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EXECUTIVE SUMMARY 

EXECUTIVE SUMMARY 

 
INTRODUCTION 
Lewis Young Robertson & Burningham, Inc (“LYRB”) has been retained by the Lindon City 

Redevelopment Agency (the “Agency”) to assist with the management of the Agency’s four project 

areas (West Side RDA, State Street #1 RDA, RDA #3, and 700 North CDA).  LYRB has compiled 

various creation and related documents associated with the project areas, created annual and multi-year 

budgets, and created a proprietary Excel-based software package to manage the Agency’s RDAs in the 

future.   

 

The purpose of this report, in part, is to fulfill the requirements of Utah Code section 17C-1-402 and 

section 17C-1-603 – Agency Report.  As new reporting requirements were adopted in legislation and 

became effective in 2011, this report facilitates the RDA’s compliance with the new code, providing the 

data necessary to fulfill these new reporting requirements.  This section of Utah Code mandates that the 

Agency provide an annual report to the county auditor, the State Tax Commission, the State Board of 

Education, as well as each of the taxing entities that levy a tax on property from which the Agency 

collects tax increment.  The taxing entities involved in the various project areas of the Lindon City RDA, 

to which this report is being provided, are summarized in the table below. 
 

 

This report also fulfills the reporting requirements described in UC 17C-1-402, allowing the report to 

be used in place of an annual taxing entity committee meeting.  This annual report is for informational 

purposes and is intended to provide an overview of each Project Area that lies within the boundaries of 

the Lindon RDA, including descriptions of each Project Area, significant activities, project timelines, 

actual and estimated tax increment collections, and any other information pertinent to the taxing 

entities.   

 

Provided in this report is an overview of the Lindon State Street #1 Project Area, Lindon RDA #3 

Project Area, Lindon West Side RDA Project Area, and Lindon 700 North CDA Project Area, including 

summaries of the current and projected budgets, sources and uses of tax increment funds, Project Area 

growth statistics, and identification of certain concerns/needs. 

 
 

 

 

Table 1.1: RDA Taxing Entities 

RDA TAXING ENTITIES 
Adam Cowie Lindon City 
Kristen Colson Lindon City 
Burt Harvey Utah County 
Rob Smith Alpine School District 
Gene Shawcroft Central Utah Water Conservancy District 
JoAnne Dubois Central Utah Water Conservancy District 
John Jacobs North Utah County Water Conservancy District 
Natalie Grange Utah State Board of Education 
Lorraine Austin Utah State Board of Education 
Barry Conover Utah State Tax Commission 
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OVERVIEW OF THE REDEVELOPMENT AGENCY 
The Lindon City Redevelopment Agency was created by the Lindon City Council in 1982 with the 

adoption of Ordinance #92 in accordance with the provision of the Utah Neighborhood Development 

Act, UCA 17A-2-1201, 17A-2-1202, and 17A-2-1203.   

 

In the process of adopting the ordinance creating the Agency, the City Council determined that the 

Agency be authorized to: 

 

 enter into contacts generally in connection with redevelopment and/or economic 

development and to transact business and exercise all other powers provided for in the Utah 

Neighborhood Development Act 

 accept financial or other assistance from any public or private source for the Agency’s 

activities, powers, and duties and to expend any funds so received for any of the purposes set 

forth in the Act 

 borrow money and accept financial or other assistance from the state or federal government 

for any of the purposes of the Act and comply with any conditions of such loan or grant 

 cooperate with similar agencies of other communities for joint planning and joint development 

of any particular project 

 employ an executive director, technical experts, consultants, legal counsel, legal staff, and such 

other agents and compensate these individuals from funds available to the agency 

 

UCA 17C has expanded the ability of the Redevelopment Agencies, allowing the creation of various 

types of project areas, including Community Development Area (CDA), Urban Renewal Area (URA), 

and Economic Development Area (EDA).  A CDA differs from an URA and an EDA in that it is meant to 

encourage, promote, or provide for development, but does not require the vote, approval, or 

governance of a taxing entity committee.  Various taxing entities can elect to participate on an individual 

basis through interlocal agreements.  In comparison, an EDA is intended to create jobs or economic 

opportunity and requires a taxing entity committee.  A URA is meant to initiate or intensify 

development of a blighted or under-used area.  In the case of a URA, blight finding is required, limited 

use of eminent domain is allowed, and a taxing entity committee is required.   

 

As the West Side RDA, State Street #1 RDA, and RDA #3 Project Areas in the Lindon City 

Redevelopment Agency were created prior to this expansion of UCA 17C, each of these three Project 

Areas has been classified simply as a Redevelopment Area, or RDA.  The 700 North CDA Project Area, 

which was created subsequent to this expansion, has been classified as a CDA. 
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EXECUTIVE SUMMARY 

AUTHORITIES AND POWERS OF THE AGENCY 

 

The authority of the Agency is directed by UCA Title 17C. 

