDA was completed in August 2016.   

• The Green Canyon Square townhomes and small single family residential lots was completed in 

2016. 

• The Four Seasons South Apartments, townhomes and Work-Live residential units was completed in 

2020. 

• The Wolfpack Crossing townhomes and small single family residential lots were completed in 

2021.   

• The North Logan Village Apartments, townhomes, and Work-Live residential units within the CDA 

are currently under construction.   

  

 The water and sewer main lines within the 200 East Corridor road project began in the Fall of 2015 

and is now completed and were only reimbursed by funds for lines installed between 1800 North and 2200 

North (including $7,261). 

 Streets, water lines and sewer lines installed bordering The Four Seasons Apartment Complex were 

paid for by Four Seasons and will be reimbursed with CDA Funds for up to $1,000,000 ($886,879.62 has 

been reimbursed to date through June 2020). 

 The installation of 2150 North was completed in conjunction with the Maple Springs project.  A 

one-time share in the cost of 2150 North road improvements, $52,276, was funded during fiscal year 2017. 

 A project to increase the sewer line capacity along 400 East sewer between 1800 North and 2200 

North began in the Fall of 2016 and is now completed, and a one-time share of $32,206 in the cost was 

funded during fiscal year 2018. 

 Streets, water lines and sewer lines installed bordering Maple Springs Senior Living Facility were 

paid for by Maple Springs Senior Living Facility and will be reimbursed with CDA Funds for up to 

$954,000 ($149,725.98 has been reimbursed to date through June 2020). 

 The installation of 2200 North 400 East Roundabout was completed in conjunction with the Maple 

Springs project.  A one-time share in the cost of the roundabout road improvements, $70,729, was funded 

during fiscal year 2020. 

The installation of 2200 North 200 East and 2200 North 400 East Roundabouts lighting and 

landscaping.  A one-time cost of the roundabout improvements, $27,924, was funded during fiscal year 

2021. 

The installation of 2500 North Wolf Pack traffic signal.  A one-time cost of the traffic signal 

improvement, $244,712, was funded during fiscal year 2022. 
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Project's Current Estimate Timeline/Cash Flow:  See information below. 

City Center Community Development Area Financial Plan #912
 Project Area Budget/Operations Analysis
  As of 10/15/2023

North Logan City Community Development Area Plan - Tax Increment Projections Total
Actual Actual Actual Actual Actual Actual Actual Actual Actual Actual Projected Projected Projected Projected Projected

Tax Year 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027

Project Year Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15

Fiscal Year FY2014 FY2015 FY2016 FY2017 FY2018 FY2019 FY2020 FY2021 FY2022 FY2023 FY2024 FY2025 FY2026 FY2027 FY2028

Revenues and Expenditures CCSD Cap 4,135,395$     

Revenues  

Tax increment receipts 170,671   175,053   113,633   141,680               172,882            208,117           291,953   324,897   374,710   392,904   425,000   450,000   67,500      75,000      80,000                 3,464,000$     

Funds from Bonds

Interest Earned (assume 1.0%) -            56              172            332                       992                    1,148               988            227            123            1,390        4,250        4,500        675            750            800                       16,402$           

Less Administration Allocation (2%) (3,413)      (3,500)      (2,312)      (4,811)                  (4,811)               (4,811)              (4,811)      (4,811)      (7,811)      (8,811)      (8,500)      (9,000)      (1,350)      (1,500)      (1,600)                  (71,852)$         

Total Revenues 167,258   171,609   111,493   137,201               169,063            204,454           288,130   320,313   367,021   385,483   420,750   445,500   66,825      74,250      79,200                 3,408,550$     

Expenditures

Cash Incentives -$                  

Infrastructure Projects Using CDA Funds -            -            (56)            (59,536)               (90,490)            (15,354)           (87,430)    (38,701)    (253,712)  -            (110,440)  (100,000)  (49,708)    -            -                        

Streets Improvements -                         -                      -                     (70,729)      (27,924)      (244,712)    -             (50,440)      -             -             -             -                         

Water Main Improvements (7,261)                    -                      -                     -             -             -             -             -             -             -             -             -                         

Sewer Main Improvements -                         (90,490)               -                     -             -             -             -             -             -             -             -             -                         

Other (i.e City Center Design) (56)             (52,275)                  -                      (15,354)              (16,701)      (10,778)      (9,000)        -             (60,000)      (100,000)    (49,708)      -             -                         

Allocations (169,147)  (165,909)  (96,954)    (113,340)             (154,261)          (169,729)         (167,267)  (314,760)  (272,107)  (254,453)  (261,560)  (266,791)  (68,181)    (57,053)    (58,194)               (2,589,704)$   

