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Section 1:  Introduction 
 
Per Utah Code § 17C-5-303, the Lehi City Redevelopment Agency (the “Agency”) is required to prepare an  
project area budget (“Budget”) for the Morning Vista Community Reinvestment Project Area (the “Project 
Area”).  This Budget is based on projected development within the Project Area, which includes higher 
end restaurants, retail center, and multifamily housing.  As development takes time to occur, the Budget 
takes into account the timing of the development.  The purpose of this Budget is to set forth the Agency’s 
good-faith projections about the impact of development within the Project Area on the Agency and the 
benefits to the individual taxing entities.   
 
This Budget meets the requirements of the Utah Limited Purpose Local Government Entities – Community 
Reinvestment Agency Act (the “Act”).   
 
This Budget is prepared in good faith as a current reasonable estimate of the economic impact of 
projected development within the Project Area. Changes in fundamental economic factors and other 
circumstances may influence the actual impact. With these assumptions, the information contained 
within this Budget represents the reasonable expectations of the Agency. The Agency makes no guarantee 
that the projections contained in this Budget for the Project Area accurately reflect the future 
development within the Project Area. Further, the Agency specifically reserves all powers granted to it 
under the Act, as amended; this Budget shall not be interpreted to limit or restrict the powers of the 
agency as granted by the Act.  The actual amount of tax increment received by the Agency will be 
determined by an interlocal agreement between the Agency and Lehi City. 

Section 2:  Base Taxable Value (17C-5-303(1)(a)) 
 
The base value for the Project Area Budget is the total assessed value of property within the Project Area 
for the 2025 tax year which is estimated to be $19,116,200.  Based on the tax rate set for 2025, the real 
property within the Project Area generates approximately $163,347.51 in annual property tax revenue.  
The current Project Area is classified as Highway Commercial with Residential by the Traverse Mountain 
Area Plan and Zoned Commercial by the General Plan.  The property is currently vacant land and void of 
internal infrastructure.  The zoning designation is to drive a higher and better use of the property and 
facilitate continued growth in real and personal property and sales and use tax. 
 
The base taxable value used to calculate the sharing of tax increment pursuant to interlocal agreements 
with the taxing entities will be set in each interlocal agreement as required by Utah Code § 17C-5-
204(6)(a).  The base year has been set as 2025.  The Agency will not be requesting personal and real 
property from any taxing entity but collected sales and use tax participation from Lehi City.  The Budget 
will reflect the tax increase to each taxing entity.   
 
  



3 | P a g e  
 

Section 3:  Projected Amount of Tax Increment to be Generated Within the 
Community Reinvestment Project Area (17C-5-303(1)(b)) 
 
It is anticipated that construction within the Project Area will continue through 2028 with tax increment 
being generated beginning in 2028.  The Agency anticipates receiving a portion of this tax increment 
pursuant to interlocal agreements with Lehi City. It is currently estimated that over a 15-year period, the 
.5% of the 1% sales and use tax increment to be generated by new development within the Project Area 
will be approximately $9,500,630 million with approximately $927,282 in personal and real property tax. 
The real and personal property value is based on approximately $110 million investment in development 
in the Project Area to include full service restaurants, retail center, and multifamily housing.  The taxing 
entities would receive approximately $7,049,835 million in tax revenue over the next 15 years from the 
real and personal property within the Project Area.  Lehi City would receive approximately $927,282 in 
sales and use tax over the next 15 years within the Project Area.  The Agency’s detailed financial 
projections are shown on the spreadsheet attached hereto as Exhibit A.  The sales and use tax is calculated 
based on the .5% point of sale collection.  Total anticipated sales and use tax based on the 1% collection 
with the city re-allocation from the state pool that the city will collect in the project area is $17,101,134.     
 
