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Local Redevelopment Using TIFs:

· A city, town or county may implement a TIF in an area that is unproductive, undeveloped, underdeveloped or blighted (OK constitution).

· The Local Development Act provides tools to be used in areas where investment, development, and economic growth are difficult but possible if the Act is used.

What is a TIF?
· A TIF allows a city to direct the apportionment of an increment of certain local taxes and fees to finance public project costs in order to stimulate development in the area.

· The increment is the portion of the ad valorem taxes produced by the increased value of the property in the TIF district.

· As measured from the date the TIF is passed, and/or the portion of sales taxes collected each year that are generated by the projects in the TIF district (the formula must be approved by the City Council).

· The TIF district is established by the development and approval of a project plan (must specify the boundaries of the district, the objectives of the project area, the projects to be carried out in furtherance of those objectives and the cost).

Oklahoma examples of TIFs:

· TIF districts have been validated by court proceeding involving:
· The TIF districts in Oklahoma City (for economic development projects at the Oklahoma Health Center and for the Downtown/MAPS project) and,

· The TIF district in Guymon, OK (for the Guymon-Seaboard Economic Development project).

Steps for Considering and Creating a TIF district:

· City Council Initiates Process:
· City Council passes resolution establishing review committee and appoints its representative.
· The Review Committee consist of:
· A representative of City Council, to serve as chairperson;
· A representative of the Planning Commission;
· A representative designated by each taxing jurisdiction within the proposed district whose ad valorem taxes might be impacted according to the plan; and
· Three members representing the public at-large and selected by the other committee members from a list of seven names submitted by the chairperson of the review committee.
Review Committee Consideration:
· Committee elects at-large members
· Committee studies proposed project and makes findings on eligibility of proposed project area and district.

· Committee makes finding on financial impact of proposed district upon affected taxing entities.

· Committee makes a recommendation regarding approval of proposed project and creation of district.

Planning Commission Review:

· Planning Commission determines whether proposed project plan conforms with comprehensive (master) plan for the City.
· Planning Commission makes a recommendation regarding approval of proposed project plan.

City Council Consideration and Approval I:

· City Council must hold two public hearings before adoption of a projectplan – one to provide information and to answer question, and a second to fove interested persons the opportunity to express their views on the proposed plan.

· City Council considers the findings and recommendation fo the Review Committee and the resolution and recommendation of the Planning Commission.

· City Council makes final determination that the proposed district meets the eligibility criteria of the statute, including that the project area is an enterprise area, an historic preservation area, or a reinvestment area.

City Council Consideration and Approval II:

· City Council makes finding that the improvement of the area is likely to enhance the value of other real property in the area and promote the general public interest.

· City Council adopts ordinance approving the project and establishing the increment district.
Business Improvement Districts (BID)
· Purpose:  to levy a special assessment of ad valorem tax on property within an area to raise revenue for improving the district.

Business Improvement District Benefits:

· Enables a city or town:

· To add Capital Improvements by using BID funds to:

· Alter streets

· Install street lighting and landscaping

· Improve bridges and walls, and

· Acquire property in the district

· To improve a district by adding maintenance, sanitation, security, promotions, and special events

· To pay costs for cleaning, shuttle service, marketing and management costs with the assessment in communities of over 1,500.

BID District Creation:

· Citizen Petition Initiation of Process

· Once the petition is filed with the city clerk, interested parties may circulate it among tract owners.  The petition should set forth:

· Proposed improvements will be paid by property owners in the district

· General nature and purposes of the proposed improvements

· Estimated costs of improvements

· Area of the proposed district

· Proposed method of assessment

· Proposed apportionment of cost between city and the district assessment

· The petition must be signed by a majority of the resident owners of record of property liable for assessment under the proposal, or resident owners of record of more than half of the area, or the owners of record of more than half of the area liable under the assessment.

· City Council Initiation of Process
· Upon determination by Council of desirability of an improvement district, Council must:
· Pass a resolution describing district area
· Direct City Engineer to prepare a plan with the assessment plat and description of each tract and parcel
· Specify benefit to each tract
· Estimate costs and method of assessment
Upon receipt of the Resolution, the city or town clerk:

· Establishes Assessment Roll

· Sends notice of the proposed district to all affected property owners:

· Designating time and place of hearings in notice

· Describing location, improvements, estimated costs of assessments and amount of assessment against each tract.
· Notice of the hearing shall be published at least seven days prior to the hearing

· Designates location of copies of proposal 

· Files the Assessment roll

At the first public hearing , the City Council:

· Reviews advisability of the improvement 

· Reviews costs and manner of paying for the improvement

· Reviews assessment amounts against each owner

· Issues a resolution creating the District*

*The hearing may be recessed from time to time for information gathering and amendments to the assessment roll.

City Council May:

· Correct mistakes or irregularities in any proceeding relating to improvements

· Correct any assessment made against any tract.

· Delete any tract protested by the owners, from the BID

· Recess the hearing and continue it from time to time

· Approve the Bid and issue its Ordinance

Protests and Appeals:

· Any person who filed a written protest at the first public hearing may then initiate action in district court.

· If action is not commenced within 30 days from the meeting then any further action is perpetually barred.

· If the owners of 50% or more in area of the tract or parcel within the district or a majority of the owners of record of property in the assessment area protest, in writing, the district shall not be created.
BID Approved:

Once the district is approved, the governing body may proceed with the improvements by force accounting or call for sealed bids.

· The governing body may not be required to accept sealed bids but aontract directly when the projects involve maintenance, cleaning, security, shuttle, upkeep, etc.

After a contract is awarded, the governing body determines the total cost to the city and what portion of it shall be assessed against each tract owner

· Post assessment roll filing, the governing body shall pass a resolution to set the time and place for an assessment hearing.

· Specific objections by tract owners must be filed no later than three days prior to the meeting.

     Pursuant to modifications to the initial assessment roll, the governing body shall pass                                                               an ordinance to levy the assessment.
