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Section 1: Introduction

The Lehi City Redevelopment Agency (the “Agency”) is looking at north eastern Lehi along SR-92 as an
area for growth in both personal and real property as well as sales tax generation and has prepared the
following Skye View CRA Plan (“Plan”). This Plan has been prepared in compliance with Utah State Code
and considers the economic impacts of commercial, retail, and residential development as it relates to a
return on investment for the community while also providing a return on the investment made by the
development community. The current property encompassed by the Community Reinvestment Area
(“CRA”) is undeveloped with no internal infrastructure. Prior to the start of development, the property
was farming land and/or vacant property. The RDA has determined that creating a CRA is in the best
interest of its residents to grow the personal and real property tax, sales and use tax, LMI Housing and
allow for additional services to enhance the residents’ quality of life. The purpose of this plan is to evaluate
the opportunity for the Skye View Development Project by describing how the CRA will work, mechanisms
used for incentives, and a return on investment for the community and taxing entities.

This Plan follows Utah Code Annotated (UCA) Title 17C Chapters 1 and 5 (Utah Limited Purpose Local
Government Entities — Community Reinvestment Agency Act). Requirements of the Act include notice
and hearing obligations. The Agency must show that these requirements have been met in order to
complete the CRA.

This document is prepared in good faith as a current reasonable estimate of the economic impact of this
project. Fundamental changes in economic factors and other circumstances may influence the actual
impact. With these assumptions, the information contained within this report represents the reasonable
expectations of the project. The Agency makes no guarantee that the projections contained in this Plan
document or in the Budget for the Project Area will accurately reflect the future development within the
Project Area. Further, the Agency specifically reserves all powers granted to it under the Act, as amended,
subject to the terms and provisions of this Plan, City ordinances, and State and Federal Law.

Section 2: Definitions
As used in the Plan:

2.1 “Act” means Title 17C of the Utah Code Annotated (UCA) 1953, as amended: the Utah Limited
Purpose Local Government Entities — Community Reinvestment Agency Act, as amended, or such
successor law or act as may from time to time be enacted.

2.2 “Agency” means the Lehi City Redevelopment Agency, created and operated pursuant to UCA
17C-1-101 and its predecessor or successor status, as designated by Lehi City to act as the redevelopment

agency.

2.3 “Agency Board” means the governing body of the Agency.
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2.4 “Base Taxable Value” has the same meaning as in the Act (UCA 17C-1-102(8)). “Base Taxable
Value” is synonymous with “Base Year Taxable Value”, “Base Year Value”, and “Base Value”.

2.5 “Base Tax Amount” means a sum equal to the tax revenue arising from the Project Area during
the Base Year, which is calculated as the product of the Base Taxable Value and the certified tax rate in
effect during the Base Year.

2.6 “Base Year” means the year of the Base Taxable Value that will be set in the interlocal
agreements with the Agency as contemplated by UCA 17C-1-102(9)(d). This Plan will utilize 2025 as the
base year.

2.7 “Bond” means any bonds, notes, interim certificates, or other obligations issued by an agency.

2.8 “City” means Lehi City, a political subdivision of the State of Utah.

2.9 “Comprehensive General Plan” or “General Plan” means the general plan adopted by the City
under UCA § 10-9a-401.

2.10 “Community Reinvestment” means development activities within a community, including
the encouragement, promotion or provisions of development as provided for in the Act.

2.11 “Community Reinvestment Project Area Plan” means a project area plan, as defined by UCA
§ 17C-1-102(18) of the Act, designed to foster project area development, as defined by UCA § 17C-1-
102(48) of the Act, developed by the Agency and adopted by ordinance of the governing body of the City,
to guide and control community development projects in a specific project area.

2.12 “Governing Body” means (a) in reference to the Lehi City Redevelopment Agency; the Board
of the Agency, or (b) if used in reference to Lehi City, City Council of Lehi City.

2.13 “Project Area” means the Skye View Community Reinvestment Project Area per resolution
of the Lehi City Redevelopment Agency January 28", 2025 as set forth in Exhibit A.

2.14 “Property Taxes” means all levies on an ad valorem basis upon land, real property, personal
property, or any other property, tangible or intangible.

2.15 “Sales Tax” means a tax on sales or on the receipts from sales.
2.16 “Taxing Entities” means the public entities, including the state, county, city, school district,

special service district, or other public body, which levy property taxes on any parcel or parcels of property
located within the Project Area.
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2.17 “Tax Increment” means that portion of the taxes levied each year in excess of the base tax
amount, which excess amount is paid into a special fund of the Agency, pursuant to UCA 17C-1-102(61)(a)
and Part 5 of UCA Chapter 17C-1, as amended.

2.18 “Tax Year Real and Personal Property” means the 12-month period between sequential tax
role equalizations (November 1° through October 31%) of the following year, e.g., the Nov 1, 2024 — Oct
31, 2025 tax year.

2.19 “Tax Year Sales Tax” means the 12-month period between January 1 through December 31%*
of the previous year, e.g., January 1, 2024 — December 31, 2024 tax year.

Section 3: Project Area Boundaries that Divide a Tax Parcel (17C-5-105(1))

No parcels within the project area will be split into an included and excluded tax parcel. All parcels are
within the CRA project area.

As described in Exhibit A, the Project Area is entirely located within the legal boundaries of Lehi City. The
Project Area encompasses approximately 99.10 acres of land.

The Project Area encompasses the area identified, including without limitation, the one parcel outlined
on the map attached hereto as Exhibit A (the “Project Area Map”). The one parcel is owned by one
landowner.

A legal description and map of the Project Area is attached as Exhibit A.

