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INTRODUCTION 
 

“Webster defines revitalization as ‘…giving new life or vigor to something.’  …A downtown 

revitalization project is one which results in the improvement of the economic or social 

environment by involving all facets of the community.  A project can be as small as improved 

street lighting to increase safety and ‘shop-ability’ or as large as a complete renovation of 

building facades and streetscapes.  …one thing all successful communities have in common is 

that community revitalization is an ongoing process that must be well supported and managed.”   

“Many communities have not taken advantage of their existing and potential resources.  

Downtown revitalization is becoming better understood as an economic development strategy, 

rather than a frivolous activity that should be done sometime after everything else is in place.”  

(“Smart Towns: A Guide to Downtown Revitalization, February 2000).  

The Victor Urban Renewal Agency (VURA) is an independent public body serving the City of 

Victor, Idaho. The Urban Renewal Agency was created by the City of Victor City Council on 

December 1, 2010 and was granted authority by the City of Victor to undertake urban renewal 

(revitalization) projects which may be facilitated through the use of tax increment financing. The 

VURA helps to ensure that appropriate development takes place in areas of greatest need. 

Planning is essential to ensure that development efforts create both an environment of 

convenience and safety for neighborhood 

residents, and increased opportunities for 

businesses to succeed. This Plan and the 

VURA will serve to provide a mechanism to 

enhance opportunities for businesses wishing 

to expand and relocate to Victor. 

 

On December 1, 2010 with the State’s 

criteria for the formation of an urban renewal 

agency met, Resolution R-10-1201 was 

approved necessitating the formation of an 

Urban Renewal Agency and designated, at 

the time, a three block area for future urban 

renewal activities. However, at the time, no 

formal action (public hearing and ordinance) 

was taken to actually solidify the eligibility 

area and create a revenue allocation district.   
 

On November 4, 2015, the Victor City 

Council passed Resolution R-15-1104 

approving the 2015 Supplement #2 to the 

Downtown Victor Urban Renewal Eligibility 

Report (Figure 1), a supplement to the 2010 

Downtown Victor Urban Renewal Eligibility 

Report, expanding the VURA. Additional 

Blocks and areas were determined to be 

eligible (e.g. deteriorated and/or deteriorating 

Figure 1 
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area) for urban renewal projects. This Victor Urban 

Renewal Plan (“Plan”) corresponds with the 2015 

Supplement #2 Eligibility Area (referred to herein as 

the VURA Area, or “Area”) shown in Figure 2 

(larger image found in the Appendix).  
 

This Plan also concurrently identifies and forms a 

specific taxing (revenue allocation) district as a 

potential revenue source (via tax increment 

financing, or “TIF”) for making certain 

improvements within the VURA Area. Figure 3 

(larger image found in the Appendix) shows the 

taxing district within the Area, known herein as the 

Downtown TIF District (“District”).   

 

This Plan identifies projects and describes the 

financial potential for enhancing the District through 

efforts of the VURA and the City of Victor. The 

following documents and information were 

considered in preparation of this Plan and are 

referenced herein as supplement information towards 

the economic development and vitality of the City of 

Victor: 

 Envision Victor final report, dated March 

2011 

 New zoning and land development code 

(presently in progress) 

 

Input on this Plan was received from elected 

officials, appointed officials, public volunteers, and 

the general public from the following public 

outreach efforts:  

 City of Victor Planning and Zoning 

Commission - Public Meeting held on 

October 6, 2015  

 City of Victor City Council - Workshop held 

on October 14, 2015 

 City of Victor City Council - Public Hearing 

held on December 9, 2015 

o Passed Resolution R-2015-12-09 

forming an Urban Renewal Area  

o Passed Ordinance 2015-12-09 (3) 

adopting this Plan and approving a 

Revenue Allocation District  

o Copy of both documents found in the 

Appendix 

Figure 3 

Figure 2 
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Comparison: URA Advantage vs. Typical Mode-Of-Operation   
 

A URA generates funds through tax increment financing (or “revenue allocation financing”). In 

simplest terms, the tax revenue to a URA is collected on the difference in value from the base 

year property value and the current year (the “increment”).  In other words, the previous “base 

year” tax revenue continues to go to the various taxing jurisdictions while the increase in taxes 

from increased property valuation goes to the URA.  Without a URA the tax revenues from 

increased property values would continue to go to the respective taxing jurisdictions.  

 

Table 1 illustrates where monies go with a URA and without a URA. For purposes of illustration, 

assume the City experienced a $1,000,000 net increase in property value (within an identified 

TIF district).  It is assumed as the property values increased, so would taxation.   

 

 URA:  The URA would receive revenue from the $1,000,000 investment. The other taxing 

jurisdictions would not receive any money from the increased property value, but would 

continue to receive tax revenue on the pre-$1,000,000 increase, or “base” property values. 