Four Seasons North for building road (Total $1M) (169,147)    (165,909)    (96,954)      (113,340)                (111,628)             (114,379)            (115,523)    (113,120)    (1,000,000)$       

Four Seasons South for infrastructure (Upto $1M) -             -             -             -                         -                      -                     -             (151,111)    (215,146)    (201,745)    (207,797)    (211,953)    (12,247)      -             -                         (1,000,000)$       

Maple Springs - (Up to $954,000) -                         (42,633)               (55,349)              (51,743)      (50,528)      (56,961)      (52,708)      (53,762)      (54,837)      (55,934)      (57,053)      (58,194)                  (589,704)$          

 Miscellaneous (270)          -            (379)          (789)                     (789)                  (789)                 (789)          (789)          (789)          (1,339)      (1,339)      (1,339)      (1,339)      (1,339)      (1,339)                  (13,417)$         

Principal on Bonds -$                  

Interest and fees on bonds -            -                        -                     -                    -            -            -            -            -            -            -$                  

Total Expenditures (169,417)  (165,909)  (97,389)    (173,665)             (245,541)          (185,872)         (255,486)  (354,250)  (526,608)  (255,792)  (373,339)  (368,130)  (119,228)  (58,392)    (59,533)               (3,408,550)$   

Net gain (loss) (2,158)      5,700        14,103      (36,464)               (76,478)            18,582             32,644      (33,937)    (159,587)  129,691   47,411      77,370      (52,403)    15,858      19,667                 

Fund balance - beginning of year -            (2,158)      3,542        17,646                 (18,818)            (95,296)           (76,714)    (44,070)    (78,008)    (237,594)  (107,903)  (60,492)    16,878      (35,525)    (19,667)               

Fund balance - end of year (2,158)      3,542        17,646      (18,818)               (95,296)            (76,714)           (44,070)    (78,008)    (237,594)  (107,903)  (60,492)    16,878      (35,525)    (19,667)    0                            

Once the amount of planned Tax Increment to be generated by each Taxing Entity has been reached, no further tax increment shall be paid to or retained by the Agency.    
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Project Assessment of Change in Value: 

 Base Year: 2007 

 2006 Base Taxable Value: $3,348,610 

 2022 Marginal Value: $84,158,631 

 Percentage Change in Marginal Value: has increased by 2,513% 

 

 2019 Assessed Value: $58,220,428 

 2020 Assessed Value: $65,177,443 

 2021 Assessed Value: $76,151,970 

 2022 Assessed Value: $92,418,011 

 2023 Estimated Assessed Value: $112,158,500 

 

 

 Since the establishment of the CDA #912 the relative growth in assessed value has increased 2,760% (from $3,348,610 to $84,158,631) 

mainly due to Four Season North & South properties, Wolfpack Crossing property, North Logan Village property, Maple Springs property, Valley 

Motors property, Greenville Business Park property, and installation of Wolf Pack Way and 200 East. 

 

See chart below for financial information: 

10/15/2023 CRA Increment Paid 
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Innovation Campus Project - Economic Development Area (EDA #811) 

Tax increment paid to Agency from EDA for calendar year Ending December 31, 2022 

$ 300,370 

 

Projected tax increment expected next year from EDA for calendar year beginning January 1, 2023 

$ 350,000 

 

Project Area Summary:  

EDA Developed Acreage:  27.3 

EDA Undeveloped Acreage:  48.1 

 

 The Innovation Campus Economic Development Project Area is approximately 80 acres zoned 

M-2 and is owned by Utah State University, plus existing rights-of-way (see Exhibit 1 - map).  The real 

property located within the project area is intended to be used for the constructions of research park 

facilities and will consist of university, business, industry and government uses including research and 

office space and light industrial or manufacturing that may be associated with the research components of 

the park.  This space will benefit the community and the state in the creation of new, research oriented, 

higher-paying jobs and will benefit the residents of Cache Valley more specifically through the economic 

impacts stimulated by the Innovation Campus. 

 The majority of the development within the Innovation Campus is expected to be owned by USU 

or other non-property tax generating entities, but any privately owned development that locates in the 

park is taxable and will generate tax increment which may be used to assist with infrastructure support 

such as the construction of roads, water mains, and sewer collection main lines. 

 

 

 

Project Activity Narrative:   

 

Inovar facility (100,000 square-feet) completed on land belonging to the Utah State University 

Innovation Campus in May 2018. 
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Project's Current Estimate Timeline/Cash Flow: See attached spreadsheet. 