Section 4: Project Area Characteristics and How They Will be Affected by Project
Area Development (17C-5-105(2))

Land Uses in the Project Area

The Project Area is currently in the Skye View Area Plan being designated as Mixed Use 1 which
allows retail and residential as permitted uses. The general plan shows the property in
Commercial/Residential. The city zoning/Skye View Area Plan and general plan are both in alignment as
to the land designation and desired buildout. The Mixed Use 1 (Commercial/Residential) is designated
through the Skye View Area Plan. The Mixed Use 1 Table of Uses shows restaurants, general retail and
residential as allowed uses within the project area. Skye View CRA consists of approximately 99.10 acres
and designates multifamily, restaurants, Grocery, Fitness Facilities and retail as permitted uses as well as
many other uses. All contemplated private development must follow proper planning and zoning
ordinances and requirements and be approved by Lehi City after being duly-noticed in a public meeting.
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Layout of Principal Streets in the Project Area

The intent of the CRA Area is to complete among other things, the construction and/or expansion
of the roads as identified in project plans, and other public infrastructure that will be paid for or
reimbursed through Tax Increment Financing. Internal access roads connecting the residential and
commercial will be considered private and not reimbursed.

Population in the Project Area

As of the 2023 United States Census Bureau information, Lehi has a population of 90,227. This is
a 19% change from 2020 - 2023. Lehi City is ranked among some of the fastest growing cities in the United
States. Based on the contemplated development within the Project Area there could be 700 - 900 people
employed at full buildout. There are 517 multifamily residential units on the property site of which 18 will
need to be low to moderate income housing. The intended development within the Project Area is
permitted thru the Area Plan and the housing has already been authorized.

Building Intensities in the Project Area

Development in the Project Area was and will be required to follow all planning and zoning
ordinances as they currently exist or that might be amended in the future to include design and
development standards, subject to vested or grandfathered rights, variances and other city ordinances
and state or federal laws. The proposed Project Area will contain 221,100 square feet of retail space,
92,000 square feet Fitness Center and 571 residential units. The retail will consist of restaurants, national
retailers and two big box anchors. This will require the project area to include the residential with the
LMI component.

Section 3: Standards That Will Guide Community Development (17C-5-105(3))

Development Objectives

The Agency and the City want the Project Area to develop into retail with higher end restaurants.
This creates an environment for tax generation, and employment opportunities which helps drive sales
and tax revenue. Lehi is missing finer dinning experiences throughout the city. There are only a handful
of finer dinning options available. The two big box anchors will fit a niche market that has strong customer
base. Both anchors will drive customers to the project area. This development will provide an opportunity
to capture a higher end market. The project also has 517 multifamily residential units and office/life
science opportunities. The objective is to create a development that allows for residents to live, shop and
work within the same area. There will be a robust trail system built throughout the development that will
promote walking and biking to try and cut down on car traffic.

Design Objectives

The property is zoned Commercial/Residential in the General Plan and with all proposed uses
being permitted. Skye View Area Plan has the area zoned as Mixed Use 1 which designates all the
appropriate land uses for the area. The developers will comply with city ordinances and area plan
(including city design and area plan standards) and state and federal law. Big box retail will have some
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design standards and sign placement that will need to work within the code for development. The Fitness
Center will work with the developer to create trail connectivity throughout the project area.

All proposed development will be submitted to the City via the normal development approval
process, which includes site plans containing development data and any other appropriate material
describing the development, land coverage, setbacks, heights, off-street parking to be provided, and any
other information as deemed appropriate by the City.

Section 4: How the Purposes of the Act Will be Attained (17C-5-105(4))

Title 17C of the Utah Code contains the following definition of Project Area Development:

“Project area development” means activity within a project area that, as determined by
the board, encourages, promotes, or provides development or redevelopment for the
purpose of implementing a project area plan, including:

(a) promoting, creating, or retaining public or private jobs within the state or
a community;

(b) providing office, manufacturing, warehousing, distribution, parking, or
other facilities or improvements;

(c) planning, designing, demolishing, clearing, constructing, rehabilitating, or
remediating environmental issues;

(d) providing residential, commercial, industrial, public, or other structures
or spaces, including recreational and other facilities incidental or appurtenant to the
structures or spaces;

(e) altering, improving, modernizing, demolishing, reconstructing, or
rehabilitating existing structures;

(f) providing open space, including streets or other public grounds or space
around buildings;

(g) providing public or private buildings, infrastructure, structures, or
improvements;

(h) relocating a business;

(i) improving public or private recreation areas or other public grounds;

(i eliminating a development impediment or the causes of a development
impediment;

(k) redevelopment as defined under the law in effect before May 1, 2006; or

(n any activity described in Subsections (48) outside of a project area that

the board determines to be a benefit to the project area.

(Utah Code § 17C-1-102(48)).
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The creation of the Project Area furthers the attainment of the purposes of Title 17C by addressing the
following objectives:

Provision of development that enhances economic and quality of life basis. The Project and Project Area
will provide numerous economic and community benefits including the creation of a number of full-time
equivalent jobs (“FTE”) within Lehi City, and the generation of a significant amount of new sales and use
tax and personal and real property, and franchise tax for the City and all taxing entities.

Stimulation of associated business and economic activity by the development. This Project will
meaningfully enhance the City’s real property, franchise tax, sales and use tax base as well as all other
taxing entities through personal and real property tax generation. The direct and indirect impact provided
by the creation of new jobs to the existing local economy will be significant. Local businesses that will
benefit include hotels, suppliers and vendors servicing the retail and residential facilities in the Project
Area.

The Project will achieve the following:
1. Enhance employment and income opportunities for community residents by offering
employment opportunities within the Skye View Development area.
2. Increase the diversity of the tax base and increase the resources available for performing
governmental services.
3. Encourage and support the efficient use of undeveloped land within Lehi City.
4. Support and encourage appropriate public and private development efforts in the community.

