BRIARWOOD REDEVELOPMENT PROJECT AREA PLAN
FINAL PROJECT AREA PLAN

August 20, 2003

Redevelopment Agency of the City
of West Jordan, Utah

Briarwood Redevelopment Project Area
(Approved September 30, 2003)



TABLE OF CONTENTS
ReCHalS . . oottt e
Section 1 - DefInitioNS. . <o vt ettt ettt e
Section 2 - Description of the Redevelopment Project Area...................o.oo0.

Section 3 - Map of Project Area. .........vvivenneiiii s

Section 4- Certain Project Area Characteristics and How They Will Be Affected By the
RedevelOpment . . .. .. ..ottt

A. General Statement of Land Uses In The Project Area. . ....................
B. Layout of Principal Streets In The Project Area. .....................ovoi
C. Population Densities In The Project Area............. ...t
C. Building Intensities In The Project Area. . .......... ... iy,
Section 5- Statement of Standards that Will Guide the Redevelopment .. ..............
A. Statement of Development Objectives. . .......... e
B. General Design Objectives .. ...
C. Specific Design Objectivesand Controls . . ...
D. Techniques to Achieve the Redevelopment Plan Objectives. ... ..............
E. Property Acquisition, Disposition, Relocation and Development .............
Section 6 - How the Purposes of State Law Would Be Attained By The Redevelopment . ..

Section 7 - How the Plan Is Consistent, and the Subject Redevelopment Plan
Conforms, With The Community General Plan .. ................

A. Zoning Ordinances . . ... ... ouuutti
B. Building Codes. . . ... ..ot

C. Planning Commission Review and Report. . ............. ..ot



Section 8 - Description of How The Redevelopment Will Reduce or Eliminate Blight . . . . ...

Section 9 - Description of The Specific Project or Projects That Are The Object of The
Proposed Redevelopment . . ........ .. ... oo

Section 10 - Ways In Which Private Developers, If Any, Will Be Selected To Undertake
The Redevelopment. . . ......oniin i e

A. Selection of Private Developers. .. ....... ..o

B. Identification of Developers who are Currently Involved In the Proposed
Redevelopment . . ...ttt

Section 11 - Redevelopment Plan Restrictions. . .......... .. oo
A. 100 Acre LimItation. . .. ..ot vttt i
B. Incremental Value Limitations. . . .......oover it
C. Plan LImitations . . .. oot vttt et e e e e

Section 12 - The Reasons for the Selection of the Project Area . ....................

Section 13 - The Description of the Physical, Social and Economic Conditions Existing
INthe Area . . i ittt it it it i i e

A. Physical Conditions . .. ... ... ..
B. Social Conditions . . ... ...t
C. Economic Conditions . . .. .....oouii i

Section 14 - Analysis Regarding the Redevelopment Project Area and the Proposed
Method of FInancing . . . ... ..o ot

A. The Project Area Budget . . ......oo ittt

B. A Description of Any Tax Incentives Offered To Private Entities for Facilities
Located inthe Project Area .. ...... ... ..o

C. Analysis of Whether the Adoption of the Plan Is Necessary and Appropriate to
Reduce or Eliminate Blight . . . ........... o i

D. Evaluation of the Reasonableness of the Costs of Redevelopment . ...........

E. Efforts The Agency Has Made or Will Make To Maximize Private Investment



F. Rationale For Use of Tax Increment Financing, Including Analysis of Whether
The Proposed Development Might Occur In The Foreseeable Future Solely
Through Private Investment . . .. ........ ..o

G. Estimate of The Total Amount of Tax Increment That Will Be Expended in
Undertaking Redevelopment And The Length of Time For Which it Will Be
Expended . .. ...t e s

H. Description of Anticipated Public Benefit to Be Derived From The
Redevelopment . . . ... .. vure et e

Section 15 - Owner Participation . . ... ...
Section 16 -Relocatibn GUIdElNeS . .ot
Section 17 - National Register of Historic Places or State Register ... ..............
Section 18 - Exhibit “C” DOCUMENtS . . . oo v v v ottt P
Section 19 - Other Redevelopment Plan Objectives and Provisions . .................