 No URA: Taxing jurisdictions would receive tax revenue per their respective levy rates on 

all property value increases.  The City as well would benefit directly from increased 

revenue. What the City does with this money would be up to the elected officials. Typically 

the mode-of-operation among many cities is to simply absorb the revenue increase or use it 

on whatever pressing need they have or foresee. These needs may or may not include 

economic development purposes that a URA would focus on. Even if the City was 

committed to set aside their $2,763.97/year ($55k+/20-years) for some economic 

development purpose, without the URA, the City would be missing out on nearly $120,000 

over 20 years that could also be captured to finance the same project, and possibly others.   

TABLE 1 – Comparison: Tax Revenue with and without URA 

Taxing 

Jurisdictions 

2015 Tax Levy 

Rate (w/ 10% 

Contingency 

factor) 

Net Tax 

Valuation 

Increase 

Tax Revenue to URA w/ 

URA Creation 

Tax Revenue to City 

w/out URA Creation 

First 

Year 

20-Year 

Total 

First 

Year 

20-Year 

Total 
Teton County 0.002417385 $1,000,000 $2,417.38 $48,347.69  $0 $0 
City of Victor 0.002763974 $1,000,000 2,763.97 55,279.48  2,763.97 55,279.48 
School District 0.001025349 $1,000,000 1,025.35 20,506.99  0 0 
Ambulance 

District 
0.000360000 $1,000,000 360.00 

7,200.00  
0 0 

Cemetery 

District 
0.000147974 $1,000,000 147.97 

2,959.49  
0 0 

Mosquito 

Abatement 
0.000180000 $1,000,000 180.00 

3,600.00  
0 0 

Fire District 0.001432929 $1,000,000 1,432.93 28,658.57  0 0 
Teton County 

Road 
0.000251525 $1,000,000 251.52 

5,030.50  
0 0 

Library 0.000155527 $1,000,000 155.53 3,110.54  0 0 

Total 0.008734663 $1,000,000 $8,734.66 $174,693.26  $2,763.97 $55,279.48 
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Conformance with State Law  
 

Figure 4 (larger image found in the Appendix) 

illustrates how the Downtown TIF District fits 

within the VURA Area. 

 

Redevelopment activities for an Urban Renewal 

Area are governed by two applicable sections of 

Idaho Code: the Idaho Urban Renewal Law 

(Chapter 20, Title 50, Idaho Code) and the Idaho 

Local Economic Development Act (Chapter 29, 

Title 50, Idaho Code).  

 

The Idaho Legislature passed the Urban Renewal 

Law in 1965. Under this law, a Mayor and Council 

can declare areas as deteriorating, and declare that 

the rehabilitation, conservation, and 

redevelopment of such areas is in the interest of 

the public’s health, safety, morals or welfare 

(Idaho Code 50-2008). The Urban Renewal Law 

also states that an area of a city that “constitutes an 

economic and social liability imposing onerous 

municipal burdens which decrease the tax base 

and reduce tax revenues, substantially impairs or 

arrests the sound growth of municipalities, retards 

the provision of housing accommodations, 

aggravates traffic problems and substantially impairs or arrests the elimination of traffic hazards 

and the improvement of traffic facilities…” may be designated an urban renewal area.  

 

The Idaho Legislature passed the Local Economic Development Act in 1988. This act states: 

“An authorized municipality is hereby authorized and empowered to adopt, at any time, a 

revenue allocation financing provision, as described in this chapter, as part of an urban renewal 

plan…A revenue allocation financing provision may be adopted either at the time of the original 

adoption of an urban renewal plan or the creation by ordinance of a competitively disadvantaged 

border community area, or thereafter, as a modification of an urban renewal plan or the 

ordinance creating the competitively disadvantaged border community area.” (Idaho Code 50-

2904). 

 

In addition to this, Idaho Code 50-2906 states: “…the local governing body of an authorized 

municipality must enact an ordinance in accordance with Chapter 9, Title 50, Idaho Code, and 

Section 50-2008, Idaho Code. To modify an existing urban renewal plan, to add or change a 

revenue allocation, an authorized municipality must enact an ordinance…and conduct a public 

hearing…”  This part of the Idaho Code specifically implies that a local municipality must enact 

an ordinance before redevelopment can take place.  

 

Figure 4 
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The urban renewal plan proposed within this document follows the guidelines prescribed within 

Idaho Code for the development of urban renewal areas and revenue allocation districts and is 

consistent with the goals of the City of Victor.  Accordingly, this Plan directs use of revenue 

allocation financing to accomplish the following: 

 

 Eliminate deteriorated or deteriorating areas which constitute a serious growing menace, 

injurious to the public health, safety, morals and welfare.  

 Facilitate proper growth and development in accordance with sound planning principles 

and local objectives by encouraging private development that eliminates deterioration and 

economic disuse of property through the removal of a substantial number of deteriorated 

or deteriorating structures.  

