Tax Increment Policy

City of Sandstone

PURPOSE

The purpose of this policy is to establish the City’s position on the use of Tax Increment for private developments above and beyond the requirements and limitations set froth by State Law.

The City Council will use these criteria as guidelines when reviewing requests for assistance in addition to Business Subsidy Criteria.   The Council has complete discretion is applying these criteria and will consider what is in the public interest.  The fundamental purpose to encourage desirable development or redevelopment in the City that would not otherwise occur but for the assistance provided with Tax Increment.

TYPES OF DISTRICTS

There are five general types of tax increment financing districts, each having its own qualifications, duration and purpose.  The criteria for each district type is as follows:

1.  Redevelopment Districts:

In determining the amount of subsidy within a Redevelopment District, the Council will consider granting a business subsidy based upon the area that is being improved and the type of improvement.  Major emphasis is a redevelopment of the area and not on the wages or jobs that may result from the redevelopment district.

   Wages – wages will be a minor consideration when determining the amount of subsidy.

   Job Creation – job creation will be a minor consideration when determining the amount 

                          of subsidy. 

   Job Retention – job retention is only a factor where job loss is eminent and 

                            demonstratable.

   Annual Net TIF Revenue Available: the maximum annual net TIF revenue available to 

        a project has a goal of not to exceed 85%.  The maximum amount and percentage of 

        net TIF revenue to be made available will depend on the type of activities 

        undertaken, the amount of cost associated with redeveloping the district, and the 

        projected increase in value of the district upon its redevelopment. 

  Duration of TIF District – a Redevelopment District has a maximum of 25 years of 

        increment, however, the City may choose to grant a shorter maximum increment if 

        the project costs or the estimated value upon its redevelopment does not warrant a 

        25-year maximum Redevelopment District life. 

2.  Renovation and Renewal Districts:

In determining the amount of subsidy within a Renovation and Renewal District, the Council will consider granting a subsidy based upon the area that is being improved and the type of improvement.  Major emphasis is a redevelopment of the area and not on the wages or jobs that may result from the district.

   Wages – wages will be a minor consideration when determining the amount of subsidy.

   Job Creation – job creation will be a minor consideration when determining the amount 

                          of subsidy. 

   Job Retention – job retention is only a factor where job loss is eminent and 

                            demonstratable.

   Annual Net TIF Revenue Available: the maximum annual net TIF revenue available to 

        a project has a goal of not to exceed 85%.  The maximum amount and percentage of 

        net TIF revenue to be made available will depend on the type of activities 

        undertaken, the amount of cost associated with redeveloping the district, and the      

        projected increase in value of the district upon its redevelopment. 

  Duration of TIF District – a Renovation and Renewal District has a maximum of 15 

        years of increment, however, the City may choose to grant a shorter maximum 

        increment if the project costs or the estimated value upon its redevelopment does 

        not warrant a 15-year maximum redevelopment district life. 

3.  Soils Condition Districts:

The Council will consider the awarding a subsidy within a Soils Condition District based upon the area that is being improved and the type of improvement.  Major emphasis is a removal or remediation action, which is necessary to correct soil conditions.

   Wages – wages will be a minor consideration when determining the amount of subsidy.

   Job Creation – job creation will be a minor consideration when determining the amount 

                          of subsidy. 

   Job Retention – job retention is only a factor where job loss is eminent and 

                            demonstratable.

   Annual Net TIF Revenue Available: the maximum annual net TIF revenue available to 

        a project has a not to exceed goal of 85%.  The maximum amount and percentage of 

        net TIF revenue to be made available will depend on the type of removal and 

        remediation activities undertaken and the costs associated with them. 

   Duration of TIF District – a Soils Condition District has a maximum of 20 years of 

        increment, however, the City may choose to grant a shorter maximum increment if 

        the project costs does not warrant a 20-year maximum Soils Condition District life. 

4.         Housing District:

In order to create a Housing District, the project must be a facility for occupancy, in part by persons of low and moderate income as defined by various legislative and regulatory definitions.  

In determining the amount of subsidy within a Housing District, the Council will consider granting a business subsidy based upon the type of housing created and the amount of housing available to persons or families of low and moderate income.

   Wages – wages will be a minor consideration when determining the amount of subsidy.

   Job Creation – job creation will be a minor consideration when determining the amount 

                          of subsidy. 

   Job Retention – job retention is only a factor where job loss is eminent and 

                          demonstratable.

   Annual Net TIF Revenue Available: the maximum annual net TIF revenue available to 

        a project has a not to exceed goal of 90%.  The maximum amount and percentage of 

        net TIF revenue to be made available will depend on the type of housing activities 

        undertaken and the costs associated with the development and the projected increase 

        in housing units in the District upon completion. 

    Duration of TIF District – a housing district has a maximum of 25 years of 

        increment, however, the City may choose to grant a shorter maximum increment if 

        the project costs or the estimated number of housing units after completion does not 

        warrant a 25-year maximum Housing District life. 

5.    Economic Development District
In determining the amount of subsidy within an Economic Development District, the Council will grant a subsidy based upon the economic activity that is to occur there.  Major emphasis is placed on the increased employment opportunities in the city, the preservation and enhancement of the tax base of the city and the retention of business within the city.

   Wages – wages will be a minor consideration when determining the amount of subsidy. 

       Wages also include benefits, which are paid along with wages, to employees. Higher 

        wages and benefits will mean greater amounts of business subsidy to be granted

   Job Creation – job creation will be a major consideration for granting a subsidy.

   Job Retention – job retention is only a factor where job loss is eminent and 

        demonstratable.  It is the responsibility of the business requesting the subsidy to 

        document the potential of job loss to the city.

   Annual Net TIF Revenue Available: the maximum annual net TIF revenue available to 

        a project will depend upon the number of jobs created, wages paid for those jobs, 

        and the jobs retained.  The maximum amount of the net TIF revenue to be made 

        available has a goal, not requirement, that the TIF will not exceed $ 20,000 per job 

        created or $ 10,000 per job retained. The maximum annual net TIF revenue 

        available to a project has a not to exceed goal of 85%. 

   Duration of TIF District – an Economic Development District may collect increment 

        for 9 years after the date of the receipt of the first increment or 11 years after the 

        date of Plan approval, whichever date is first.   The City may choose to grant a 

        shorter maximum increment if the project cost or the estimated value of the 

        Economic Development District project does not warrant the maximum number of 

        years or the project is delayed and reduces the number of years that increment can      

        be collected. 

Other Criteria

   In determining the amount of subsidy to provide when TIF is involved, the City will use the above criteria as a guide.  If the City is asked to provide land or participate in a development, the City will make the determination if it is a redevelopment or renovation or an economic development activity and what the major emphasis is and that determination will be a part of information used by the City in determining the amount of subsidy to provide. 

Hourly Wage criteria

   The City has no minimum threshold goal for an hourly minimum wage, exclusive of benefits, for the jobs created as a result of any business subsidy awarded by the City.  Wages for the jobs created as a result of an economic development activity assisted by the City will be a product of economic feasibility and the labor market.      