17C-1-202 

I. A community development and renewal agency may: 

 Sue and be sued; 

 Enter into contracts generally; 

 Buy, obtain an option upon, or otherwise acquire an interest in real or personal property; 

 Sell, convey, grant, dispose of by gift, or otherwise dispose of any interest in real or personal 

property; 

 Enter into a lease agreement on real or personal property, either as lessee or lessor; 

 Provide for urban renewal, economic development, and community development as provided 

in this title; 

 Receive tax increment as provided in this title; 

 If disposing of or leasing land, retain controls or establish restrictions and covenants running 

with the land consistent with the project area plan; 

 Accept financial or other assistance from any public or private source for the agency’s 

activities, powers, and duties, and expend any funds so received for any of the purposes of this 

title; 

 Borrow money or accept financial or other assistance from the federal government, a public 

entity, or any other source for any of the purposes of this title and comply with any 

conditions of the loan or assistance; 

 Issue bonds to finance the undertaking of any urban renewal, economic development, or 

community development or for any of the agency’s other purposes, including; 

 Reimbursing an advance made by the agency or by a public entity or the federal 

government to the agency; 

 Refunding bonds to pay or retire bonds previously issued by the agency; and 

 Refunding bonds to pay or retire bonds previously issued by the community that created 

the agency for expenses associated with an urban renewal, economic development, or 

community development project; and 

 Transact other business and exercise all other powers provided for in this title. 
 

 

GOVERNING BOARD OF TRUSTEES AND STAFF MEMBERS 

 

 
 

 
 

 

 
 

 

 

 
 
 

 
 

Table 1.2: Board of Trustees 

GOVERNING BOARD OF TRUSTEES 
Jeff Acerson Chairman Lindon City Mayor 
Randi Powell Board Member Lindon City Council Member 
Matt Bean Board Member Lindon City Council Member 
Jake Hoyt Board Member Lindon City Council Member 
Van Broderick Board Member Lindon City Council Member 
Carolyn Lundberg Board Member Lindon City Council Member 

Table 1.3: Staff Members 

STAFF MEMBERS 
Adam Cowie City Administrator 
Kristen Colson Finance Director 
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EXECUTIVE SUMMARY 

 

SUMMARY OF REQUESTED FUNDS 
The Agency requests all funds it is legally entitled to receive, and estimates those funds according to 

the chart below.  Per UC 17C-1-603(3), these projected figures are provided for informational purposes 

only, and do not alter the amount of tax increment that this Agency is entitled to collect.  The Agency 

requests all tax increment legally available from each of the Agency’s project areas described below; 

however these estimates should in no way be interpreted or applied as a limitation upon the amount the 

Agency is entitled to receive under applicable statute(s), project area budget(s), and/or interlocal 

cooperation agreements.  
 

Table 1.4: Estimate of Tax Increment 

ESTIMATE OF TAX INCREMENT TO BE PAID TO THE AGENCY 

 
Tax Year 2015 

(Ending Dec. 31, 2015) 

Tax Year 2016 

(Beginning Jan. 1, 2016) 
Property Tax Increment   

         West Side Project Area is Complete Project Area is Complete 

         State Street #1 $222,242 $222,242 

         RDA #3 (Gateway)* $953,996 - 

         700 North - - 

Total Revenue $1,176,238 $222,242 

*The RDA #3 Project Area is scheduled to expire after FY 2015. 
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EXECUTIVE SUMMARY 

GENERAL OVERVIEW OF ALL PROJECT AREAS 
 

Table 1.5: Combined Budget 

COMBINED BUDGET – ALL PROJECT AREAS 

REVENUES FY 2015 TOTALS  
REMAINING LIFE 

(INCLUDES 2015 TOTALS)  
Property Tax Increment 

  
State Street #1  $213,798 $1,310,540 

RDA #3   839,304 1,793,300 

700 North CDA - 5,320,392 

Total Revenue $1,053,102 $8,424,232 

EXPENDITURES FY 2015 TOTALS  
REMAINING LIFE 

(INCLUDES 2015 TOTALS)  
RDA Administration  

  
State Street #1 $29,932 $183,476 

700 North CDA - 266,020 

Developer/Other Incentive Payments 
  

RDA #3  250,000 425,743 

700 North CDA - 532,039 

Debt Service Payments 
  

RDA #3  296,175 296,175 

Retained by RDA for Other Development Activities 
  

RDA #3  293,129 1,071,381 

State Street #1 183,866 1,127,064 

700 North CDA - 4,256,314 

Housing   

700 North CDA   - 266,020 

Total Expenditures $1,053,102 $8,424,232 

 

 

 

 



 

Page | 9  
 

2015 ANNUAL REPORT 
 REDEVELOPMENT AGENCY OF LINDON CITY, UT 

SECTION 1: LINDON STATE STREET #1 RDA PROJECT AREA 

SECTION 1: OVERVIEW OF THE 
LINDON STATE STREET #1 RDA PROJECT AREA 
 

Table 2.1: Project Area Overview 

OVERVIEW 

Type Acreage Purpose Taxing Area Tax Rate 
RDA 57 Commercial  

Development 
080-0003 0.011296 

Creation Year Base Year Term Trigger Year Expiration Year 
FY 1986 FY 1986 20 Years FY 1996 FY 2020 

Base Value TY 2014 Value Increase FY 2015 Increment Jobs Created 
$6,208,435 $37,064,522 497% $213,798 375 

 

 

 

The State Street #1 RDA Project Area was created in July 1986 

with the purpose of incentivizing commercial development along 

State Street in Lindon.  This includes the prevention of further 

deterioration of the Project Area, the renovation and 

beautification of existing businesses, as well as the attraction of the 

new businesses to the Project Area.  Land uses in the Project Area 

consist of general commercial, public and semi-public, and 

institutional.  As the State Street #1 RDA Project Area was 

created prior to 1993, a taxing entity committee was not 

established for this Project Area.   

 

The Project Area lies entirely within Lindon City and includes 

approximately 57 acres of property located along State Street 

from 200 South to 600 North.  A map of the Project Area is included as Exhibit A.   