Section 4: Each Project Area Funds Collection Period 17C-5-303(1)(c) 
 
The Agency expects to receive tax increment from the Project Area for a period of fifteen years.  The 
Agency will determine when tax increment collection will begin, or be “triggered”.  The Agency expects to 
trigger the tax increment collection period on or before December 31st, 2028.  The actual details of the 
Project Area funds collection period will be set in the interlocal agreement(s) with Lehi City.  The base year 
will be 2025 with no collection. 
 
Section 5: The Projected Amount of Tax Increment to be Paid to Other Taxing 
Entities in Accordance With Section (17C-1-410) (17C-5-303(1)(d)) 
 
While it is anticipated that the personal and real property tax generation for the Project Area will be 
approximately $7,049,835 million over the 15 years, the Agency will receive no personal and real property 
taxes.  It’s anticipated that the Agency will receive 100% of the .5% point of sale collection of Lehi City’s 
sales and use tax collected for 8 years, 80% for 4 years and 60% for 3 years for a total of 15 years to 
facilitate development within the Project Area which is approximately $7,927,672 million.  Lehi City will 
receive the other .5% reallocation from the state pool and remaining percentages of sales and use tax 
which is estimated at $9,173,462 million. 
 
Section 6:  If the Area From Which Tax Increment is Collected is Less Than the 
Entire Community Reinvestment Project Area (17C-5-303(1)(e)) 
 
The Agency anticipates collecting no personal and real property and only sales and use tax increment from 
the entire Project Area.  The Agency anticipates collecting tax increment for a period of 15 years.  Actual 
details about the tax increment collection will be set in the interlocal agreement with Lehi City. 
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Section 7:  The Percentage and Maximum Cumulative Dollar Amount of Tax 
Increment the Agency is Authorized to Receive From the Community 
Reinvestment Project Area 17C-5-303(1)(f)-(g) 
 
The Agency anticipates collecting 50 percent of Lehi Cities sales and use tax collected by the Project Area, 
with a maximum cumulative dollar amount of $9,173,462.  The budget shows $7,927,672 which is 50% of 
the sales and use tax collected on the .5% of the cities point of sale.  Of the $7,927,672 million budget 
there is a 10% set aside for low to moderate income housing of $792,767 and 3% administration fee of  
$237,823.   The budget total is $7,927,627.  It is the intent for the RDA to utilize the 10% set aside of LMI 
housing to be used to put back into this project.  Per state code, the development will require 
approximately 11 LMI multifamily units.  State code allows the set aside to be put back into the project 
area to go towards defraying the costs of the LMI housing component.  Based on the budget for 
infrastructure costs, grading incentives, housing allotment and administration fee the Agency will enter 
into an interlocal agreement for 15 years or $7,927,672 whichever comes first.  The maximum cumulative 
dollar amount that can or will be collected is $7,927,672 for public infrastructure, grading, infrastructure 
and incentive costs, $237,830 for a 3% administrative fee and $792,767 for the 10% low to moderate 
housing requirement.  The 3% administrative fee and the 10% LMI Housing is part of the overall cumulative 
dollar amount.  It is anticipated that once the 15 year or max collection period is reached the Agency will 
close the Morning Vista CRA. Payments will flow from Lehi City to the Redevelopment Agency and then 
to the developer.   
 
Section 8:  Sales and Use Tax Revenue (17C-5-303(2)(a-b)) 
 
The Agency is authorized to negotiate for sales and use taxes from the public entities that collect them, 
and the Agency anticipates receiving 100% of to .5% point of sales or use tax collected based on the 
following percentages and timeframe from the Project Area.  100% for the first 8 years, 80% for the next 
4 years and 60% for the remaining 3 years. The collection period will be for 15 years or $7,927,672 
whichever comes first.  The sales and use tax is 50% of the 1% that the city collects.   
 