 Provide improved traffic facilities including the construction or improvement of streets or 

roads, pedestrian right-of-way acquisition and construction, bicycle right-of-way 

acquisition and construction, bus access or facilities, or similar, that eliminates traffic 

problems and substantially impaired traffic hazards.  

 Provide or improve utilities, public improvements and public services currently 

inadequate, incomplete or non-existent.  

 Eliminate underutilized areas which are causing economic under-development in the 

designated area, substantially impairing the sound growth of Victor in general.  

 Encourage both private and public development in the Urban Renewal Area in order to 

diversify and improve the local economy by providing adequate public facilities.  

 Encourage cooperation among taxing districts in the Victor community regarding the use 

of funds.  

 Accomplish Plan goals in accordance with all appropriate federal, state, and local laws.  

 

 

PURPOSE 
 

The purpose of this Victor Urban Renewal Plan is to finalize the legal formation of the VURA 

Area and create the Downtown TIF District. Once formed, the VURA will help improve public 

infrastructure, redevelop properties that are 

blighted for the purpose of job growth (job 

creation), redevelop and beautify slum and blight 

areas, promote long-term growth of the tax base, 

and such other matters that best serve the public 

interest and the purposes of the City of Victor, 

Urban Renewal Law and the Local Economic 

Development Act.  

 

Through the VURA implementation of this Plan, 

the City will enhance the ability to attract businesses/industries and visitors to take advantage of 

what the City offers and to make Victor a permanent destination point for residents and 

businesses alike.  This Plan will identify potential improvement projects in the Downtown TIF 
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District and provide financial guidance for the accomplishment of these projects. Strategies for 

the accomplishment of improvements, beautifications, and development include:  

 

1. Partnering with the private sector to enhance development and to attract new or expanded 

businesses to improve the Victor economy;  

2. Targeting areas in need of building demolition, public improvements, site improvements; 

3. Actively pursuing funding and partnerships from various public agencies and private 

businesses to enhance the economic viability of the area; 

4. Utilizing more effectively the powers granted to the URA in the pursuit of urban renewal 

projects. Such projects include (Chapter 29, Title 50, Idaho Code), but are not limited to:  

 

a) Acquisition of a deteriorated area or a deteriorating area or portion thereof; 

b) Demolition and removal of buildings and improvement; 

c) Installation, construction, or reconstruction of streets, utilities, parks, playgrounds, 

open space, off-street parking facilities, public facilities, public recreation and 

entertainment facilities or buildings and other improvements necessary for carrying 

out, in the urban renewal area, the urban renewal objectives; 

d) Disposition of any property acquired in the urban renewal area (including sale, initial 

leasing or retention by the agency itself) or the municipality creating the 

competitively disadvantaged border community area at its fair value for uses in 

accordance with the urban renewal plan except for disposition of property to another 

public body; 

e) Carrying out plans for a program of voluntary or compulsory repair and rehabilitation 

of buildings or other improvements; 

f) Acquisition of real property in the urban renewal area which is to be repaired or 

rehabilitated for dwelling use or related facilities, repair or rehabilitation of the 

structures for guidance purposes, and resale of the property; 

g) Acquisition of any other real property in the urban renewal area or competitively 

disadvantaged border community area where necessary to eliminate unhealthful, 

insanitary or unsafe conditions, lessen density, eliminate obsolete or other uses 

detrimental to the public welfare, or otherwise to remove or to prevent the spread of 

blight or deterioration, or to provide land for needed public facilities or where 

necessary to accomplish the purposes for which a competitively disadvantaged border 

community area was created by ordinance; 

h) Lending or investing federal funds; and 

i) Construction of foundations, platforms and other like structural forms. 

 

 

GOALS AND OBJECTIVES  
 

 

 Attract, encourage, and support businesses who produce and provide quality products 

and services and enhance the local economy; 

 Promote attractive facilities to draw consumers to the community and utilize tourism 

opportunities to cultivate economic opportunities; 

 Actively pursue economic growth opportunities; 
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 Encourage, support, and participate in beautification activities; 

 Develop a downtown that contains an interesting mix of businesses, including retail, 

restaurants, and specialty shops, especially those that invite customer browsing; 

 Improve streetscape that may further Victor’s goals of retaining visitors and creating 

and attracting economic development. 

 

By adopting this Plan, it is the intention of the VURA to actively facilitate improvements within 

the Area and in particular within the Downtown TIF District as necessary and as funding is 

available.   