 

Since inception in 1986, the Project Area has held an estimated 30 new businesses, with approximately a 

dozen new retail and office facilities constructed.  These businesses include used auto dealerships, 

medical offices, a retail strip mall, a service station, and various restaurants and other businesses. 

 

After several years of limited commercial growth due to 

economic conditions, the Project area has recently seen renewed 

interest in new development and reuse of existing infrastructure, 

including the addition of five new businesses.  In addition, a site 

has been selected for the construction of a new fire station.  The 

construction process is scheduled to begin in 2016 and is 

expected to be completed in 2018.   
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SECTION 1: LINDON STATE STREET #1 RDA PROJECT AREA 

SOURCES OF FUNDS 
 

 

 

 

 

 

 

 
 Table 2.3: Tax Increment Levels 

TAX INCREMENT LEVELS 

Years % 

1996-2000 100% 

2001-2005 80% 

2006-2010 75% 

2011-2015 70% 

2016-2020 60% 

 

 

USES OF FUNDS 
 

 

 

 

 

 

 

 

It is contemplated that the bulk of the funds available for development activities will be used for the 

following projects: 

 

o Architectural and engineering services for the site work and facility design for the new 

fire station and surrounding area 

o Although tax increment funds cannot be used for the actual construction of the new fire 

station per Utah Code Section 17C-1-409(6), these funds will be utilized for site 

preparation and the reconfiguration of 60 North as necessary to accommodate this new 

facility 

o Reconstruction of parking facilities surrounding the Lindon Community Center and 

Lindon Aquatics Center  

o Design and construction of an ADA access path from Lindon Heritage Trail to State 

Street bus stop at City Center Park 

                                                
1 Utah County remits tax increment to the Agency only to the point that it has been collected from property 

owners.  Thus, although the Agency may be entitled to $242,404 in annual tax increment for FY 2015, the County 

remits to the Agency only the portion that has been collected, which totals $147,454.  In the same vein, the 
County also remits any additional tax increment that has been collected from property owners for prior year 
delinquencies.  For FY 2015, this is represented by the $66,344 figure outlined above. 

 

Table 2.2: Sources of Funds  

2015 SOURCES OF FUNDS 

2015 Property Tax Increment Collected and Paid to Agency 1 $147,454 

Previous Years Tax Increment Paid in 2015 66,344 

Total Sources of Funds $213,798 

Table 2.4: Uses of Funds 

2015 USES OF FUNDS 

RDA Administration (14%) $29,932 

Development Activities 183,866 

Total Uses of Funds $213,798 
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SECTION 1: LINDON STATE STREET #1 RDA PROJECT AREA 

PROJECT AREA REPORTING AND ACCOUNTABILITY 
 

RELATIVE GROWTH IN ASSESSED VALUE 

 
Table 2.5: Growth in Assessed Value     

GROWTH IN ASSESSED VALUE 
CURRENT 

YEAR 
PRIOR YEAR/ 
BASE YEAR 

GROWTH 
RATE 

AAGR 

ASSESSED VALUES IN PROJECT AREA     

Annual Growth in Project Area (2014 vs. 2013) $37,064,768 $35,893,768 3.3% 3.3% 

Lifetime Growth in Project Area (2014 vs. 2000) $37,064,768 $15,266,534 143% 6.5% 

Lifetime Growth in Project Area Since Base Year (2014 vs. 1986) $37,064,768 $6,208,435 478% 6.6% 

     

ASSESSED VALUES IN LINDON CITY     

Annual Growth in Lindon City (2014 vs. 2013) $970,939,712 $907,445,459 7.0% 7.0% 

Lifetime Growth in Lindon City (2014 vs. 2000) $970,939,712 $400,177,580 143% 6.5% 

 

LYRB is using 2000 values for these comparisons because this is the first year for which reliable data is 

available.  It is important to note that while the Project Area has experienced an average annual growth 

rate of 6.5% since 2000, larger growth rates have been experienced going back to the early years of the 

Project Area.  Over the life of the RDA, going back to the base year of 1986, total assessed value has 

increased from $6,208,435 to the current level of $37,064,768.  This reflects an overall increase in value 

of 478% and an average annual growth rate of 6.6%.   

 

 

BENEFITS DERIVED BY PARTICIPATING TAXING ENTITIES 

 

 

Several new businesses entered the Project Area over the past year, adding 10 new jobs to the 

approximately 365 previously existing jobs within the Project Area.  Job creation has benefited all 

entities that levy taxes within the Project Area.   

 

Businesses recently added to the Project Area include Asay Auto, Planet Power Toys, O’Crowley Irish 

Tacos, Oteo Restaurant, and Lani’s Hawaiian Shack.  Noteworthy businesses already existing in the 

Project Area include A+ Benefits, Low Book Sales, and other used auto dealerships, medical offices, a 

retail strip mall, a service station, and various restaurants.  These establishments have increased 

property and sales tax revenues to the taxing entities. 

 

The taxing entities are currently benefiting from increased assessed values in the Project Area as a 

portion of tax increment is being returned to the taxing entities.  As shown below, the annual tax 

increment (above the base amount) currently being returned to taxing entities is 144% above what 

Table 2.6: Benefits to Taxing Entities 

BENEFITS TO TAXING ENTITIES 

*Creation of approximately 375 jobs 

*Increased Property Tax Revenues 

                   - 30% of tax increment flows back to taxing entities in years 2011-2015 
                   - 40% of tax increment flows back to taxing entities in years 2016-2020  
                   - 100% of tax increment received by entities after 2020 

*Increased Sales Tax Revenues 
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would have been realized if assessed values in the Project Area had remained at base year levels.  This 

pass through increment will continue to increase as assessed values rise and the tax increment level 

received by the Agency ratchets downward throughout the life of the RDA.  Since FY 2009, the total tax 

increment (above the base amount) received by the taxing entities is 137% above what would have been 

realized based on base year levels. 
 

