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ANALYSIS OF THE FINANCIAL IMPACTS OF THE PROPOSED DOWNTOWN AREA ECONOMIC

DEVELOPMENT PROJECT PLAN AND SUPPORTING INCREMENT DISTRICTS

1. THE NEED FOR ECONOMIC DEVELOPMENT

Overtime,theCityofTulsa("City")hasundertakena seriesofeconomicdevelopmentstrategies,

both forthe community as a whole and forthe centralcityinparticular.These strategiesincludethe

variousurbanrenewalplans,economicdevelopmentincentivessuchastheDowntown Developmentand

RedevelopmentFund,and theadoptionofTax IncentiveDistrictNo.1 asauthorizedbyOklahoma'sLocal

DevelopmentAct,62 0.S. 850,etseg.("Act").

The Citywishestofurtheritseconomic successeswithinthe City'sInnerDispersalLoop and an

areaimmediatelyadjacenttothenortheast.Thisareaincludesmost ofDowntown Tulsa,aswellasparts

ofseveralculturaldistricts,which had longbeen blighteduntilrelativelyrecentinterestand effortsfor

transformation.However, despitethe renewed interest,Downtown Tulsa stillhas experienced

significantlyslowergrowth and encountersmore legaland financialobstaclesto redevelopmentthan

otherpartsoftheCity.Overthe15-yearperiodbetween 2000 and 2015,theresidentialpopulationwithin

theInnerDispersalLoop declined4.22%.

In2010,the Cityadopted a Downtown Area MasterPlanforthe area.Priortothe adoptionof

thatplan,theCity'sredevelopmenteffortsdowntown had been adoptedand administeredinsomewhat

piecemealfashionfocusedon individualsubdistricts.The Downtown AreaMasterPlanaimstocoordinate

and expand thoseeffortsto completelyrevitalizedowntown, connectdowntown toTulsa'sRiverParks

system,and initiatea transitsystemcenteredon downtown.

The Downtown Area Master Planrecommends capitalprojectsto improveaccess,gatewaysto

showcase the area as a destination,and urban designcriteriato supporthighquality,contextual

developmentand placemaking.Increasedresidentialopportunitiesaredesiredto createa robustand

activeenvironment for downtown. Transportationimprovements such as streetscaping,parking

structuresand transitfacilitiesareneeded tosupporta more denselydevelopeddowntown. Visualand

physicalconnectionsbetween Downtown and theArkansasRiverareimportanttotietogethertheCity's

most recognizableassetsand activityareas.By providingpublicinfrastructureand improvements,aswell

asotherformsofsupport,theCitycan createtheconditionsnecessaryforqualityprivatedevelopment

oftheareaand expand upon itsprioreconomicdevelopmentsuccesses.

II. HOW TAX INCREMENT FINANCING WORKS

Under themechanism oftaxincrementfinancing,two geographicareasaredefined.The firstis

the "projectarea."A projectareaisthe areainwhich projectexpendituresmay be made. The second

geographicareaistheincrementdistrict.Thisistheareafrom whichthetaxincrementisgenerated.The

projectareaand incrementdistrict(s)may ormay notbe co-extensive.

The valueofpropertywithinan incrementdistrictisdeterminedupon theeffectivedateofthe

incrementdistrict.Thisbecomes the baseassessedvalueofpropertywithinthe incrementdistrict.The

advaloremtaxrevenuegeneratedfromthisbaseassessedvalueofpropertywithintheincrementdistrict

isdistributedtoa varietyoftaxingjurisdictionsaccordingto prescribedformulas.Throughoutthelifeof
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the project,thisrevenuewillcontinueto flowto the taxingjurisdictions.Inthe event of a general

reassessmentofpropertyvalueswithinthe incrementdistrict,the ad vaioremtaxrevenuereceivedby

the taxingjurisdictionswillbe proportionatelyadjusted.To thisextent,thetaxingjurisdictionsarenot

affectedbytheimplementationoftaxincrementfinancingthroughad valoremapportionment.

Once developmentofthe propertywithinthe incrementdistrictoccurs,the marketvalue
and

(consequently)theassessedvalueofthatpropertyincreases.The difference
between thead valoremtax

revenueproducedbythisincreasedvalueandthatproducedbythebaseassessed
value-theincremental

increaseorincrement-isapportionedtoan apportionmentfundwhichisusedtopay
theeligiblepublic

costsoftheproject,eitherdirectlyorthroughtheissuanceofbonds.