Section 5: How the Plan is Consistent With and will Conform to the City’s
General Plan (17C-5-105(5))

This Plan and the development contemplated within the Project Area will conform to the City
General Plan, Skye View Area Plan, Land Use Regulations and the Lehi City Development Code. The
current Lehi City Zoning Map shows the development being designated as Commercial/Residential CR.
Lehi City Planning and Zoning Ordinances designate the zoning for the Project Area as the Skye View Area
Plan. Within the Area Plan, the project area is designated as Mixed Use 1 with an authorized number of
multifamily residential units not to exceed 517. The overall Mixed Use 1 is 99.01 acres and is the mixed
use zone for job creation, commercial and retail opportunities. Currently there is no retail, commercial or
multi-family development on the proposed area plan. The proposed CRA area will fill in one of the two
Mixed Uses.

The proposed projects will provide retail, restaurant and a big box anchor and multifamily. As described
in the Skye View Area Plan, the Mixed Use 1 contains all the commercial and retail uses planned for Skye
View Development. The Planned Community Mixed Use 1 is located in close proximity to the residential
areas of Skye View and provides viable Live-work options for the community. The Mixed Use 1 zone is
linked to the other phases of the project by pedestrian/cyclist paths found on many major arterials

7|Page



throughout Skye View. Per the Area Plan the CRA Area is zoned Mixed Use 1 which means it can develop
as both Commercial/Retail and High Density Residential. Development within this zone should be
designed in a manner that presents a favorable image of the City and is encouraged to be developed in
large, well-planned and cohesive projects rather than smaller, piecemeal projects. The Skye View CRA
Plan is aligned with the current zoning maps, Lehi City General Plan, Lehi City Planning and Zoning
Ordinances and the Skye View Area Plan for this project.

Section 6: If applicable, describes how project area development will
eliminate or reduce a development impediment in the community reinvestment
project area )17C-5-106(6))

Section 6 is not applicable to the Skye View CRA area. The project area is currently vacant land
void of any buildings or hazardous cleanup requirements. No impediment study will be required for this
project.

Section 7: Description of the Specific Projects That Are the Object of the
Proposed Community Development (17C-5-105(7))

Based on land owner representations, the proposed use will be Office/Life Sciences commercial,
restaurants, retail, big box anchor and multifamily residential. This proposed use meets the objectives of
the Agency and Lehi City for financial participation and is consistent with, the Lehi City General Plan and
current zoning ordinances. This development will facilitate water and sewer extension, storm water
retention, and road improvements. Personal, and real property is desired by all taxing entities and sales
and use tax and franchise tax generation is also a driver for Lehi City. This project will create job centers,
higher personal and real property taxes and sales and use tax generation through commercial office, retail
and multifamily residential development.

Section 8: Ways in Which Private Developers Will be Selected to Undertake
the Community Development (17C-5-105(8))

The Agency and City will select or approve such development that is brought forth by developer
that meets the development objectives as set forth in the Plan, subject to and consistent with City
ordinances and state law. The Agency and City reserve the right to approve or reject any development
plan(s) that do not meet the intent of the Project Area, subject to and consistent with City ordinances and
state law. The Agency or City may at their discretion solicit development targeting specific industries or
business clusters through Economic Development recruitment, and/or referrals, references or inquiries
to the Agency or City, subject to and consistent with City ordinances and state law.
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The Agency and City will ensure that all development conforms to the Project Area Plan and is
approved by the City, subject to and consistent with City ordinances and state law. All development
opportunities will need to be vetted by the City and will include development plans and financial
information to support the viability and sustainability of the project and the developer to fulfill all
obligations that could or will be required, to the extent permitted by and subject to and consistent with
City ordinances, and state law. This process could or will include City staff and or third-party sources to
review financial statements, verify the benefit of the development to the City, engineering, appraisal
reports, etc., to the extent permitted by and subject to and consistent with City ordinances.

Any participation between the Agency and developer(s) and/or landowners shall be by an
approved written agreement. The Agency will utilize Tax Increment Financing to install, or reimburse
developers for the cost of, the grading, public infrastructure and for other purposes allowed by the Act.
It is for this purpose that the Agency is contemplating the creation of the CRA. The developer is currently
working with multiple national retailers.

The project will generate more than $100,000 in sales tax on an annual basis. This will require a
10% set aside for Low to Moderate Income Housing per 17C-5-307(3). Sales tax is the main tax increment
driver of this project, and one or more retail floorplates is larger than 20,000 square feet. This will require
the Redevelopment Agency to follow 11-41-103(2)(b) which requires at least one housing unit per 1,250
square feet of retail space within the development. At least 10% of the new or proposed housing units
within the development qualify as moderate-income housing, in accordance with the moderate income
housing plans of the municipality or county in which the development is located. This will require
approximately 25 housing units to be LMI. It is the intent of the Redevelopment Agency to turn the 10%
set aside for LMI Housing over to the developer to help cover the costs of the 25 housing units. This will
be done per 17C-1-412(1)(a)(iii) which allows the agency to allocate housing funds to lend, grant or
contribute money to a person, public entity, housing authority, privet entity or business, or nonprofit
corporation for income targeted housing within the boundary of the agency.

Section 9: Reasons for the Selection of the Project Area (17C-5-105(9))

The Skye View Community Reinvestment Project Area was selected by the Agency as an area that
shows high potential for growth, infrastructure development, commercial and retail construction, and
multifamily residential development that will create an increase in property values and real property,
transient room tax, PARC tax, retail sales and use tax generation. This decision was driven by the
landowners and developers. The boundaries were determined by the development project and Skye View
Area Plan.