Table 2.7: Growth in Tax Increment      

GROWTH IN TAX INCREMENT 
ORIGINAL 
BUDGET** 

 
ACTUAL 

REVENUES 

BASE YEAR 
VALUE 

REVENUES 

% 
ABOVE 
BASE 

TAX INCREMENT FROM PROJECT AREA      

Fiscal Year 2015 N/A  $346,291 $72,390 478% 

Lifetime Revenue (FY 2009-2015)* N/A  $2,425,311 $510,541 475% 

      

PASS THROUGH INCREMENT (ABOVE BASE)   
  

 
  

Fiscal Year 2015 N/A  $103,887  $72,390 144% 

Lifetime Revenue (FY 2009-2015)* N/A  $696,956  $510,541 137% 

* Lifetime revenues have been calculated using figures from FY 2009 through FY 2015 because tax increment revenue 
numbers are not available for all years preceding FY 2009. 

* * The original budget is not available for this Project Area. 

 

 

NOTABLE DEVELOPMENT AND FUTURE PROJECTS 
 

DEVELOPMENT TO DATE 

 

o Renovation and beautification of existing businesses 

o Construction of approximately 12 new retail and office facilities 

o Attraction of an estimated 30 new businesses to the Project Area, including auto 

dealerships, medical offices, a retail strip mall, a service station and various restaurants.  

Notable occupants include: 

 A+ Benefits 

 Low Books Sales 

 Auto Source Motors 

 Performance Motors 

 7-Eleven 

 Quest Staffing Services 

 Four Chairs Furniture 

 Smoking Apple Restaurant 

 Pizza Factory 

 Warburton’s Inc. 

 Sunbow Distribution 

 Ace Rents  

 Utah College of Massage Therapy  
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o Other improvements such as: 

 New Aquatics and City Center parking lot access from State Street 

 Roadway reconstruction along Center Street, between Main Street and State 

Street  

 Sidewalk installation along Center Street adjacent to the Community Center 

parking lot 

 Installation of a traffic light at the intersection of Center Street and State Street, 

improving the flow of traffic and access to businesses in the Project Area 

FUTURE PROJECTS 

 

o Construction of a new fire station within the Project Area, expected to be completed 

by 2018 2 

o Reconstruction of parking facilities surrounding the Lindon Community Center and 

Lindon Aquatics Center  

o Design and construction of ADA access path from Lindon Heritage Trail to State Street 

bus stop at City Center Park, in partnership with UTA. 

o Reconstruction of 400 North roadway between State Street and approximately 200 

West 

o Potential installation of street lighting along State Street 

 

 

FORECASTED PROJECT AREA BUDGET UPDATE  
The multi-year budget attached to this document and summarized below displays revenue in the fiscal 

year received rather than the calendar year collected. 

   

Table 2.8: Project Area Budget  

PROJECT AREA BUDGET FY 2015-2020 

REVENUES TOTALS NPV @ 5% 

Property Tax Increment $1,310,540 $1,109,194 

Total Revenue $1,310,540 $1,109,194 

EXPENDITURES TOTALS NPV @ 5% 

RDA Administration $183,476 $155,287 

Development Activities 1,127,064 953,906 

Total Expenditures $1,310,540 $1,109,194 

 

 

OTHER ISSUES  
LYRB recently investigated a potential area of concern with regard to the Lindon State Street #1 RDA 

Project Area and the relatively low collection rate of annual property taxes from property owners, as 

well as the payment of delinquent tax collections to the Agency.  After examination of records provided 

by both the Agency and by the County, LYRB has made the following conclusions with relation to the 

collection of prior year tax increment in 2015: 

 

                                                
2 RDA funds will not be used for the fire station building construction costs. 



 

Page | 14  
 

2015 ANNUAL REPORT 
 REDEVELOPMENT AGENCY OF LINDON CITY, UT 

SECTION 1: LINDON STATE STREET #1 RDA PROJECT AREA 

 15 properties did not pay the 2014 taxes before the end of TY 2014.  The value of these 

properties represents 29% of the total value of the Project Area. 

 Review of the property tax payment history for each of these 15 properties revealed that the 

majority of these properties are typically behind schedule on the annual taxes.  Most pay 1 to 2 

years late; with some up to 4 years behind on the annual property taxes. 

 Of the 15 delinquent properties, 8 belong to Greenfield Investments and the value of these 8 

properties represents 17% of the total value of the Project Area. 

 

Property owners are allowed to remain delinquent on property taxes for up to 5 years before the 

County is able to take action, which would involve the sale of the property at a tax sale in an effort to 

collect on the back taxes owed.  Thus, the delinquent property tax situation in the Project Area as 

described above is permissible until the owners fall behind by more than five years. 

 

LYRB has confirmed that while the receipt of a portion of the tax increment due to the Agency is 

currently being delayed due to the delinquent tax payments associated with several property owners, 

the Agency has and will receive this increment as it is collected by the County.  In what has been 

reviewed of the City’s and County’s records, it appears that the County is tracking and remitting tax 

increment as these late tax payments are collected.  For example, in 2015 the Agency received $66,344 

in tax increment that was collected in 2014 for delinquencies that occurred in prior years (2009-2013). 