A. Continued Use of Existing Buildings. .. .......... FAP

B. Retail Sales . ... e
Section 20 -Tax Increment and Other Provisions in this Redevelopment Plan. e,

A. General Tax Increment Provisions .............cooviiiiiiienonan.,

B. Twenty Percent (20%) of the Tax Increment Received By the Agency
Pursuant to the Project Area Budget Shall Be Used for Housing . . ..........

C. Housing Plan . .. ... i
D. Other Provisions Requiredby Law .................... ... ... .. ......
Section 21 -Taxing Entity Committee ... ...

Section 22 -Provisions for Amending This RedevelopmentPlan...................




RECITALS

1. Pursuant to the provisions of Section 17B-4-401 of the Utah Redevelopment Agencies
Act (the “Act”), the governing body of the Agency designated a redevelopment survey area by a
resolution containing a description or map of the boundaries of the redevelopment survey area,
which resolution contained a statement that the survey area requires study to determine: (a)
whether one or more redevelopment projects within the survey area are feasible; and (b) whether
blight exists within the survey area; and

2. Pursuant to the provisions of Section 402(1)(h)(iii) of the Act, the Agency has selected
by resolution one or more redevelopment project areas comprising all or part of the
redevelopment survey area; and

3. Pursuant to the provisions of Section 17B-2-402(2) of the Act, the City has a planning
commission and has adopted a general plan as required by law; and

4. Pursuant to Sections 17B-4-601 and 602 of the Act, the Agency has caused a blight
study to be conducted within the survey area, and the blight study was completed within one year
after adoption of the survey area resolution; and

5. Pursuant to the provisions of Sections 17B-4-601 and 603 and Section 17B-402(h)(ii) of
the Act, the Agency has conducted one or more public hearings for the purpose of: (a) permitting
all evidence of the existence or nonexistence of blight within the proposed redevelopment project
area to be presented; (b) permitting each record owner of property located within the proposed
redevelopment project area or the record owner’s representative the opportunity to: (i) examine
and cross examine witnesses providing evidence of the existence or nonexistence of blight; and
(ii) present evidence and testimony, including expert testimony, concerning the existence or
nonexistence of blight; (c) informing the public about the area being considered for a
redevelopment project area; and (d) allowing public input into Agency deliberations on
proposing the redevelopment project area; and

6. Pursuant to the provisions of Section 17B-4-601 of the Act and prior to adopting the
Plan, after the blight hearing had been held, the Agency by resolution made a finding of the

existence of blight in the proposed redevelopment project area; and

7. Pursuant to the provisions of Section 17B-4-1004 of the Act, this Redevelopment Plan
has been adopted after June 30, 1993.

Section 1 Definitions
As used in this Redevelopment Plan:

A. The term "Act" shall mean and include the Utah Neighborhood Development Act to the
extent applicable, and the Redevelopment Agencies Act as found in Title 17B, Part 4, Utah



Code Annotated 1953, as amended, or such other amendments as shall from time to time
be enacted or any successor law or act.

The term "Agency" shall mean the Redevelopment Agency of the City of West Jordan,
Utah as designated by the City to act as a redevelopment agency.

The term "base taxable value" shall mean the taxable value of the property within the
Project Area from which tax increment is to be collected, as shown upon the assessment
roll last equalized before the date of the taxing entity committee’s approval of the first
Project Area Budget.

The term "blight" or "blighted" shall mean the condition of an area that meets the
requirements of Subsection 17B-4-604(1) as follows:

(1) contains buildings or improvements used or intended to be used for residential,
commercial, industrial, or other urban purposes, or any combination of those uses;
(2) contains buildings or improvements on at least 50% of the number of parcels of
private real property whose acreage is at least 50% of the acreage of the private real
property within the proposed redevelopment project area; and

(3) is unfit or unsafe to occupy or may be conducive to ill health, transmission of
disease, infant mortality, juvenile delinquency, or crime because of any three or more
of the following factors:

(i) defective character of physical construction;

(ii) high density of population or overcrowding;

(iii) inadequate ventilation, light, or spacing between buildings;