Innovation Campus Economic Development Area Financial Plan #811
 Project Area Budget/Operations Analysis
    As of 10/15/2023

Innovation Campus Economic Development Area Plan - Tax Increment Projections Total
Actual Actuals Actual Actual Actual Actual Actual Projected Projected Projected Projected Projected

Tax Year 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027

Project Year Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12

Fiscal Year FY2017 FY2018 FY2019 FY2020 FY2021 FY2022 FY2023 FY2024 FY2025 FY2026 FY2027 FY2028

Revenues and Expenditures

Revenues  

Tax increment receipts 500                     86,344               176,638             219,800             249,086             333,093             300,371             350,000             400,000             406,000             412,090             -                 2,933,921        

Interest Earned (assume 1.0%) 1                          922                     2,058                  1,021                  1,702                  16,584               13,881               17,450               16,545               6,344                  -                 76,508              

Less Administration Allocation (2%) -                      -                      -                      -                      -                      -                      -                      (7,000)                (8,000)                (8,120)                (8,242)                -                 (31,362)            

Total Revenues 500                     86,345               177,559             221,858             250,107             334,794             316,955             356,881             409,450             414,425             410,193             -                 2,979,068        

Expenditures

Cash Incentives -                     

Infrastructure Projects or Reimbursement Using CDA Funds -                      -                      -                      -                      -                      -                      -                      -                      (300,000)           (400,000)           (400,000)           (400,000)      (1,500,000)      

Low Income Housing Support Projects (20%) -                      (200,000)           (200,000)           (200,000)           (279,068)      (879,068)          

Allocations -                     

Miscellaneous (200,000)           (200,000)           (200,000)      (600,000)          

Principal on Bonds -                     

Interest and fees on bonds -                     

Total Expenditures -                      -                      -                      -                      -                      -                      -                      -                      (500,000)           (800,000)           (800,000)           (879,068)      (2,979,068)      

Net gain (loss) 500                     86,345               177,559             221,858             250,107             334,794             316,955             356,881             (90,550)              (385,575)           (389,807)           (879,068)      (0)                       

Fund balance - beginning of year -                      500                     86,845               264,405             486,263             736,370             1,071,164         1,388,119         1,745,001         1,654,451         1,268,875         879,068        9,581,061        

Fund balance - end of year 500                     86,845               264,405             486,263             736,370             1,071,164         1,388,119         1,745,001         1,654,451         1,268,875         879,068             (0)                   9,581,061        
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Project Assessment of Change in Value: 

 Base Year: 2006 

 2006 Base Taxable Value: $217,655 

 2022 Marginal Value: $35,130,808 

 Percentage Change in Marginal Value: has increased 16,141% 

 

 2019 Assessed Value: $20,651,970 

 2020 Assessed Value: $24,501,128 

 2021 Assessed Value: $33,943,317 

2022 Assessed Value: $35,168,854 

2023 Estimated Assessed Value: $36,450,000

  

 Since the establishment of the ICE #811 the relative growth in assessed value has increased 16,158% (from $217,655 to $35,168,854) mainly 

due to leased Inovar property. 

 

See chart below for financial information: 

10/15/2023 CRA Increment Paid 

 

 



 

Page 15 of 19 

Cache Innovation Community Reinvestment Area - (CI-CRA) 

Tax increment paid to Agency from CI-CRA for calendar year Ending December 31, 2022 

$ 0 

 

Projected tax increment next year expected from CI-CRA for calendar year beginning January 1, 2023 

$ 0 

 

Project Area Summary:  

CI-CRA Developed Acreage:  111.15 

CI-CRA Undeveloped Acreage:  211.13 

 

Developed vs Undeveloped 

Acreage Summary Developed Undeveloped Total 

South Main Street 12.75 5.41 18.16 

North Main Street 25.11 78.8 103.91 

City Center - 72.46 72.46 

Manufacturing/Commercial 73.29 54.46 127.75 

Total 111.15 211.13 322.28 

 

The Cache Innovation Community Reinvestment Area - (CI-CRA) Project Area is approximately 

211 acres. The Project Area is comprised of selected parcels located within four economic zones on the 

western boundary of the Agency (see Appendix A - CI-CRA Property Description). These parcels and 

zones are bounded on the west, north, and south by the respective boundaries of the Agency, and on the 

east as depicted in Exhibit 2 with the green or green/purple highlights. (see Exhibit 2 – CI-CRA map).  

The Project Area Plan will allow for increment to be collected for no more than 10 years for any one 

parcel. The length of the total increment window for the CRA will be 25 years. The Agency will trigger 

specific parcels as develop opportunities arise. Selected parcels within the proposed CRA are currently in 

another project area. 