Section 9:  The Amount of Project Area Funds the Agency will use to Implement 
the Community Reinvestment Project Area Plan (17C-5-303(3)) 
 
The Agency anticipates using all tax increment received by the Agency to implement the Project Area Plan, 
to encourage development within the Project Area.  The Agency currently anticipates using the full 
amount for infrastructure, grading, infrastructure that is needed for development within the Project Area.  
The anticipated infrastructure costs are shown below. 
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Improvements Needed to Implement the CRA Plan  
Grading of Property  $        8,000,000.00  

Acquisition of Property  $        5,227,200.00  
Infrastructure Improvements  $        3,000,000.00  

Total Fund Uses  $      16,227,000.00 

  
  

Section 10:  The Agency’s Combined Incremental Value (17C-5-303(4)) 
 
The combined overall incremental value collected by the Agency is $7,927,672 based on the budget at a 
100% participation of the .5% point of sale, sales and use tax from Lehi City over a 15-year period.  The 
cap amount will be set at $7,927,672 or 15 years whichever comes first.  The current assessed value of 
the Project Area is approximately $17,923,900.  All the property is currently zoned for Highway 
Commercial with Residential via the Traverse Mountain Area Plan and the Project Area is vacant land 
which is almost the lowest use and tax designation.  It is anticipated that upon completion of the 
development project the assessed value will be increased to $59,270,204.  The assessed value takes into 
account the 45% multifamily housing tax reduction.  The overall new development cost is estimated at 
$110 million.  The overall personal and real property tax generation for the project area is estimated at 
$7,049,835 over the 15 years.  Taking into account all taxing entities except for the State of Utah, and 
personal and real property, sales and use tax, franchise tax, PARC tax and any other tax levied in the 
area the total taxes collected in the area will be $63,116,392.  Lehi City will receive approximately 
$12,000,870 after the incentive, all other taxing entities will receive $43,187,850 and the Agency would 
receive $7,927,672 over 15 years.   
 
Total sales and use tax at 6.25% are estimated at $118,757,873 over the 15 years.  Of the 6.25%, Lehi 
City collects .50% or $9,500,629.  Of the $9.5 million collected by Lehi City the Agency would receive  
$7,927,672 over the 15 years.  This estimation is based on full service restaurants, grocery anchor, and a 
retail center.  
 
The Budget assumes personal and real property and sales and use tax is not generated all in year one, 
therefore the Plan and Budget takes into account a timeline for the property value and sales tax to 
increase.  It’s anticipated that the retail development will take 2 – 3 years to be completed with the 
multifamily housing being completed within 3 – 6 years.  Based on this assumption at year 15, the 
Project Area should be valued at approximately $59,270,204 million in personal and real property with 
approximately $7,917,191 at 6.25% in sales and use tax being generated annually.   
    
Section 11:  The Amount of Project Area Funds That will be Used to Cover the 
Cost of Administering the Community Reinvestment Project Area Plan 17C-5-
303(5) 
 
The Agency will take a 3% or up to $237,830 administrative fee for the project area.  The administrative 
fee will cover ongoing expenses the administer the Morning Vista Community Reinvest Area.  Expenses 
include annual reporting requirements, finance monitoring and expensing sales tax, and annual financial 
review.  Admin expense not to exceed $237,830 over the 15 years.  In compliance with Utah Code 17C-5-
307(2) any funds collected in excess of $100,000 on an annual basis are subject to the 10% allocation for 
low to moderate income housing (per the budget analysis it’s anticipated that the Agency will have to 
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collect funds for the CRA housing requirement).  The LMI funds collected will be put back into the project 
to help defray costs of the housing requirement.  Estimated amounts based on the budget for the 
mandatory housing allocation and administration fee are shown below. 
 

Administrative Costs  
CRA Housing Requirement at 10%  $            792,767.00 

RDA Administrative Fee 3%  $           237,830.00 
Total Costs  $        1,030,597.00 

   
Section 12:  Property Owned by the Agency (17C-5-303(6)) 
 
 The Agency does not own and does not anticipate purchasing property to develop within 
the Project Area.   
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EXHIBIT A – Detailed Financial 
Projections 
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