(iv) mixed character and shifting of uses, resulting in obsolescence, deterioration, or
dilapidation;

(v) economic deterioration or continued disuse;

(vi) lots of irregular shape or inadequate size for proper usefulness and
development, or laying out of lots in disregard of the contours and other physical
characteristics of the ground and surrounding conditions;

(vii) inadequate sanitation or public facilities which may include streets, open
spaces, and utilities;

(viii) areas that are subject to being submerged by water; and

(ix) existence of any hazardous or solid waste, defined as any substance defined,
regulated, or listed as a hazardous substance, hazardous material, hazardous waste,
toxic waste, pollutant, contaminant, or toxic substance, or identified as hazardous to
human health or the environment under state or federal law or regulation.

The term "City" shall mean the City of West Jordan, Utah.
The term "community" shall mean the community of the City of West Jordan, Utah.
The term "Olene Walker Housing Loan Fund Board" shall mean the Olene Walker

Housing Loan Fund Board, established under Title 9, Chapter 4, Part 7, Olene Walker
Housing Loan Fund.



The term "owner participation” shall mean the owner participation provided for in the
owner participation guidelines adopted by the Agency as required by the Act.

The term "planning commission” shall mean the planning commission of the City
established pursuant to law or charter.

The term "Project Area” or "Redevelopment Project Area" shall mean the geographic
area described in this Project Area Plan where the redevelopment, economic development
or education housing development set forth in this Project Area Plan takes place or is
proposed to take place.

The term "Project Area Budget" shall mean a multiyear projection of annual or
cumulative revenues and expenses and other fiscal matters pertaining to a redevelopment,
economic development or education housing development project area that includes:

(1) the base taxable value of the property in the project area,

(2) the projected tax increment expected to be generated within the project area,
(3) the amount of tax increment expected to be shared with other taxing entities;
(4) the amount of tax increment expected to be used to implement the project area
plan, including the estimated amount of tax increment to be used for land
acquisitions, public improvements, infrastructure improvements and loans, grants or
other incentives to private and public entities;

(5) the tax increment expected to be used to cover the cost of administering the
project area plan;

(6) if the area from which tax increment is to be collected is less than the entire
project area, a legal description of the portion of the project area from which tax
increment will be collected; and

(7) for property that the agency owns and expects to sell, the expected total cost of
the property to the agency and the expected selling price.

The term "redevelopment” shall mean, as defined in Section 17B-4-12(24) of the Act, the
development activities under a project area plan within a redevelopment project area,
including:

(a) planning, design, development, demolition, clearance, construction,
rehabilitation, or any combination of these, of part or all of a project area;

(b) the provision of residential, commercial, industrial, public, or other structures or
spaces, including recreational and other facilities incidental or appurtenant to them;
(¢) altering, improving, modernizing, demolishing, reconstructing, or rehabilitating,
or any combination of these, existing structures in a project area;

(d) providing open space, including streets and other public grounds and space
around buildings;

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



(f) providing improvements of public or private recreation areas and other public
grounds.

M. The term "Redevelopment Plan" or “Plan” shall mean this Redevelopment Plan
developed by the Agency and adopted by ordinance of the governing body of the City to
guide and control the redevelopment activities within the Project Area.

N. The terms "tax,” “taxes,” “property tax” or “property taxes" include privilege tax and
each levy on an ad valorem basis on tangible or intangible personal or real property.

0. The term "taxing entity" shall mean a public entity that levies a tax on property within the
Project Area or proposed Project Area.

P.  The term "tax increment" shall mean the difference between the amount of property tax
revenues generated each tax year by all taxing entities from the area within the Project
Area designated in this Plan as the area from which tax increment is to be collected, using
the current assessed value of the property and the amount of property tax revenues that
would be generated from that same area using the base taxable value of the property. Tax
increment does not include taxes levied and collected under Section 59-2-906.1 on or after
January 1, 1994.