Section 10: Descriptions of the Physical, Social, and Economic Conditions That
Existing in the Community Reinvestment Project Area (17C-5-105(10))
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The Project Area consists of approximately 99.10 acres as shown in the Project Area Map. The
Agency wants to encourage development, utilizing infrastructure improvements, impact fee waivers, etc.
as the incentives that are needed to facilitate the development. Incentives will follow what is allowed by
Title 17C and negotiated between the developer and the RDA. The CRA area will grow the tax base of Lehi
City to provide greater funding sources to continue to meet the demand and services of its residents. The
property is currently vacant and without infrastructure to the pad sites within the proposed Project Area.
The main backbone road infrastructure with associated utilities is located through the middle of the
project area. The project area has a 110-foot difference from the southern to northern border. This
requires extensive grading work to make usable pad sites for the development. The project is adjacent to
Texas Instruments on the Eastern boarder with proposed housing to the North and an existing middle
school to the north of the proposed commercial/life sciences development. The southern board is SR-92
and the western board will be retail. This project will create a true live, work, shop experience for the
residents of Lehi through the multifamily, retail and job creation.

Economic conditions are right for this project. It fits a market segment we are missing with big box retail
and shopping experiences. It also brings in sales tax revenue for the city. Lehi City is anticipated to be at
full build out in the next 20 — 30 years. It's imperative that the city have a strong tax base to continue to
provide services to its residents.

Section 11: Descriptions of Some Incentives Offered to Developer(s) or Land
Owner(s) For Locating Facilities in the Project Area (17C-5-105(11))

The following describes the payment/reimbursement and incentives the Agency intends to offer
within the Project Area to developer(s), land owner(s) or participants to improve and develop the property
within the Project Area:

1. The Agency intends to utilize sales and use tax generated from the development that is
approved by an interlocal agreement with Lehi City for payment of required
infrastructure improvements, and other expenditures as allowed by the Act and
approved by the Agency.

2. Payments will first be made to Lehi City to reimburse the City’s cost for any waived impact
fees, or other costs associated with the RDA. Once Lehi City is reimbursed the land owner
and developer(s) will receive reimbursement for improvements and other costs allowed
by the Act.

3. Expenditures and incentives approved and outlined in the adopted Project Area Budget
and as allowed by the Act can be used per authorization of the Redevelopment Agency
through a Development Agreement. The Agency may agree to pay for eligible
development costs and other items from such tax revenues for the period of time the
Agency may deem appropriate under the circumstances.
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Section 12: Result of the Public Benefit Analysis and But For Test Performed by
the Agency (17C-5-105(12 - 13)

The public benefit analysis required by UCA § 17C-5-105(12 - 13) is described in greater detail in
Appendix D, attached hereto. In summary, the Agency’s public benefit analysis and but for test found that
the creation of the Project Area, the provision of certain incentives, and other Agency activities as
described in this Plan and allowed by the Act will provide significant public benefits to the Project Area
and the greater Lehi City area.

Section 13: Historical Builds or Historical National Registry, Taxing Entity
Committee or Interlocal Agreement, Other Information (17C-5-105(14, 15, 16)

There are no existing buildings or uses in the community reinvestment project area that are
included in, or eligible for inclusion in, the National Register of Historic Places or the State Register.

The Project Area will not be subject to a Taxing Entity Committee; instead, the Agency anticipates
entering into interlocal agreements with Lehi City, in order to obtain funding for Project Area

development.

Other Information: None at this time
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APPENDIX A - Project Area Map
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APPENDIX B — Project Area Legal Description
This description is for Skye View CRA

Parcel Serial Number: 11:029:0073

COM N 1098.235 FT & E 1790.93 FT FR SE COR. SEC. 29, T4S, R1E, SLB&M.; N 89 DEG 58' 53" W 657.46
FT; ALONG A CURVE TO R (CHORD BEARS: S 28 DEG 14' 34" W 60.53 FT, RADIUS = 64 FT); ALONG A
CURVE TO L (CHORD BEARS: S 28 DEG 14' 35" W 11.35 FT, RADIUS = 12 FT); N 89 DEG 59' 3" W 60 FT; N O
DEG 0' 59" E 20.34 FT; ALONG A CURVE TO L (CHORD BEARS: N 44 DEG 59' 2" W 16.97 FT, RADIUS = 12
FT); N 89 DEG 58' 53" W 20.67 FT; N .08 FT; S 89 DEG 58' 53" W 26.22 FT; ALONG A CURVE TO L (CHORD
BEARS: S 71 DEG 16' 20" W 205.04 FT, RADIUS = 319.18 FT); S52 DEG 31' 33" W 83.81 FT; ALONG A
CURVE TO R (CHORD BEARS: S 71 DEG 29' 40" W 247.69 FT, RADIUS = 381.13 FT); N 89 DEG 32' 12" W
408.94 FT; SO DEG 27' 51" W 11 FT; N 89 DEG 32'4" W 6.48 FT; S0 DEG 27' 48" W 885.64 FT; N 89 DEG
32'12" W 1466.56 FT; ALONG A CURVE TO R (CHORD BEARS: N 81 DEG 23' 22" W 294.77 FT, RADIUS =
1037.78 FT); N 73 DEG 14' 32" W 287.93 FT; N 14 DEG 45' 56" W .06 FT; N 73 DEG 15' 13" W 1.57 FT;
ALONG A CURVE TO L (CHORD BEARS: S 58 DEG 23' 33" W 46.34 FT, RADIUS = 31 FT); ALONG A CURVE
TO L (CHORD BEARS: S 4 DEG 57' 49" W 103.25 FT, RADIUS = 594.97 FT); SO DEG 5' 57" E 402.21 FT;
ALONG A CURVE TO L (CHORD BEARS: S 45 DEG 5' 58" E 43.84 FT, RADIUS = 31.01 FT); N 89 DEG 54' 5" E
49.5 FT; SODEG 5' 57" E 70 FT; ALONG A CURVE TO L (CHORD BEARS: S 44 DEG 54' 3" W 98.29 FT,
RADIUS = 69.51 FT); SO DEG 5' 58" E 158.42 FT; S 87 DEG 27' 39" E 683.6 FT; N 87 DEG 23' 39" E 234.14
FT; N82 DEG 3'40" E427.6 FT; S87 DEG 58' 14" E 644.17 FT; S0 DEG 27' 48" W 52.87 FT; ALONG A
CURVE TO L (CHORD BEARS: S 87 DEG 42' 26" E 26.44 FT, RADIUS = 9520 FT); NO DEG 4' 51" W 50.05 FT;
S 87 DEG 34'24" E 24.77 FT; SO DEG 4' 51" E 50.05 FT; ALONG A CURVE TO L (CHORD BEARS: S 87 DEG
19'37" E 52.86 FT, RADIUS = 9520 FT); N O DEG 27' 48" E 51.15 FT; S 86 DEG 4' 30" E 305.26 FT; N 0 DEG
0'12" E 242 FT; S89 DEG 59' 48" E 185 FT; SO DEG 0' 12" W 85 FT; S 89 DEG 59' 48" E 1222.31 FT; N
1691.76 FT TO BEG. AREA 99.101 AC.
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APPENDIX C — Public Benefit Analysis