 

LYRB will continue to monitor this issue to ensure that the appropriate portion of delinquent tax 

collections continues to be remitted to the Agency over the life of the Project Area.  This issue will 

extend beyond the expiration of the Project Area in FY 2020 as the Agency is entitled to receive 

delinquent collections associated with taxes incurred within each year that was eligible for tax increment 

under the Project Area Plan.  Thus, collection of eligible delinquent taxes may extend out as far as FY 

2025. 

 

 

PROJECT AREA ANNUAL AND MULTI-YEAR BUDGETS 
The following four sheets represent the FY 2015, FY 2016, FY 2017 and FY 2015-2020 multi-year 

budgets.      
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SECTION 1: LINDON STATE STREET #1 RDA PROJECT AREA 

EXHIBIT A: MAP OF STATE STREET #1 RDA PROJECT AREA 
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EXHIBIT B: LINDON STATE STREET #1 RDA ASSESSED 
VALUE DETAIL 
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SECTION 2: LINDON RDA #3 (GATEWAY) PROJECT AREA 

SECTION 2: OVERVIEW OF THE 
LINDON RDA #3 PROJECT AREA 
 

Table 3.1: Project Area Overview 

OVERVIEW 

Type Acreage Purpose Taxing Area Tax Rate 

RDA 98 Business Research and 
Technology Office; 
Retail Business Park 

080-0004 0.011296 

Creation Year Base Year Term Trigger Year Expiration Year 
FY 1989 FY 1989 25 Years FY 1992 FY 2016 

Base Value TY 2014 Value Increase FY 2015 Increment Jobs Created 
$4,733,267 $110,263,548 2,230% $839,304 666 

 

 

 

The Lindon RDA #3 Project Area was created in November 

1989 and is governed by the (a) “Project Area 

Redevelopment Plan” dated November 15, 1989; (b) 

“Amended and Restated Tax Increment Agreement” 

executed December 30, 1999; and (c) “Agreement of 

Understanding Regarding Amended and Restated Tax 

Increment Agreement” dated January 5, 2010.  These 

documents define the duration and use of property tax 

generated within the Project Area as well as conditions and 

obligations by the Agency and each participating tax entity.  

As Lindon RDA #3 Project Area was created prior to 1993, a taxing entity committee was not 

established for this Project Area.   

 

The purpose of this Project Area is to incentivize the development of a 

business research and technology office, as well as retail development in 

Lindon City, which will create jobs and increase property and sales tax 

revenue to the taxing entities.  The Project Area includes 98 acres, 

located in Lindon City just east of I-15 between 200 South and 600 

South and between 400 West and 800 West.  A map of the Project 

Area is included as Exhibit C. 
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SOURCES OF FUNDS 
 

 

 

 

 

 

 

 

 
Table 3.3: Tax Increment Levels 

TAX INCREMENT LEVELS 

Years % 

2000-2006 80% 

2007-2011 75% 

2012-2016 70% 

 

 

USES OF FUNDS 
 

 

 

 

 

 

 

 

 

 

Net Debt Service Payments:  Pursuant to the governing documents, tax increment received by the 

RDA in a given year will be allocated first to pay the debt service on the RDA bonds, as well as 

associated fees for that year.   

 

 

 

 

 

 

 

 

 

                                                
3 Utah County remits tax increment to the Agency only to the point that it has been collected from property 

owners.  Thus, although the Agency may be entitled to $834,449 in annual tax increment for FY 2015, the County 
remits to the Agency only the portion that has been collected, which totals $831,588.  In the same vein, the 
County also remits any additional tax increment that has been collected from property owners for prior year 

delinquencies.  For FY 2015, this is represented by the $7,176 figure outlined above. 

Table 3.2: Sources of Funds 

2015 SOURCES OF FUNDS 

2015 Property Tax Increment Collected and Paid to Agency 3 $831,588 

Previous Years Tax Increment Paid in 2015 7,176 

Total Sources of Funds $839,304 

Table 3.4: Uses of Funds 

2015 USES OF FUNDS 

RDA Net Debt Service Payment $296,175 

Annual Allocated to Company 250,000 

Retained by City/RDA 293,129 

Total Uses of Funds $839,304 

Table 3.5: RDA Bonds 

SERIES 1999 RDA Bonds 

Par Amount of Bonds $4,000,000.00 

  Annual Principal Payments (2000 – 2015)  4,000,000.00 

Outstanding Principal Balance $                 - 
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Annual Allocated to Company:  As provided in the Agreement of Understanding Regarding 

Amended and Restated Tax Increment Agreement (the “Agreement”), commencing with incremental 

taxes applicable to the 2008 tax year, and continuing for the next seven years, the Agency has agreed to 

distribute to Lindon Gateway L.C. (the “Company”) $250,000 annually.  This annual payment shall 

continue until the expiration of the Agreement, December 31, 2015, or until the total amount of 

revenue received by the Company under the Agreement is equal to $1,925,743, whichever occurs first.  

As the RDA failed to remit this $250,000 annual payment in 2009, a “double payment” of $500,000 was 

distributed to the Company in 2010. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Funds Retained by the Agency:  Amounts retained by the Agency after the remittance of the annual 

bond payment and annual payment to the Developer will be used for recently completed and future 

redevelopment projects, such as: 

 

 Completion of sidewalk and landscaping improvements, including construction of a sidewalk and 

20 foot landscape buffer and betterment along Lindon Park Drive starting at the entrance of the 

Project Area extending North along Lindon Park Drive to 400 South, primarily on the East side 

of street, and sidewalk and landscaping improvements along 400 South from the round about 

extending up to the Vivint building. 