Section 2 Description of the Redevelopment Project Area

The Briarwood Redevelopment Project Area, referred to as the Redevelopment Project Area
or Project Area, is enclosed within the following boundaries:

Beginning at the intersection of Redwood Road and 7800 South, said point being the North
Quarter Corner of Section 34, Township 2 South, Range 1 West, Salt Lake Base and Meridian
and running thence; South 00°11°28” West 1414.14 feet along the centerline Redwood Road
(1700 West) to the southeast corner of West Jordan City Hall; thence North 89°47°46” West
712.52 feet along the south boundary of West Jordan City Hall to the centerline of 1825 West
Street; thence South 01°13°18” West 706.69 feet along the centerline of said street to the north
right of way of the D. & R. G. Railway; thence North 68° 24°25” East 135.97 feet along said
right of way; thence South 00°24°04” East 501.48 to the centerline of Bingham Street (8200
South) more commonly known as Sugar Factory Road, said point also being next to the southeast
corner of the Sugar Creek Condominium Subdivision; thence South 89°30°22” East 595.90 feet
along Bingham Street (Sugar Factory Road) to the centerline of Redwood Road; thence North
00°11°29” East 138.76 feet along center line of said Redwood Road; thence East 197.43 feet
along the north boundary of parcel number 21-34-253-003, said parcel owned by Michael M.
Carlson; thence South 191.06 feet along said parcel to the intersection of Bingham Street (8200
South), thence South 89°56°50” East 1126.25 feet along the center line of Bingham Street (8200
South), said street being the south boundary of Brookside Mobile Home Park Ltd to the
southeast corner of said Brookside Mobile Home Park Ltd; thence North 00°18°15” East
1261.35 feet along the east boundary of said property to parcel number 21-34-226-021, said
property belonging to BMC West Corporation, said point also being on the north right of way of
D. & R. G. Railway; thence North 70°21°47” East 23.79 feet along south border of said property;



thence North 01°34°03” West 74.95 feet; thence North 89°14°26” West 245.13 feet to the south
west corner of said property belonging to BMC West Corporation; thence North 00°18°52” East
736.68 to the northwest corner of parcel number 21-34-201-031 owned by McDermott
Enterprises Ltd.; thence South 89°41°44” East 221.92 feet to the southeast corner of parcel
number 21-34-201-027, said property belonging to Mercury Investments; thence North
00°01°07” West 580.29 feet to the centerline of 7800 South Street; thence South 89°54°37”
West along the centerline of 7800 South Street 206.05 feet to the intersection of 1500 West
Street; thence North 00°20°14” East 373.73 feet along 1500 West Street to a point just east of the
south east corner of Lot 1A of the George Adondakis AMD Subdivision; thence South
89°58°18” West 810.98 feet along the south border of Sunrise Peak Subdivision to parcel
number 21-27-453-008, said parcel belongs to Steven J. and Charlene C. Burton; thence South
02°18°44” West 29.07 feet to the southeast corner of said parcel; thence North 89°46°45” West
132.83 feet along the south border of said parcel to the southwest corner; thence North 00°
04°08” East 174.78 feet along the west border of said parcel to the center line of 7700 South
Street; thence North 89°13°50” West 172.81 feet to center line of Redwood Road (1700 West);
thence South 00°11°28” West 513.40 along the center line of Redwood Road to the intersection
of Redwood Road and 7800 South Street, said point being the point of beginning.

Said description contains 104.988 acres more or less.

Section 3 Map of the Project Area

A map of the Project Area is attached hereto and incorporated herein as Exhibit "A".

Section 4 Certain Project Area Characteristics and How They Will Be Affected By the

Redevelopment

A. General Statement of Land Uses in the Project Area

The permitted land uses within the Redevelopment Project Area shall be those uses
permitted by the officially adopted zoning ordinances of the City, as those ordinances may be
amended from time to time, subject to limitations imposed by “overlay” restrictions and the
controls and guidelines of this Redevelopment Plan. A Land Use Map showing the current
permitted uses is included in this Redevelopment Plan as Exhibit "B" and is made a part of this
Plan.

The existing uses of the Project Area are commercial, industrial, office and residential.

Tt is expected that the currently permitted land uses in the Project Area will not be
directly changed for purposes of effecting the redevelopment of the Project Area. However, the
City may or may not determine to propose zoning ordinance amendments in order to aid in or
promote redevelopment or for other reasons, including the creation of a central business district
and/or transit oriented development district or overlay zone.