Benefit Analysis of the Proposed Skye View Community Reinvestment Area
The following benefit analysis is presented to meet the requirement of Utah Code (17C-5-105(12 )
- 13
The analysis shall consider:
(a) Areasonableness of the costs of the proposed project area development
(b) Efforts that have been taken or will be taken to maximize private investment
(c) The rationale for use of project area funds, including an analysis of whether the
development might occur in the foreseeable future solely through private investment
(d) An estimate of the total of project area funds to be spent on the project area
development and the length of time the funds will be spent
The anticipated public benefit derived from the proposed project area development
including;
(e) The beneficial influences on the community’s tax base
(f) The associated business and economic activity the proposed project area
development will stimulate
(g) Whether adoption of the proposed community reinvestment project area plan is
necessary and appropriate to undertake the proposed project

The following is the public benefit analysis showing the benefit to be derived from the financial
assistance and any other public assistance provided to the landowners or developers for the proposed
development in the Project Area. This is intended to provide a framework for the Agency to make critical
decisions and show whether it is good policy and in the interest of Lehi City Redevelopment Agency to
invest agency funds in the Project Area. This document is prepared in good faith as an estimate of the
economic impact of this project. Market conditions and unforeseen forces could influence the project in
a favorable or unfavorable way. The information contained herein is considered an accurate accounting
and reasonable expectations of the project as presented at this time.

Introduction of Project

The benefit analysis analyzes the potential increment generated through personal and real
property development, sales and use tax and franchise tax revenue generated from the project area. It
identifies the net benefit or loss to the Agency and Lehi City. The proposed project includes 99.10 acres
to be developed as approximately 313,000 square feet of retail space to include a grocery anchor, higher
end restaurants and shopping as well as 517 multifamily units. This development is consistent with the
Lehi City General Plan, Planning and Zoning Ordinances and the Skye View Area Plan. This development is
intended to serve the Lehi City residents in providing needed job centers, services and retail purchase
options for the area and LMI multifamily residential units. The overall benefit and investment brought to
the project includes greater personal real property, sales and use tax generation, transient room tax,
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franchise tax, as well as higher and better use of vacant land and public infrastructure. Per Utah State
Code 17C-5-307(2) there will be a 10% set aside for low to moderate income housing and or projects that
will benefit low to moderate income housing.

This analysis contemplates private investment in the proposed project area to be estimated at
approximately $321 million not to include the land value. The overall new taxable personal and real
property value will be approximately $328,351,173 after the 45% residential exemption. The overall value
to include the exemption is $402,446,263. Sales and use tax generation is estimated to be 1% or
$29,966,673 over 15 years or $1,997,778 annually. The economic benefit resulting from the construction
of the project includes; both short term and long-term employment opportunities, local purchases of
goods and services by local residents and employees constructing the development, purchase of utilities
and increased tax revenue to the state and local governments. This report identifies the potential tax
revenue that may be generated from an increase in personal and real property value, franchise tax and
increase in sales and use tax from retail sales resulting from the development.

Project Development Overview

It is proposed the Community Reinvestment Area be created for the purpose of developing new higher
end or finer dining restaurants, a higher end retail center and 517 multifamily residential units of which
25 will need to be Low to Moderate Income (LMI). It is anticipated that the Skye View CRA will contribute
greatly to the economic well-being of the community through personal, real property, sales tax generation
and LMI housing.

The project area is currently zoned Mixed Use 1 by the Skye View Area Plan which allows for commercial,
retail and residential, planning and zoning ordinances show it as Skye View Area Plan and
Commercial/Residential in the General Plan. Both designations promote commercial, retail and
multifamily. The Mixed Use 1 is under the Skye View Area Plan which allows all the proposed development
projects.

Capital Investment Projections for Personal and Real Property and Sales and Use
Taxes