 Improvements along 800 West to provide access and expansion opportunities to future business 

development. 

 Installation of sidewalk along the Home Depot property 

 Subdivision of current Home Depot lot to accommodate a new building pad along Lindon Park 

Drive 

 

Any funds remaining after the construction of the projects mentioned above are currently anticipated to 

be used for roadway resurfacing projects within the Project Area. 

 

 

  
 

 

 

 

 

Table 3.6: Developer Payment Schedule 

DEVELOPER PAYMENT SCHEDULE 
2009 $0 

2010 500,000 

2011 250,000 

2012 250,000 

2013 250,000 

2014 250,000 

2015 250,000 

2016 175,743 

Total (Capped Amount) $1,925,743 
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DEVELOPMENT OBLIGATIONS AND INCENTIVES 
The Agency has verified that the specific construction and development obligations of the Company per 

the Project Area Development Plan have been met.  The Company is entitled to receive tax increment 

under the Agreement as described above. 

 

 

PROJECT AREA REPORTING AND ACCOUNTABILITY 
 

COMPARISON OF FORECASTED AND ACTUAL TAX INCREMENT 

 

Table 3.7: Realization of Tax Increment    

REALIZATION OF TAX INCREMENT  FORECASTED ACTUAL 
% OF 

PROJECTION 

TAX INCREMENT GENERATED IN PROJECT AREA    

Property Tax Increment – FY 2015  $632,250 $839,304 133% 

Property Tax Increment – FY 2001 - 2015 $8,290,506 $9,214,393 111% 

 

 

RELATIVE GROWTH IN ASSESSED VALUE 

 

Table 3.8: Growth in Assessed Value     

GROWTH IN ASSESSED VALUE 
CURRENT 

YEAR 
PRIOR YEAR/ 
BASE YEAR 

GROWTH 
RATE 

AAGR 

ASSESSED VALUES IN PROJECT AREA     

Annual Growth in Project Area (2014 vs. 2013) $110,263,548 $105,581,091 4.4% 4.4% 

Lifetime Growth in Project Area (2014 vs. 2000) $110,263,548 $22,987,192 380% 11.9% 

Lifetime Growth in Project Area Since Base Year (2014 vs. 1989) $110,263,548 $4,733,267 2,230% 13.4% 

     

ASSESSED VALUES IN LINDON CITY     

Annual Growth in Lindon City (2014 vs. 2013) $970,939,712 $907,445,459 7.0% 7.0% 

Lifetime Growth in Lindon City (2014 vs. 2000) $970,939,712 $400,177,580 143% 6.5% 

 

LYRB is using 2000 values for the comparisons because this is the first year for which reliable data is 

available.  It is important to note that while the Project Area has experienced an average annual growth 

rate of 11.9% since 2000, much larger growth rates have been experienced going back to the early years 

of the Project Area.  Over the life of the RDA, going back to the base year of 1989, total assessed value 

has increased from $4,733,267 to the current level of $110,263,548.  This reflects an overall increase in 

value of 2,230% and an average annual growth rate of 13.4%. 
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BENEFITS DERIVED BY PARTICIPATING TAXING ENTITIES 

 

 

 

The taxing entities are currently benefiting from increased assessed values in the Project Area as a 

portion of tax increment is being returned to the taxing entities.  As shown below, the annual tax 

increment (above the base amount) currently being returned to taxing entities is 669% above what 

would have been realized if assessed values in the Project Area had remained at base year levels.  Since 

FY 2001, the total tax increment (above the base amount) received by the taxing entities is 411% above 

what would have been realized based on base year levels. 
 

Table 3.10: Growth in Tax Increment      

GROWTH IN TAX INCREMENT 

ORIGINAL 
BUDGET 

 
ACTUAL 

REVENUE 

BASE YEAR 
VALUE 

REVENUES 

% 
ABOVE 
BASE 

TAX INCREMENT FROM PROJECT AREA      

Fiscal Year 2015 $903,215  $1,192,070 $53,467 2,230% 

Lifetime Revenue (FY 2001-2015) $11,060,647  $12,476,738 $782,120 1,595% 

      

PASS THROUGH INCREMENT (ABOVE BASE)   
  

 
  

Fiscal Year 2015 $270,964  $357,621  $53,467 669% 

Lifetime Revenue (FY 2001-2015) $3,318,194  $3,212,024  $782,120 411% 

 

 

NOTABLE DEVELOPMENT AND FUTURE PROJECTS 
 

DEVELOPMENT TO DATE 

 

o Construction of business research and technology offices 

o Attraction of several new businesses to the Project Area.  Notable owners and 

occupants include: 

 Murdock Hyundai 

 Vivint 

 Mecca Holdings 

 Hughes Network Systems 

 Home Depot 

 C7 Data Centers 

 

Table 3.9: Benefits to Taxing Entities 

BENEFITS TO TAXING ENTITIES 

* Increased property tax revenues (pass through increment) of 828% since 2000 

* Projected increase of property tax revenues of nearly 2300% over the life of the RDA 

*Creation of approximately 666 jobs 

*Increased Property Tax Revenues 

                   - 30% of tax flows back to taxing entities in years 2015-2016 
                   - 100% of tax increment received by entities after 2016 

*Increased Sales Tax Revenues from retail development 
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o Other improvements such as: 

 Sidewalk and landscaping improvements including the construction of a sidewalk 

and 20 foot landscape buffer and betterment along Lindon Park Drive, sidewalk 

and landscaping improvements along 400 South, and improvements along 800 

West to provide access and expansion opportunities to future business 

development 

 

FUTURE PROJECTS 

 

o Installation of sidewalk along the Home Depot property 

o Subdivision of current Home Depot lot to accommodate a new building pad along 

Lindon Park Drive  

o Roadway resurfacing projects within the Project Area 

 

 

The RDA #3 Project Area was created with the intent of incentivizing the development of a business 

research and technology office, as well as retail development in Lindon City.  Most recently, two new 

businesses, Nudge and Invictus Law, moved into the Project Area, adding 141 and 25 jobs, respectively.  