 

 

ASSESSED VALUATIONS – Downtown TIF District 
 

The criteria for establishing a tax increment financing (TIF) district(s) is based on the property 

valuation of the City.  Idaho Code does not permit tax increment financing district(s) to include 

more than 10% of a city’s total valuation, see Idaho Code 50-2903(15).  According to the Teton 

County Assessor, the total assessed valuation of all taxable property within the City of Victor as 

of January 1, 2015 was $116,593,984 indicating that the maximum valuation allowed within all 

urban renewal allocation (or TIF) districts would be 11,659,398 (10%).  The assessed value 

within the Downtown TIF District is $8,624,115, or approximately 7.4% of the allowed 

allocation. The 2.6% difference provides flexibility in the future for the VURA to create another 

TIF district (or expand the existing) if advantageous to do so.    
 
The base assessment roll of the proposed Downtown TIF District (revenue allocation area) is 
summarized by sub-parts in Table 2, corresponding to Figures 1 and 3.  
 

TABLE 2 – Assessed Property Values: TIF District 

City Block / Area URA Value 

North Main $381,895 

Block 2 949,391 

Block 3 – Main Street 245,000 

Block 4 - 

Block 5 116,003 

Block 6 1,803,348 

Block 7 303,770 

Block 10 709,665 

Block 11 1,817,816 

Block 12 523,415 

Block 14 782,568 

Block 15 - 

South Main 991,244 

Teton Towne Ctr. Vicinity - 

West Downtown - 

South Agate – OJH - 

TOTAL URA VALUE $8,624,115 
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VURA AREA NEEDS 
 

The properties within the Urban Renewal Area are 

in need of public and private improvements to 

facilitate building and infrastructure 

enhancements. These needs have contributed to 

underutilization of the Area for businesses and 

industry for several years. This Area includes 

several site issues that impede redevelopment 

including (refer to 2015 Supplement to the 

Downtown Victor Urban Renewal Eligibility 

Report):  

 

1. Predominance of deteriorated or deteriorating structures;  

2. Predominance of defective or inadequate street layout; 

3. Faulty lot layout in relation to size, adequacy, accessibility or usefulness;  

4. Unsanitary or unsafe conditions; 

5. Deterioration of site or other improvements including but not limited to; public 

infrastructure, utilities, access;  

6. Defective and unusual conditions of title; 

7. The existence of conditions which endanger life or property by fire and other causes; 

8. Any combination of the above factors which has reduced the feasibility of full 

development or redevelopment of this area.  

 

Without addressing these conditions, the feasibility of additional development in the Area in the 

near future would be limited. Additionally, the range of issues and the costs associated with 

redevelopment contribute to the ongoing underutilization of the Area and prompts the additional 

need to establish the VURA Area and Downtown TIF District. 

 

The following needs were identified within the Area boundary: 

 

 Installation of new water and sewer pipelines; 

 Replacement of water and sewer pipelines; 

 Upgrade or replace water and sewer components, e.g. sewer lift 

stations; 

 Repair and replacement of streets, alleyways, streetlights, and 

curb/gutter/sidewalk; 

 Replacement and enhancement of landscaping; 

 Construction of new public parking; 

 Construction of open spaces; 

 Acquisition of blighted properties for redevelopment; 

 Such other costs as required to complete the project.  
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PROJECT DESCRIPTION  
 

There are many improvements needed within the VURA Area and TIF District.  To support 

private investment within the Area boundary, it’s crucial that infrastructure be added and 

upgraded. The current infrastructure is both deteriorating and is undersized for today’s uses. As 

such, the following outlines the anticipated work and that which will be pursued as funding 

permits: 

  

1. Infrastructure, Access, and Site Work – any necessary and eligible costs related to 

infrastructure enhancement, construction of facilities, upgrades of utilities, site 

preparation work, and other associated work to facilitate development in the area;  

2. Infrastructure, Access – any necessary and eligible costs related to infrastructure 

enhancement for surrounding areas, construction of public facilities, upgrades or new 

improvements to public and private utilities and other associated utility work to facilitate 

redevelopment, private and public investment and transportation access and connectivity 

for the area;  

3. Demolition and Asbestos Remediation – any necessary and eligible costs related to the 

demolition and removal of existing dilapidated structures; 

4. VURA Administration – An administrative cost may be allocated to the VURA for 

ongoing operational needs;  

5. VURA Contingency costs – additional cost calculated for work related to other 

administrative or construction related costs associated with the project;  

 

The VURA agrees to reimburse funding, or may choose to use tax increment generated by the 

TIF District, for the following purposes: landscaping improvements along right-of-way, grading 

of site, construction of access road for ingress/egress, road improvements for redevelopment, 

alley streets construction and improvements, 

street improvements such as curb, gutter, 

sidewalk, water improvements, sewer waste 

improvements, storm drainage and detention/ 

retention improvements, natural gas supplies, 

power supply and reliability improvements, 

construct curb and gutter, sidewalk and 

landscaping improvements, streetscape 

improvements, bicycle trails, pedestrian paths, 

street lights, and construct/enhance landscaped 

medians.  

