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1. INCENTIVE STRUCTURE
How the requested incentives work, and the resulting reimbursement.
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Requested Incentives
• Tax Increment Financing: 

– PILOTs – 100% property tax increment
– EATs – 50% sales tax increment 

• Hotel Sales Tax Rebate: City 1.0% General  
• CID – 1.0% sales tax
• TDD – 0.5% sales tax
• Chapter 100:

– Sales Tax Exemption on construction materials
– Fixed PILOTs for 10 years on apartment properties
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TIF Reimbursement:
 $19.66 million
 23 years
 11.0% of total project costs
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Hotel Sales Tax Rebate:
 $504,000 million
 23 years
 0.3% of total project costs
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CID Reimbursement:
 $8 million
 30 years
 4.5% of total project costs
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TDD Reimbursement:
 $1.78 million
 30 years
 1.0% of total project costs
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Chapter 100:
 $6.05 million
 2 years retail, 10 years apts
 3.4% of total project costs
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2. OWNERSHIP STRUCTURE
How property ownership will work to implement the incentives.
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Ownership 
Today
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Ownership after 
Plan Approval
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During Retail
Construction
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After Retail
Construction
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3. TIF PLAN
Summary of the TIF Plan, key data, report from City’s Financial Advisor.
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Blight Finding
• Inadequate Street Layout – Limited access, lacks curbs, 

gutters, street lights, storm sewers
• Unsanitary or Unsafe Condition – Aged houses, Undermining, 

Violations of Property Maintenance Code
• Deterioration of Site Improvements – Streets in fair 

condition, Structures built 1940 to 1978
• Improper subdivision or obsolete platting – Irregular lots, 

long and narrow configuration
• Conditions which Endanger Life or Property – No sewer 

access, Septic system for houses, Transmission lines and cost 
to move, site serves as dumping ground

• Economic Underutilization
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But For Test & Financial Feasibility
Summary of Piper Jaffray conclusions:
• Construction costs are reasonable
• Revenue assumptions are reasonable
• Maximum bonding capacity = $21.25 million
• Grocery sales $509/sqft/year reasonable, 
$511 national average

• May pay‐off in less than 23 years if projections 
are accurate
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But For Test & Financial Feasibility
Summary of Piper Jaffray conclusions:
• Rate of Return without incentives = 3.07%
• Rate of Return with Incentives = 10.01%
• Acceptable Range = 5.77% to 10.62%
• Higher Risk Factors: 

– Extraordinary site costs, large amount of site prep, 
power line relocation

– Revenue from sales of prepared pad sites rather 
than operating businesses
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City Economic Development Policy
• Preference: less than 25% TIF reimbursement
• Developer request is 11% TIF reimbursement
• Total incentive request is 20.2% of total 
project costs

• Total Project Costs is key variable
• TIF Contract will have control mechanisms

– Rate of Return limitation
– Development Cost Savings provision
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Sales Tax Migration Rate

• Two Primary issues:
1. Effect on Sales Tax Revenues
2. Effect on businesses in same Primary Trade Area

• TIF Contract can address sales tax issue if 
needed

• Impact on businesses is a policy issue
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Project Budget & Incentives
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