Nudge and Invictus Law completed a $1.2 remodel to the offices located at 380 Technology Court in 

conjunction with their entering the Project Area. 

 

In addition to the improvements made by Nudge and Invictus Law, Mecca Holdings is in the preliminary 

stages of designing a new commercial office building within the Project Area.   

 

 

FORECASTED PROJECT AREA BUDGET UPDATE  
The multi-year budget attached to this document and summarized below displays revenue in the fiscal 

year received rather than the calendar year collected.      

 

Table 3.11: Project Area Budget  

PROJECT AREA BUDGET 2015-2016 

REVENUES TOTALS NPV @5% 

Property Tax Increment $1,793,300  $1,664,639  

Total Revenue $1,793,300  $1,664,639  

EXPENDITURES TOTALS NPV @5% 

RDA Net Debt Service Payment $296,175 $282,072 

Annual Allocated to Company 425,743 397,499 

Retained by RDA for Redevelopment Activities 1,071,381 985,068 

Total Expenditures $1,793,300 $1,664,639 

 

 

OTHER ISSUES  
LYRB has not identified any major areas of concern with the Lindon RDA #3 Project Area and believes 

that, according to the records reviewed, all parties are meeting their respective obligations related to 

this Project Area. 
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PROJECT AREA ANNUAL AND MULTI-YEAR BUDGETS 
The following three sheets represent the FY 2015, FY 2016 and multi-year budget from 2015 to 2016.      
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EXHIBIT C: MAP OF LINDON RDA #3 PROJECT AREA 
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EXHIBIT D: LINDON RDA #3 ASSESSED VALUE DETAIL 
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SECTION 3: OVERVIEW OF THE 
LINDON WEST SIDE RDA PROJECT AREA 

 

Table 4.1: Project Area Overview 

OVERVIEW 

Type Jobs Created Purpose Status 
RDA 150 Industrial  

Development 
Expired 

Creation Year Term Trigger Year Expiration Year 
FY 1982 25 Years FY 1986 FY 2010 

 

 

The West Side RDA Project Area was created in 1982 and is located between I-15 and Geneva Road 

and between Center Street and 200 South. The purpose of the Project Area was to incentivize industrial 

development.  The Project Area currently consists of light and heavy industrial manufacturing and 

service oriented businesses including steel fabrication companies, construction related businesses, 

architectural firms, printing companies, diesel mechanics, and heavy equipment sales businesses.    

 

 

DEVELOPMENT TO DATE 

 

o Construction of 1.5 miles of roadway infrastructure 

o Installation of street lighting 

o Addition of business park entryway markers 

o Attraction of light and heavy industrial manufacturing and service oriented businesses 

including steel fabrication companies, construction related businesses, architectural 

firms, printing companies, diesel mechanics, and heavy equipment sales businesses.  

Notable tenants include: 

 Pacific States Steel 

 Adams and Smith, Inc. 

 Schaeffer Industries 

 Magelby Construction 

 Printing Resource, Inc. 

 Wheeler Machinery Co. 

 

The Agency has received all scheduled tax increment payments through the expiration year of 2010 and 

no further payments are due to the Agency.  The Lindon West Side RDA Project Area is now 

considered closed.   
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SECTION 4: OVERVIEW OF THE 
LINDON 700 NORTH CDA PROJECT AREA 

 
Table 5.1: Project Area Overview 

OVERVIEW 

Type Acreage Purpose Taxing Area Tax Rate 

CDA 283 Commercial & Residential 
Development 

080-0000/085-0000 0.011529/0.011554 

Creation Year Base Year Term Trigger Year Expiration Year 

FY 2014 FY 2012 20 Years FY 2018 FY 2037 

Base Value TY 2014 Value Increase FY 2015 Increment Jobs Created 

$13,898,728 N/A N/A N/A N/A 

 

 

The 700 North CDA Project Area was created in 

September 2013 with the purpose of incentivizing 

commercial and residential development along 700 

North in Lindon.  This will include a variety of 

infrastructure improvements to roadways, sidewalks, 

street lighting, culinary water, sewer, utilities, etc.  It is 

anticipated that proposed infrastructure improvements 

will spur development in the entire Project Area.  It is 

expected that tax increment will be triggered in FY 

2018.       

 

 

The Project Area lies entirely within Lindon City and includes approximately 283 acres of property 

located along the northern boundary of the City, west of State Street.  A map of the Project Area is 

included as Exhibit E.   