 

The VURA may choose to use tax increment generated by the TIF District to acquire, demolish 

and remove all real property where necessary to eliminate unhealthful, insanitary or unsafe 

conditions, eliminate obsolete or other uses detrimental to the public welfare; remove or prevent 

the spread of blight or deterioration; provide land for needed public facilities; and/or to install, 

construct, or reconstruct streets, utilities, parks, playgrounds, off-street parking facilities, public 

facilities or buildings and other improvements within the Area boundary.  
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ESTIMATED PROJECT COSTS 
 

Based on the above project descriptions, the projects listed below represent the identified top-

priority improvements needed to initiate the fulfillment of the goals and objectives of this Plan.  

The top-priority projects do not represent all needs 

but serve here to provide a budget for 

consideration and comparison to potential URA 

revenue. The projects are intended to be funded 

(all or in part) by utilizing tax increment financing 

funds as they become available from new value in 

the respective TIF District as defined in this Plan. 

It is the intent of the URA to close this District no 

later than 2035. Table 3 below provides a 

description of estimated top-priority project costs. 

 

 

 

 

TABLE 3 – Estimated Project Costs (Top-Priority)* 

Projects Costs 

Installation of new 8” waterline along Beryl Avenue and 

Dogwood Street 
$190,000 

Installation of new 12” waterline connecting North Well 

with Pioneer Park 1,000,000 gallon tank 
$300,000 

Upgrade sewer Lift Station #2 $200,000 

Sidewalk improvements $100,000 

  

Subtotal Construction Costs $790,000 

  

Contingency (10%) $79,000 

  

FINAL PROJECTS COST TOTAL  $869,000 

*These estimated project costs were based on information from the City Engineer, 

historical costs for various improvements, and an allowance for improvements.  
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ECONOMIC FEASIBILITY STUDY 
 

Calculating revenue from TIF is based on the increment property value (difference between the 

initial or “base” property value and current property valuations) within the TIF District (Figure 3 

and Table 2) and the current levy rates (Table 4). 

 

Table 4 contains the current (2015) tax levy rates for Teton County, as they affect the City of 

Victor, as obtained from the County Treasurer. These levy rates are used herein when calculating 

potential TIF revenue.   

TABLE 4 – Teton County Tax Levy Rates 

Taxing Jurisdictions 2015 Property Tax 

Levy Rate 

Teton County 0.002685983 

City of Victor 0.003071082 

School District 0.001139277 

Ambulance District 0.000400000 

Cemetery District 0.000164416 

Mosquito Abatement 0.000200000 

Fire District 0.001592143 

Teton County Road 0.000279472 

Library 0.000172808 

Total Levy 0.009705181 

 

When calculating the Present Tax Revenue, levy rates were reduced by 10% to provide a 

conservative (contingency) approach to the revenue projection. Table 5, Tax Valuation: Existing 

Tax Revenue, indicates that the Present Tax Revenue, based on the Downtown TIF District 

valuation of $8,624,115 (Table 2) and the 10% levy reduction, is approximately $75,328.74/year 

for the District area. The 10% levy rate reduction will be applied to all revenue projections 

shown in this Plan.   

 

TABLE 5 – Tax Valuation: Existing Tax Revenue   

Taxing 

Jurisdictions 

2015 Tax Levy 

Rate 

10% Levy 

Reduction 

Present Base 

District Valuation 

Present Tax 

Revenue 

Teton County 0.002685983 0.002417385 $8,624,115 $20,847.80 

City of Victor 0.003071082 0.002763974 $8,624,115 23,836.83 

School District 0.001139277 0.001025349 $8,624,115 8,842.73 

Ambulance District 0.000400000 0.000360000 $8,624,115 3,104.68 

Cemetery District 0.000164416 0.000147974 $8,624,115 1,276.15 

Mosquito 

Abatement 
0.000200000 0.000180000 $8,624,115 1,552.34 

Fire District 0.001592143 0.001432929 $8,624,115 12,357.74 

Teton County Road 0.000279472 0.000251525 $8,624,115 2,169.18 

Library 0.000172808 0.000155527 $8,624,115 1,341.28 

Total 0.009705181 0.008734663 $8,624,115 $75,328.74 
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For a TIF district to be a viable financial resource, the property values within the TIF district 

must increase. The “incremental value” is where the revenue is generated.  Generally there are 

two ways in which property values increase: 

 

 Appreciation (or depreciation) based on the local, state, and national economy; 

 Investment – new improvements, beautification, enhancements, infrastructure, etc. As 

new construction occurs and improvements are made, property values typically increase. 

 

The City of Victor presently is unaware and uncertain as to the types or timing of future 

investments within the VURA Area. Therefore, for purposes of this Plan, several “what if” 

financial scenarios will be shown and summarized. The scenarios are hypothetical and simply 

illustrate examples to provide an idea of the revenue that can be generated if certain events 

transpire within the Area. What if… 

 

1. a $100,000 investment occurred every year for 20-years? 