The Project Area currently is vacant land. The current base value is estimated at $81,113,653. The
property was just purchased from D.R. Horton and there is no historical base value. Since this project is
only looking at Sales and Use Tax the base value is a moot point. Based on the $81M assessed value it
would generates $643,231 in taxes annually. The base year is set for 2025. (Note: The Agency will only
request participation for Sales Tax from Lehi City, no personal or real property will go towards the project
area.) The Skye View Project Area is anticipated to have a base value of $402,446,263 at full buildout, this
includes the 45% reduction for the multifamily housing. Per the Community Reinvestment Agency Act,
the Lehi City Redevelopment Agency is authorized to provide funding for the Project Area Plan through
interlocal agreements with all public entities who levy property taxes or sales tax within the Project Area.
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The Agency can negotiate with the public entities for all or a portion of the tax increment revenue and or
increased sales and use tax resulting from the proposed Project Area. The Lehi City Redevelopment
Agency will only request participation from Lehi City for sales and use tax. The Agency will utilize the cities
.5% point of sale sales and use tax for the incentive. The proposed incentive is 50% of the point of sale for
15 years of the sales and use tax collected from the community reinvestment area to reimburse
developers for public infrastructure improvements, land acquisition, and grading work. Per Utah State
Code, the agency will also provide a 10% set aside of funds over $100,000 for low to moderate income
housing. It’s anticipated the Skye View CRA will generate over $100,000 Tax Increment Financing on an
annual basis. There will also be a 3% administration fee for the RDA. Per Utah State Code any retail sales
tax incentive that incentivizes a retailer who's retail sales floor plate is larger than 20,000 square feet will
require a LMI housing match equal to the entire development square footage floor plate divided by 1,250
square feet times 10%. For this project it will require 25 multifamily units to be LMI. It is the intent to
utilize the 10% set aside for the LMI housing to be put back into this project to help with the costs
associated with building and maintaining the LMI housing. If the project is designed for a for sale product
then 25 units will need to be sold at LMI price points.

Sales and use tax may help pay for infrastructure costs associated with the Project Area and be utilized as
a direct incentive to the developers or land owners. The estimated future sales and use tax increment
cash flows are projected in additional detail in Schedule 1 attached as Appendix D.

Evaluation of Reasonableness of Economic Development Costs

It is anticipated that an estimated $12,486,113 will be generated annually in Sales and Use tax at 6.25%
of sales. Based on the project terms the Agency would receive $998,889 (average) in sales and use Tax on
an annual basis. This is equal to the .5% direct sales tax distribution to Lehi City. The other .5% goes into
the state pool and is redistributed based on population. This would equate to a total budget for sales and
use tax of approx. $7,716,418. The developers will invest over $321,332,609 in personal and real property
in the higher end restaurants, retail center, commercial and multifamily units. Between Lehi City and the
development community there will be over $8,000,000 invested in infrastructure costs to include grading,
road widening, curb gutter and sidewalk, storm drain, landscaping and extension of utilities within the
development. Costs are being covered by the developer.

The proposed uses of the funds have been reviewed to evaluate their “reasonableness” of the costs of
the proposed project area development. The development pro forma is based on building development
and sales estimates from the developer, market standards as reported in industry publications and
contains costs that are considered reasonable for a development of this scale and scope.

Efforts to Maximize Private Development

Private investment has, to the extent possible, been maximized. The total private investment in the
project area is estimated at $402M. Upon completion it is anticipated the taxable value will be
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approximately $321,332,609. The reason for the difference is part of this project includes multifamily
housing which receives the 45% tax reduction and assessed value it normally lower than actual costs. It
is anticipated that the overall value to include base value and anticipated growth will exceed $402M.

The use of tax increment financing can serve as a catalyst or incentive to accelerate private investment
and development in an area that would otherwise develop to a lower use or tax generator. If there is no
private sector investment, there will be no tax increment financing generated for the project area. Itis
this private investment that allows public agencies to leverage the increase in tax revenues to construct
needed public infrastructure or incentivize development. Leveraging compares the dollar amount
privately invested into the project area compared to the dollar amount of tax increment the agency
pledges to the project. The leverage ratio of private to public monies in the Project Area exceeds 9 to 1.
The leverage ratio, which should be achieved by an economic development project like this one is
indeterminate. However, federal economic development programs such as the Small Business
Administration require leverage ratios of 3:1 or 5:1 based on the program and the former Urban
Development Action Grant shows an overall leverage ratio of 6:1. The leveraging ratio of 43:1 is favorable
compared to other similar economic development programs.

Rational for use of project area funds, including an analysis of whether the
proposed project area development might reasonably occur in the foreseeable
future solely through private investment.

Currently there exists a 110 foot difference between the Southern and Northern boundaries of the project
area. The overall project will be split with multi-family on one level and the retail, commercial on a second
level. This will require almost 5 million in earthwork and grading that will need to be done to create a
usable pad site for development. There will be an additional 3 million in infrastructure costs associated
to roads, utilities, curb and gutter, trails, and more. Retail takes 5 years to hit realized profitability. This
means it takes 5 years for patrons to form shopping habits and understand what the development can
offer. This 5 year mark will make or break a retail development. The incentive is designed to give the
development the most runway for success. Because of the excess grading needed and the 5 year realized
profitability, the development community would most likely not take the risk. The other risk factor to
consider is the housing starts in the area. The Traverse Mountain Area Plan calls for approximately 5,600
residential units and 2,600 with Skye Development. As of today there are approximately 3,500 residential
units completed. It will take 12 — 20 years to complete all the housing development surrounding this
development. This is a risk factor as retail follows housing but in this case, retail is leading out while
housing is coming online. Again, another risk factor that would most likely keep a developer from pursuing
this development.

But for the economic development incentive being considered it is reasonable to assume that this

development might not have reasonably occurred as high end restaurants, retail center, and multifamily
in the foreseeable future.
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An estimate of the total amount of project area funds that the Agency intends to
spend on project area development and length of time over which the project
area funds will be spent

It is anticipated that an estimated $7,716,418 (Budget Expense) of sales and use tax increment will be
expended over 15 years to undertake the development of the Project Area. The Agency anticipates
expending approximately $771,641 or 10% of the funds collected above $100,000 on an annual basis for
low to moderate income housing per state statute. The Agency also anticipates collecting $224,750 in an
administrative fee. It is anticipated that over a 15-year period, the Skye View CRA will generate
$187,291,709 in sales and use tax at 0.0625. The budget will be capped at $7,716,418 for 15 years,
whichever comes first.