The Agency desires to focus on economic development efforts. Rather than designating entire 

sections of the Project Area for inclusion in tax increment funding, the Agency has only selected 

undeveloped parcels with the most potential or need for tax increment. Any incentive for retail will be 

small and short in duration except for large anchor tenant retail in the Main Street South area. Job creation 

will receive the highest amount and length of tax increment in a post-performance structure. In 

accordance with 17C-5-307(3), the Agency anticipates that more than $100,000 of tax increment may be 

received in some years. Therefore, the Agency will provide 10% of the tax increment to housing as 

described. 

The parcels currently include approximately 10k sf of mostly agricultural buildings. In the future, 

this area could support as much as 1.2m sf of manufacturing or light industrial uses such as those found in 

the surrounding areas. There are two main impediments that are hampering economic development. The 

first is increasing horizonal infrastructure into vacant or under-utilized parcels. The second is providing 

economic incentives to encourage job creation in the area. The CRA will provide funds to reduce or 

eliminate these development impediments. 

There are two main impediments that are hampering economic development. The first is 

increasing horizonal infrastructure into vacant or under-utilized parcels. The second is providing 

economic incentives to encourage job creation in the area. The CRA will provide funds to reduce or 

eliminate these development impediments. 
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Funds will be provided on a post-performance basis. Most funding will be in the form of 

reimbursement to private property owners through a reimbursement, participation, or development 

agreement. 

Manufacturing/Commercial Area (“MCA”) 

The parcels in the MCA are vacant land east of the airport and surrounding by manufacturing or 

commercial properties. Tax increment will be utilized to add infrastructure to the under-utilized properties 

and provide incentives for job-creation.  

City Center Area 

The parcels in the City Center area are vacant land within the City Center District as described in 

the General Plan. There are no buildings in the City Center Area. The desire for the area is to encourage 

additional mixed-use and office uses. Tax increment will be utilized to add infrastructure to the under-

utilized properties and provide incentives for job-creation.  

South Main Street Area 

The parcels currently include approximately 100k sf of retail and other buildings. The former K-

Mart store is 90k sf of that total. In the future, these parcels could add another 15k sf. The K-Mart 

building will receive investment to improve its functionality. Other parcels would likely see new or 

remodeled buildings.  Tax increment will be utilized to rehabilitate old buildings and add infrastructure to 

the under-utilized properties. 

North Main Street Area 

The parcels currently include approximately 37k sf of agriculture and related buildings. In the 

future, these parcels could add another 1.1m sf of commercial and retail. Tax increment will be utilized to 

add infrastructure to the under-utilized properties and provide incentives for job-creation. 

 

 

Project Activity Narrative:   No activity has occurred within this development area to date. 
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Project's Current Estimate Timeline/Cash Flow: See attached spreadsheet. 

As described in the Plan and herein, the Agency will collect tax increment according to the schedule in 

Table 1: Tax Increment Schedule. TAX INCREMENT RATE (UP TO) 
 

 CRA Tax Increment Table 

TYPE OF DEVELOPMENT TAX INCREMENT RATE (UP TO) TAX INCREMENT RATE (UP TO) 

Manufacturing/Industrial* 75% 10 Years 

Anchor Retail (<50k sf) 60% 10 Years 

Office/Non-Retail 50% 10 Years 

Other Retail (<50k sf) 25% 5 Years 

Residential 0% 0 Years 

*jobs created at or above 110% of prevailing county wage 

Table 1: Tax Increment Schedule 
 

Utilizing this schedule and absorption estimates, the Agency anticipates collecting approximately $12.3m 

over 25 years. Although each parcel will be evaluated according to the Table 1, Table 2 provides 

assumptions for simplicity. 

TYPE OF DEVELOPMENT TAX INCREMENT RATE (UP TO) TAX INCREMENT RATE (UP TO) 
 CRA Tax Increment Table 

REVENUE TO RDA PARTICIPATION RATE LENGTH TOTAL NPV (5% DISCOUNT RATE 

South Main Street 60% 10 283,534 209,341 

North Main Street 25% 5 967,780 534,900 

City Center 50% 10 5,283,957 2,680,892 

Manufacturing/Commercial 75% 10 5,750,560 2,917,630 

Tax Area 927   4,091,626 2,075,946 

Tax Area 011   562,024 285,151 

Tax Area 013   1,096,910 556,533 

City Sales Tax   814,779 500,204 

Total  13,100,610 6,842,966 

Table 2: Agency Tax Increment Revenue Estimates 

 

 

Project Assessment of Change in Value: 

 Base Year: 2020 

 Estimated 2020 Base Taxable Value: $22,239,995 

 2021 Marginal Value: $33,912,496 

  

 

 Since the establishment of the Cache Innovation CRA, no tax increment calculations have yet 

been made by Cache County. 
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EXHIBIT 1 – URA, CDA and EDA MAP 
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EXHIBIT 2 – CI-CRA MAP 

 