2. a $500,000 investment occurred every five years for 20-years? 

3. a one-time $1,000,000 investment occurred at the very beginning? 

 

All three investment scenarios will incorporate 2% property appreciation, no economic effect, 

and 3% property depreciation. Nine revenue projection scenarios are summarized in Table 7. 

 

Table 6, Tax Valuation: Estimated Future Tax Revenue, represents one of the “what if” financial 

revenue scenarios.  With an initial investment of $1,000,000 in taxable value, a net increase of 

$8,734.66/year, or $174,693.26 over 20-years, of tax revenue is possible. A 10% reduction in the 

existing levy rate was applied for contingency purposes as mentioned earlier. No property 

appreciation or depreciation was used in this scenario.  
 
This $1,000,000 investment scenario is being used as an example in this economic feasibility 

study to show how tax increment financing works and to indicate potential tax revenue based on 

a known investment. 

 

TABLE 6 – Tax Valuation: Estimated Future Tax Revenue based on $1,000,000 Investment 

Taxing 

Jurisdictions 

Estimated 

Future Property 

Valuation 

Net Property 

Valuation 

Increase 

Estimated 

Increased 

Tax Revenue 

Net Increase 

Yearly Tax 

Revenue 

20-year TIF 

Tax Revenue 

Teton County $9,624,115 $1,000,000 $23,265.19 $2,417.38 $48,347.69 
City of Victor $9,624,115 $1,000,000 26,600.80 2,763.97 55,279.48 
School District $9,624,115 $1,000,000 9,868.08 1,025.35 20,506.99 
Ambulance District $9,624,115 $1,000,000 3,464.68 360.00 7,200.00 
Cemetery District $9,624,115 $1,000,000 1,424.12 147.97 2,959.49 
Mosquito 

Abatement 
$9,624,115 $1,000,000 1,732.34 180.00 3,600.00 

Fire District $9,624,115 $1,000,000 13,790.67 1,432.93 28,658.57 
Teton County Road $9,624,115 $1,000,000 2,420.70 251.52 5,030.50 
Library $9,624,115 $1,000,000 1,496.81 155.53 3,110.54 

Total $9,624,115 $1,000,000 $84,063.40 $8,734.66 $174,693.26 
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A summary of the nine financial scenarios follows. A 10% reduction in the existing levy rate was 

applied for contingency purposes. Appreciation and depreciation were applied as indicated.  

Table 7 calculation spreadsheets for each scenario are found in the Appendix. 

 

TABLE 7 – Financial Scenarios: 20-Year TIF Revenue Projections 

Investment 2% Appreciation 0% growth 3% Depreciation 

$100,000 $212,656.92 $183,427.92 $152,837.69 

$500,000 $275,909.72 $235,835.90 $192,698.11 

$1,000,000 $212,229.33 $174,693.26 $132,826.75 

 

Although the net 20-year TIF revenue shows $174,693.26 (Table 6), the following Table 8 takes 

into account the Idaho tax structure which usually means approximately two years to realize 

increment.  Consequently, increment realized in year 20 is received in year 22.  As a 

conservative approach, this economic analysis does not indicate increment obtained after year 

20, thus a lower “Net Revenue to URA” of $157,223.93.   

 

At certain times during the life of the TIF, the VURA will have a better understanding of 

increment income and may project the final increment income based on actual data. Table 8 does 

not include reimbursement to VURA for administrative costs as provided by Idaho Code, which 

would be an additional expense to projects but would lessen the burden of service delivery for 

the entities associated with the urban renewal area. 

 

Table 8 provides a scenario if only TIF funds were used to pay for the projects identified in 

Table 3 (other potential revenue sources are not shown).  Table 8 begins with a project expense 

of $869,000 in year one. Projected revenue from the proposed Downtown TIF District is shown 

and subtracted from the debt. As is evident, the projected revenue is significantly below the 

value needed to fund all the listed improvement projects. The VURA would be nearly $712,000 

in debt after year 20.   

 

Table 8, Revenue vs. Expense, for each revenue scenario is found in the Appendix. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



  City of Victor 
  Urban Renewal Agency 2015 Plan 
    

17 | P a g e  
 

TABLE 8 – Revenue vs. Project Expense - $1,000,000 Scenario Example 

 

 

From Tables 7 and 8 it is obvious that the revenue scenarios used would not be sufficient to pay 

for all the listed improvement projects (Table 3).  Events that must occur or other options 

include: 

 

 Property appreciation needs to be significantly higher than 2%; 

 Leverage available increment in consideration of additional funding from other 

government sources or private investments; 

 Generate more revenue from larger investments, i.e. larger tax increment; 

 Not construct all projects listed. 