Increment New Taxes Resulting from the Proposed Development

The Public Investment in the project is expected to create an environment that will produce private
investment to develop the high end restaurants, retail center, multifamily residential units that will result
in tax increment revenues to all taxing entities. As a result of the development it is anticipated that the
Project Area will produce an estimated total gross revenue between sales and use tax and personal and
real property, and franchise tax of not less than $36,285,304 over a 15-year period to Lehi City only. The
following is a schedule of personal and real property to all the taxing entities:

Total Increment Value Generated for Taxing Entities

Taxing Entity Length Percentage Sales Tax Property Tax
Utah County 15 Years 100% $ 2,516,679.00
Alpine School District 15 Years 100% $22,320,179.00
Lehi City 15 Years 50%/100% $29,996,673.00 | $4,001,336.00
Water Conservancy Districts 15 Years 100% $1,582,899.00
Total Taxes $29,996,673.00 | $30,421,123.00

The proposed budget only analyzes sales and use, personal and real property tax, franchise tax, and PARC
tax it does not include an analysis of transient room or any other tax revenue generation. It also only
estimates the sales and use tax at the City’s rate (1%). Of the 1% sales and use tax rate the City only collects
.5% with the other .5% going to the state pool. The proposed reimbursement schedule the
Redevelopment Agency will collect is based on the actual collection of the .5%.

The Associated Business and Economic Activity Likely to be Stimulated,;

The public investment of Tax Increment is expected to stimulate the following economic
activity:
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Short Term Construction and Employment

For purposes of this analysis the national multiplier average for construction is 2.99 jobs created per
million dollars spent on a project. This is a blended average based on project type and length of project.
Based on the estimated value of $321M it is anticipated that this project will employ approximately 899
workers. Average wage for a general laborer construction worker is $22.90 per hour or $47,632 (Utah
Department of Workforce Services Data) per year. Total estimated payroll during the 2.5 year construction
period is $107M. This equates to approximately 30% of the total overall costs. National averages range
between 25% - 35% of total construction costs. It is safe to assume based on the multiplier and national
average ranges, the estimated number of workers and payroll is accurate. The remaining 65% - 75% of the
construction costs will be used for materials and overhead. With the wildfires, natural disasters and
political climate, costs of materials will continue to grow at an exponential rate.

It is reasonable to expect that construction workers will spend a typical portion of their wages in Lehi City
for food, clothing, recreation, transportation and housing which will generate sales and use tax as well as
personal and real property tax revenue. There is no way to determine how much of the building materials
will be purchased from within Lehi City but it is reasonable to expect that all material will come from
within the state therefore providing sales tax revenue to the state and local economies.

Direct Employment

According to Metropolitan Washington Council of Governments the retail will employ approximately
1,180 workers. This is based on an average square foot per building usage. Wages vary greatly based on
roll and function within a restaurant, grocery, retailer and hotel employees. On the lower end would be
basic restaurant and retail workers paying $16.30 - $17.00 per hour or $33,900 - $35,595 annually. The
upper end would be managers averaging $21.00 - $39.11 per hour or $47,574 — 81,361 annually. There is
a potential of high end restaurants, major grocery retailer, hotel and higher end retail. Multifamily will
employ 5 — 10 employees from maintenance to leasing agents. The average per capita income for Utah
County is $35,091 showing the majority of the wages will meet the county average wage. While retail
usually pays a lower wage it fits a niche market for employment that includes college students, high school
graduates transitioning into full time employment, individuals looking for parttime work, etc.

Direct Purchases of Supplies and Services

It is anticipated that the development opportunities locating with the Project Area will directly purchase
goods and services from the surrounding established businesses. Based on historical trends, the land
developers utilize local contractors who source out of Utah. During the development phase, it’s
anticipated the developers will utilize Utah companies to source goods and materials for building. Upon
completion, businesses need to purchase goods and service to run their business. It is anticipated that
retailers will utilize local merchants for uniforms, supply’s, goods and services. This could include lease
restaurant and retail furniture and fixtures, office supplies, computers, networking assistance, internet,
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etc. All other proposed development will most likely utilize local sourced goods and services for their
businesses. It is induced there will be a direct and in-direct impact to the local economy through job and
income generation and wages being spent in the local economy. Direct jobs also create secondary or
support jobs that are viewed by a multiplier or the multiplier effect. The multiplier number shows the
economic impact to an area is much larger than just the direct jobs or impact created.

Impact on Other Taxing Entities

The formation of the Skye View Community Reinvestment Area authorizes the Redevelopment Agency to
enter into an Interlocal Agreement with all public entities who have a tax levy to temporarily divert tax
increment from the taxing entities to the Agency. The taxing entities agree via the Interlocal Agreement
to give a portion of the real and personal property tax and sales and use tax generated from the new
development to the agency for a set time and amount that can then be used as an incentive to the
developer or for project costs within the Project Area. School District, Utah County and Water
Conservancy Districts have the option to utilize real and personal property for a project area. All taxing
entities were approached concerning this project and all taxing entities declined to participate. The
Redevelopment Agency will enter into an interlocal agreement with Lehi City for sales and use tax only
for the project. The sales and use tax calculation will be 50% of what the city collects from the project area
(local option only). The analysis indicates the overall sales and use tax generated from the Project Area
to be approximately $29M at the full 1% for 15 years. There will be a 3% administrative fee associated
with this CRA. The total TIF to include incentive, admin fee and housing is $7,716,418 (based on the budget
projections). This incentive will be utilized by the development and Lehi City to cover public infrastructure,
grading and land acquisition costs needed to develop the project site. The actual tax increment generated
is dependent on sales and use tax generation through development of restaurants, grocery, hotel and
retail revenues.

Conclusion

Lehi City Redevelopment Agency is proposing utilizing a portion of the new sales and use tax increment
generated as an incentive to the developer. This project will immediately enhance and strengthen the
economic base of the community and the state of Utah by broadening the sales and use tax and personal
and real property values in the area. It will also enhance community safety, prosperity, peace, order and
convenience to the community by taking vacant land and utilizing it to a higher and better use. The project
falls within the State of Utah’s desire to create more LMI housing across the state.