 

The Project Area was created in September 2013 and is governed by the following documents: 

 
 The Project Area Plan dated September 3, 2013 
 The Interlocal Cooperation Agreement between the RDA and Lindon City dated September 3, 2013 

 The Interlocal Cooperation Agreement between the RDA and Utah County dated October 29, 2013 

 The Interlocal Cooperation Agreement between the RDA and North Utah County Water 

Conservancy District dated November 14, 2013 
 The Interlocal Cooperation Agreement between the RDA and Central Utah Water Conservancy 

District dated October 23, 2013 

 

The Agency continues to work with the Alpine School District in an effort to enlist the District’s 

support and come to an agreement on the length and level of participation with relation to tax 

increment.  Once these negotiations have been completed, an interlocal agreement outlining the terms 

will be executed. 
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SOURCES OF FUNDS 
 

 

 

 

 

 

 

  
Table 5.3: Tax Increment Levels 

TAX INCREMENT PARTICIPATION LEVELS BY ENTITY 

Entity % 

Utah County 50% 

Alpine School District* 0% 

Lindon City 50% 

Central Utah Water Conservancy District 50% 

North Utah County Water Conservancy District 50% 
* The participation level for Alpine School District has not yet been determined.  The Agency is in the process of negotiating 
the terms of the District’s involvement.  Projected tax increment revenues may increase by as much as 3x if the participation of 

the District can be secured.  
 

 

USES OF FUNDS 
 

 

 

 

 

 

 

 

 

 

 

PROJECT AREA REPORTING AND ACCOUNTABILITY 
 

BENEFITS DERIVED BY PARTICIPATING TAXING ENTITIES 

 

Table 5.2: Sources of Funds  

PROJECTED 2018 SOURCES OF FUNDS 

Property Tax Increment  $64,620 

Total Sources of Funds $64,620 

Table 5.4: Uses of Funds 

PROJECTED 2018 USES OF FUNDS 

Project Incentives @ 10% $6,462 

CDA Administration @ 5% 3,231 

Project Development: Land Assembly and Infrastructure @ 80% 51,696 

Housing Revitalization @ 5% 3,231 

Total Uses of Funds $64,620 

Table 5.5: Benefits to Taxing Entities 

BENEFITS TO TAXING ENTITIES 

*Creation of approximately 689 new jobs over the life of the Project Area 

*Increase in Property Tax Revenues 

                   - 50% of tax flows back to taxing entities in years 2018-2037 
                   - 100% of tax increment received by entities after 2037 

*Increase in Sales Tax  Revenues 

*Increase in other tax revenues, including Franchise Tax, Sales & Use Tax, and Corporate & Income Tax 
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NOTABLE DEVELOPMENT AND FUTURE PROJECTS 
 

Potential planned developments to commence upon the trigger of tax increment in 2018 include 

improvements to:  

o Streets 

o Sidewalks 

o Culinary Water 

o Sanitary Sewer 

o Storm Drain 

o Street Lights 

o Telecommunication Conduit 

o Trenches for gas and cabled utilities 

o Landscaping  

 

 

FORECASTED PROJECT AREA BUDGET UPDATE  
The multi-year budget attached to this document and summarized below displays revenue in the fiscal 

year received rather than the calendar year collected.      

 

 

 

Table 5.7: Project Area Budget – w/ Participation of Alpine School District 

FORECASTED PROJECT AREA BUDGET 
ALPINE SCHOOL DISTRICT PARTICIPATION: 50% 

FY 2018-2037 

REVENUES TOTALS NPV @ 5% 

Property Tax Increment $17,350,879 $9,463,994 

Total Revenue $17,350,879 $9,463,994 

EXPENDITURES TOTALS NPV @ 5% 

Project Incentives @ 10% $1,735,088 $946,399 

CDA Administration @ 5% 867,544 473,200 

Project Development: Land Assembly and Infrastructure @ 80% 13,880,704 7,571,195 

Housing Revitalization @ 5% 867,544 473,200 

Total Expenditures $17,350,879 $9,463,994 

Table 5.6: Project Area Budget – w/o Participation of Alpine School District 

FORECASTED PROJECT AREA BUDGET 
ALPINE SCHOOL DISTRICT PARTICIPATION: 0% 

FY 2018-2037 

REVENUES TOTALS NPV @ 5% 

Property Tax Increment $5,320,392 $2,901,995 

Total Revenue $5,320,392 $2,901,995 

EXPENDITURES TOTALS NPV @ 5% 

Project Incentives @ 10% $532,039 $290,199 

CDA Administration @ 5% 266,020 145,100 

Project Development: Land Assembly and Infrastructure @ 80% 4,256,314 2,321,596 

Housing Revitalization @ 5% 266,020 145,100 

Total Expenditures $5,320,392 $2,901,995 
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OTHER ISSUES  
As mentioned, the Agency plans to continue to work to obtain the participation of Alpine School 

District in the Project Area.  The participation of the School District would contribute significantly to 

the success of the Project Area as it is estimated that tax increment revenues received by the Agency 

could potentially be tripled.   

 

As the Agency continues the process of working with the School District to finalize its degree of 

participation, it may become necessary to amend the interlocal agreements that are presently in place 

with the other taxing entities, including Utah County, the Central Utah Water Conservancy District, 

and the North Utah County Water Conservancy District.  Currently, each of these agreements outlines 

that tax increment is to be triggered no later than FY 2018.  Depending upon the timeline of 

negotiations with the School District, the Agency may need to amend the agreements to extend this 

trigger year. 

 

The trigger year specified in the interlocal agreement with Lindon City is 2023 and will likely not need to 

be adjusted. 

 

Aside from the ongoing negotiations between the Agency and Alpine School District discussed above, 

LYRB has not identified any major areas of concern with the Lindon 700 North CDA Project Area and 

believes that, according to the records reviewed, all parties are meeting their respective obligations.   

 

 

PROJECT AREA ANNUAL AND MULTI-YEAR BUDGETS 
The following two sheets represent the projected FY 2018 and projected multi-year budgets from 2018 

to 2037.      
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EXHIBIT E: MAP OF LINDON 700 NORTH CDA PROJECT AREA 