 

An important component of this Plan that must be emphasized is that all revenue is based on the 

actual funding received from the District. If tax increment financing values described in this 

Urban Renewal Plan are reduced or increased either by State of Idaho law modifications or 

determined future property values, the revenue amounts will be reduced or increased 

accordingly. Revenue amounts are affected if taxable values change in any way, for any reason.   

 

The following section provides a last “what if” financial scenario that would be sufficient to 

construct all the top priority projects listed in Table 3. 
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METHOD OF FINANCING PROJECT COSTS 
 
As a result of the law enacted in 1988 to provide, among other things, for financing urban 
renewal projects with tax increment funds, urban renewal agencies were granted the following 
powers: 
 

a. To apply incremental tax revenues allocated to the agency for the payment of the project 
cost of any urban renewal project located in a revenue allocation area; 

b. To borrow money, incur indebtedness, and issue one or more series of bonds secured by 
incremental tax revenues, to finance or refinance, in whole or in part, urban renewal 
projects, and; 

c. To pledge the incremental tax revenue to the payment of the principal of and interest on 
moneys borrowed, indebtedness incurred, or bonds issued. 

 
The projects listed in Table 3 may be paid for by the following sources, or combination thereof: 
 

a. Tax Increment Financing (TIF). Apply incremental tax revenues allocated to the agency 
for the payment of the project cost; 

b. Grants. The primary grant source may be the Idaho Department of Commerce 
Community Development Block Grant (CDBG). Up to $500,000 can be applied for; 
applications for downtown revitalization projects are due annually in November.  There 
may be other grants available for economic development and job creation purposes that 
could be researched and applied for.  

c. Private Developer. There may occasion for a private developer to make improvements 
to the water and/or sewer system and seek reimbursement over time from either the TIF 
funds or other benefitted properties through a “latecomers” agreement, or both.   

 
There are many financial scenarios that could be conceived. The following Table 9 shows an 

initial taxable investment of $5,000,000 that would make possible the construction of all listed 

improvements. The purpose of this exercise is to illustrate the magnitude of tax increment 

necessary to make the infrastructure improvements found in Table 3 ($869,000).  The VURA in 

this case would essentially break even. 

 

TABLE 9 – Tax Valuation: Estimated Future Tax Revenue based on $5,000,000 Investment 

Taxing 

Jurisdictions 

Estimated 

Future Property 

Valuation 

Net Property 

Valuation 

Increase 

Estimated 

Increased 

Tax Revenue 

Net Increase 

Yearly Tax 

Revenue 

20-year TIF 

Revenue 

Teton County $13,624,115 $5,000,000 $33,757.51 $12,086.92 $241,738.47 
City of Victor $13,624,115 $5,000,000 38,597.48 13,819.87 276,397.38 
School District $13,624,115 $5,000,000 14,318.48 5,126.75 102,534.93 
Ambulance District $13,624,115 $5,000,000 5,027.22 1,800.00 36,000.00 
Cemetery District $13,624,115 $5,000,000 2,066.39 739.87 14,797.44 
Mosquito Abatement $13,624,115 $5,000,000 2,513.61 900.00 18,000.00 
Fire District $13,624,115 $5,000,000 20,010.12 7,164.64 143,292.87 
Teton County Road $13,624,115 $5,000,000 3,512.42 1,257.62 25,152.48 
Library $13,624,115 $5,000,000 2,171.86 777.64 15.552.72 

Total $13,624,115 $5,000,000 $121,975.10 $43,673.31 $873,466.29 
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FISCAL IMPACT STATEMENT 
 
Without this VURA Area and District, Victor Downtown, Main Street, and other areas 

throughout the Area will continue to deteriorate with little to no new private investment in the 

private properties. New water/sewer lines are needed as current lines are deteriorating and such 

infrastructure is critical for new development or existing property owners to invest for new 

tenants. Open space and parking improvements are just as critical as infrastructure improvements 

as they provide both new parking and places for workers and residents to gather for social 

activities.   

 

TERMINATION DATE 
 

The plan shall be in effect and enforceable for a period of time necessary to refund all qualified 

and designated improvements and all debt obligations the VURA may incur in connection with 

such improvements for a period not to exceed 20 years. This term may be amended as allowed 

by Idaho law. 

 

 

DISPOSITION OF ASSETS UPON THE TERMINATION DATE 
 

The Agency expects to divest itself of all properties and assets by the termination date and to 

complete a divestiture plan by 2035. 
 

 

SEVERABILITY  
 

If any part of the Plan is declared contrary to Idaho Code, and any provision or application of 
such provision to any person or circumstance is declared invalid for any reason, such declaration 
shall not affect the validity of any remaining provisions of the Plan. 
 

 

CONCLUSIONS  
 

This Victor Urban Renewal Plan is designed to ameliorate deteriorating conditions which are 

causing economic under-development of the Area and substantially impairing the sound and 

continued growth of Victor. Completion of the top-priority projects, and other identified projects, 

will enable new commercial retail and residential development to occur and enable the renewal 

and economic development of deteriorating areas within the City. Private investments will only 

take place if the identified public infrastructure deficiencies are corrected. Without the 

improvements, future private investments will likely not take place in the area.  