The Agency seeks to utilize the tax increment as an incentive to reimburse infrastructure costs, land
acquisition and grading for the development project. If not for the incentives, the development would
most likely not occur and would remain vacant property and produced no personal and real property or
sales and use tax.
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The incentive given must be weighed against the value received on a project by project basis over the life
of the project. As previously stated, there will be additional economic development that increases the tax
base and/or tangible and quantifiable benefits to the City as a result of this development.

In determining whether the incentive is necessary to accomplish the goals of economic development, job
creation and preservation, growth of tax revenues and other public purposes, the Agency should consider
what would be paid every year in return for the development of the Project Area and generation of new
tax revenues.

The economic benefits to the Skye View Community Reinvestment Area include:

e Total investment estimated at $402,000,000 to include land, infrastructure and building costs

e Short term construction employment of 899 workers with an estimated payroll of $107M

e New direct employment of approximately 1,180 full and part-time jobs

e Multiplier effect of additional jobs created in the City as support services for the direct
employment.

e Purchases of goods or services from local venders during and after construction

e Immediate new growth in the tax revenues due to land being developed from vacant lot to new
higher end restaurants, retail centers, and multifamily residential.

e A continued economic and commercial diversification of Lehi City and the state.

Without establishing the Skye View Community Reinvestment Area and providing tax increment
assistance the Skye View concept development will not occur. The coverage of infrastructure costs,
grading and land purchase are intended to move the development forward. The alternative is to wait until
the property is purchased by another developer and utilized for additional housing.

The Skye View Community Reinvestment Area meets all the requirements as set forth in Utah Code title:
17C-5-105 regarding the proposed Project Area. The Skye View Community Reinvestment Area in Lehi City
will provide a beneficial influence upon the tax base of the City, will stimulate business and associated
economic activity, and promote the public peace, health, safety and welfare of Lehi City.

There are substantial economic benefits associated with the sales and use tax and personal and real

property tax increment investment to Lehi City and all other taxing entities in the Skye View Community
Reinvestment Project Area.
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APPENDIX D

Schedule 1

City Sales Tax Summary

2027 2028 2029 2030 2031 2032 2033 2034 2035
Lehi Local Option - Point-of-Sale 556,903 826,139 898,276 920,733 943,751 967,345 991,529 1,016,317 1,041,725
Lehi Local Option - Population 445 522 660,911 718,621 736,586 755,001 773,876 793223 813,053 833,380
Lehi PARC Tax 111,381 165,228 179,655 184,147 188,750 193,469 198,306 203,263 208,345
Lehi TRT B 588 60,053 61,554 63,093 64,670 66,287 67,944 69,643
Total 1,113,805 1,710,866 1,856,605 1,903,020 1,950,595 1,999,360 2,049344 2,100,578 2,153,092

County Sales Tax Summary

2027 2028 2029 2030 2031 2032 2033 2034 2035
Utah County Option 278,451 413,070 449,138 460,366 471,876 483672 495 764 508,158 520,862
Transit and Highways 1,392,256 2,065,348 2,245 690 2,301,832 2350378 2418362 2,478,821 2,540,792 2,604,312
Courty TRT B 248,000 255 224 261,604 268,145 274,848 281,719 288,762 205 081
County Restaurant 74,060 303,646 389,046 398,773 408,742 418,960 429,434 440,170 451,175
Total 1,744,768 3,031,063 3,339,098 3,422,576 3,508,140 3,595844  3,685740 3,777,883 3,872,330

re with Developer

2028

2029

2030

2031

2032

2033

2034

2035

2036

Lehi Local Option Point-of-Sale (0.500%)

293,435

428,053

464,121

475,350

486,859

498 656

510,748

523142

535,846
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2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 Total NPV 5%
1,041,725 1,067 768 1,094 462 1,121,824 1,149,869 1,178,616 1,208,081 1,238,283 1,269,240 1,300,971 1,333 496 1,366,832 21,492 161 12,749,281
833,380 854,214 875,570 897,459 919,895 942 893 966,465 990,627 1,015,392 1,040,777 1,066,797 1,093,466 17193729 10,199,425
208,345 213 554 218,892 224 365 229,974 235723 241616 247 657 353,848 260,194 266 609 273,367 4,298 432 2 540 856
60,643 71,384 73,168 74,908 76,873 78,704 80,764 82,783 B4,853 86,974 80,149 91,377 1,402,948 810,019
2153092 2,206,919 2,262,092 2,318,645 2,376,611 2,436,026 2,496,927 2,569,350 2,623,334 2,688,917 2,766,140 2,825,043 44387270 26,318,481

[ ——

2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 Total NPV 5%
520,862 533,864 547,231 560,912 574,935 589,308 604,041 619,142 634,620 650,486 666,748 683,417 10,746,080 6374641
2604312 2660420 2 736,155 2,804 550 2874673 2,046,540 3,020,203 3,005 708 3173101 3,252 420 3,333,730 3,417,083 53730402 31,873,203
205,081 303,381 310,965 318,740 326,708 334 876 343,248 351,820 360,625 369,640 378,881 388,353 5,062,529 3,484 655
451,175 462 454 474,015 485 866 498,012 510,463 523,224 536,305 540,712 563,455 577 542 591,980 9,067,035 5,313,458
3872330 3,969,138 4,068,367 4,170,076 4274328 4,381,186 4,490,716 4,602,984 4,718,058 4,836,010 4,956,910 5,080,833 79,526,047 47,045,956

2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2048 2047 Total NPV

535,846 548 867 562,214 575,895 580,918 504,291 619,024 - - - - - 7,716,418 6,177,926 |

APPENDIX D (Cont)

Schedule 1
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