It is expected that the current uses for the Project Area will not be directly affected by
redevelopment of the Project Area. However, it is anticipated that through redevelopment of the
Project Area, some existing structures may be demolished or renovated, new buildings will be
constructed and new uses will occur in some of the existing or new buildings. However, the



permitted uses will likely remain the same, or new uses including multi-story and mixed uses,
will be compatible with the City master plan and goals and objectives of the Project Area

B. Layout of Principal Streets in the Project Area

The layout of the principal streets in the Redevelopment Project Area is shown on the
Project Area map attached as Exhibit "A" and incorporated herein. It is not expected that
redevelopment of the Project Area will affect all existing principal streets. New streets,
including 1530 West and 8100 South, that may be transitional urban streets, may also be
constructed.

C. Population Densities in the Project Area

There are no unusual population densities found within the boundaries of the
Redevelopment Project Area. It is not expected that population densities will be affected by
redevelopment of the Project Area except as follows:

1. Residential Population:

(A) Since the City’s master plan provides that the Project Area should be developed for
commercial uses, the majority of the Project Area will be developed for commercial and
office use. However, it is anticipated that high density owner occupied and/or for rent
housing will be developed and that no new single family residential uses are
contemplated in the Redevelopment Project Area or are likely to occur in the Project
Area.

(B) The Redevelopment Project Area is in transition from an industrial, single family

residential and underutilized commercial use area to an active commercial, office, high
density residential and mixed use, central business district and transit oriented use area.
This change will maintain the daytime population, and may increase full-time residents.

2. Daytime Business Population

Due to economic and blight factors, daytime population and employment opportunities
have decreased in the Project Area. It is planned that additional new employment centers and
buildings will be developed and built within the Project Area and that new job opportunities will
be created. The goal is to more than triple the current number of employees in the Project Area.
Principal employment centers will be the Briarwood retail and office center, the City and State
courts buildings and the new office buildings constructed on Redwood Road and 7800 South.

D. Building Intensities in the Project Area

The building intensities within the boundaries of the Redevelopment Project Area were
analyzed along with the condition of each structure as described in the blight survey. No unusual
evidence of building intensities was found in the Redevelopment Project Area. It is expected
that the building intensities within the Project Area will be affected by redevelopment as follows:



1. Some older existing structures, including some residential structures and
residential structures that have been converted into other uses, will be demolished
and replaced with new retail and office buildings.

2. Some older industrial buildings may be demolished and replaced with new office,
retail or high-density residential buildings.

3. Some existing retail buildings will be remodeled or renovated or may be
demolished and replaced with new retail or office buildings.

4. Additional owner occupied or for rent high-density housing buildings may be
constructed within the Project Area and may be constructed as part of transit
oriented or mixed use developments.

5. Buildings of up to six stories may be constructed in the Project Area, as approved
by the City’s Planning Commission.

Section 5 Statement of Standards That Will Guide the Redevelopment

A.

Statement of Development Objectives

I. Removal of structurally substandard buildings or improvements to permit the return of
the Redevelopment Project Area land and buildings to economic use and allow for new

construction.

2. Removal of impediments to land disposition and development through assembly of
land into reasonably sized and shaped parcels served by improved public utilities,
infrastructure improvements and new community facilities.

3. Rehabilitation of buildings if sound long-term economic activity can be assured

thereby.
4. The elimination of deficiencies, including: irregular lot subdivision, improper drainage,
weeds and excessive vegetation, overcrowding of the land and underutilized land.

5. Achievement of an environment reflecting a high level of concern for architectural,
landscape and urban design principles, developed through encouragement, guidance,
appropriate controls, and professional assistance to owner participants and developers.

6. Promote and market the Project Area for development or redevelopment that would be
complimentary to existing businesses and industries or would enhance the economic base
of the community through diversification. '

7. Provide utilities, streets, curbs, sidewalks, parking areas, landscaping to give the area a
new look and to attract business activity.

8. Provide for the strengthening of the tax base and economic health of the entire
community and the State of Utah.