 

Although the TIF District is a great step forward, the City must leverage the TIF revenue with 
grants and other funding/financing options in order to construct the projects identified and create 
a culture for economic growth. Since an initial $5,000,000 investment is not likely, the URA 
must be creative and aggressive in leveraging what funds are generated with the TIF.  The 
following are financial ideas that have been implemented in other cities: 
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Financial Resources 

 

A. Grants 

Funding for the above projects can come through a variety of local, state, Federal, and private 

resources. Primarily, funding is achieved through competitive grant applications. The 

VURA/City should pursue grant funding as time and resources allow. Some of the more 

applicable known funding sources include: 

 

i. Idaho Community Development Block Grant (ICDBG) – These funds can be used to help 

make substandard infrastructure and beautification improvements. The grant maxes out at 

$500,000. Applications for downtown revitalization projects are due to the Idaho 

Department of Commerce annually in November, the Friday before Thanksgiving. 

 

ii. Local Highway Technical Assistance Council (LHTAC) – There are both federal-aid and 

state funds available to the City for improvements to their roadway system.  Up to 

$100,000 construction grants are also available for various roadway improvements and as 

match towards some other grants.  Up to $35,000 is also available for street signage. 

 

iii. Private Resources – There are a number of private organizations that can be utilized to 

help the City and community organizations make improvements. Possible sources could 

include the Idaho Heritage Trust, Paul G. Allen Family Foundation, M.J. Murdock 

Charitable Trust, and several others.   

 

B. Small Business Resources 

There are other avenues and resources available to help the City and their local businesses. For 

example, USDA Rural Development offer grant programs as follows: 

 

i. Rural Business Development Grants (RBDG):  RBDG is a competitive grant designed to 

support targeted technical assistance, training and other activities leading to the 

development or expansion of small and emerging private businesses in rural areas that 

have fewer than 50 employees and less than $1 million in gross revenues. Programmatic 

activities are separated into enterprise or opportunity type grant activities. Enterprise type 

grant funds must be used on projects to benefit small and emerging businesses in rural 

areas as specified in the grant application.  Uses may include: 

 

 Training and technical assistance, such as project planning, business 

counseling/training, market research, feasibility studies, professional/technical 

reports, or product/service improvements 

 Acquisition or development of land, easements, or rights of way; construction, 

conversion, renovation, of buildings, plants, machinery, equipment, access streets 

and roads, parking areas, utilities 

 Capitalization of revolving loan funds including funds that will make loans for 

start-ups and working capital 

 Distance adult learning for job training and advancement 

 Rural transportation improvement 

 Community economic development 
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 Technology-based economic development 

 Feasibility studies and business plans; Long-term business strategic planning 

 Leadership and entrepreneur training 

 Rural business incubators 

 

ii. Rural Business Enterprise Grant (RBEG):  RBEG’s purpose to support the development 

of small and emerging private business enterprises in rural areas. Use of the grant funds 

include: 

 

 Technical assistance for private business enterprises. 

 Feasibility studies, technical consultation, and analysis. 

 Financial assistance to third parties through a loan (revolving loan fund) for start-up 

operating cost and working capital. 

 Training, when necessary, in connection with technical assistance. 

 Equipment to be leased by small and emerging small business.  

 

iii. Rural Business Opportunity Grants (RBOG):  The RBOG program promotes sustainable 

economic development in rural communities with exceptional needs through provision of 

training and technical assistance for business development, entrepreneurs, and economic 

development officials and to assist with economic development planning. 

 

iv. Community Facilities: To fund the development of essential community facilities for 

public use in rural areas and may include hospitals, fire protection, safety, as well as 

many other community-based initiatives 

 

v.  Rural Community Development Initiative: provides technical assistance and training 

funds to qualified intermediary organizations to develop their capacity to undertake 

housing, community facilities, and community and economic development projects in 

rural areas. 

 

 

RECOMMENDATION 
 

The Urban Renewal Agency of the City of Victor believes this Plan, and the projects identified 

herein, meets both the intent and the spirit of the Local Economic Development Act. 

Implementation of the Plan will provide the capacity necessary to foster sound growth of the 

municipality, increase the tax base and tax revenues, encourage economic stability of the 

community, increase job creation, and improve the health, safety, and welfare of the community.  

Therefore, the Urban Renewal Agency of the City of Victor recommends to the Victor City 

Council the adoption of this Urban Renewal Plan. The effect of said adoption will cause the 

increased property taxes to be allocated to the Urban Renewal Agency of the City of Victor for 

the purposes of making the necessary public improvements and correct existing deficiencies as 

previously detailed. 
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