The apportionmentofad valoremtaxincrementscontinuesfora periodofup to 25 fiscalyears

from the datethe incrementdistrictcommences or untilalleligiblepubliccostsarepaid,whicheveris

less.Once the taxapportionmentperiodexpires,the revenuefrom the increasedassessedvalueof

propertywithinthe incrementdistrictisdividedamong the taxingjurisdictionsaccordingto their

proportionallevies,inadditionto the revenuefrom the base assessedvaluethatthe taxingentities

receivedthroughouttheapportionmentperiod.

Ill. THE PROPOSED PROJECT

The Downtown AreaEconomicDevelopmentProjectPlanand SupportingIncrementDistricts,City

ofTulsa("ProjectPlan")isafinancingtoolnecessaryforthesuccessfulimplementation
oftheCity'svision

in the Downtown Area Master Plan. Thisisa projectplan as definedunder the Okiahoma Local

Development Act,62 0.S. 850,et seg.("Act").ThisProjectPlanfocuseson an area consistingof

approximately958 acresatthe heartof the City,includingseveralculturaldistricts:the ArtsDistrict

(formerlyBradyArtsDistrict),Greenwood, BlueDome, EastVillage,OilCapital/CBD, Deco,and Gunboat

Park.HistoricRt.66,"America'sMain Street,"alsotraversesthearea.

The ProjectPlanseeksto providean economicstructureand taxincrementfundingmechanism

authorizedby theActfora substantialportionofthe localpublicinvestmentnecessary
to providethe

publicimprovements recommended by the Downtown Area Master Planand to generateadditional

privateinvestmentthroughoutthe ProjectArea.Public
investmentsare plannedfor;approved public

infrastructure,developmentfinancingassistance,and supportforpubliceducation.
The ProjectPlanalso

authorizesa revenuesharingformulatosupporttheTulsaPublicSchools(IndependentSchoolDistrict
No.

1-1,"TPS").Fundingforthesepublicinvestmentswillbe generatedprimarilyby the implementationof

eightad valoremincrementdistricts,fiveofwhich arealsosalesand usetaxincrementdistricts,allof

whichwillbeginwithinthenexttenyears.

Implementationof the ProjectPlanisanticipatedto resultinan increaseininvestmentand

developmentinthe areainthe rangeof$800 millionto $1 billionoverapproximatelythirtyyears.The

followingeconomicimpactanalysisisbasedon theimpacts
of$850 millioninstimulatedprivatetaxable

investment.Projectssuch as thosecontemplatedby the ProjectPlanhave both directand induced

economic benefits.They have designand constructionimpacts,which aregenerallyone-timeimpacts,

and continuedannualimpactsaftercompletion.
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IV. IMPACTS AND EFFECTSON TAXING JURISDICTIONS

A. OverallFinancialImpactson AffectedTaxingJurisdictions

A majorityof incrementgeneratedfrom the incrementdistrictswillbe apportionedto pay

authorizedprojectcosts.However,tenpercent(10%)ofthead valoremincrementgeneratedfrom
seven

oftheincrementdistricts-proposedincrementDistrictsA,C,D,E,F,G,and H,asdefinedintheProject

Plan-willbe apportioneddirectlytoTPS on an ongoingbasisasa specificrevenuesource
forthatentity.

The benefitsoftheproposeddevelopmentunderthisProjectwillbe significantforthetaxingjurisdictions

locatedintheProjectAreaand incrementdistricts,and forthecommunity asawhole.The actualincrease

indemand forservicesupon thosetaxingjurisdictionsisexpectedtobe limited,andtothegreatestextent

possibleoffsetbythepublicdevelopmentassistancecomponent
oftheProjectPlan.

The incrementdistrictscurrentlycontaina significantnumber ofvacantparcelsand an additional

(alsosignificant)number ofbuildingsinhighlydeterioratedconditionthatgenerateverylittlead valorem

taxrevenueintheirpresentconditionand couldeasilybecome vacant.Portionsoftheincrementdistricts

arecurrentlyheldinpublicownership,contributingnothingtothead valoremtax
revenueofthearea.

The currentassessedvaluewithineach incrementdistrictas of itscommencement date will

continueas the basisforallocatingthe tax revenueto the taxingjurisdictionsduringthe lifeof the

proposedProject.Sincefundingratesforbonded indebtednessarecalculatedusingthe base assessed

valuewithintheincrementdistrict,repaymentofbonded indebtednessisnotaffected.

Redevelopmentofthe areaisunlikelytooccurwithoutpublicassistance,
asthe historyofthe

areashows.Concentratedand continuousstimulationoftheredevelopmentofthearea,
ascontemplated

by theProjectPlan,willresultina greatlyenhancedad valorem
taxbase,from whichalloftheaffected

taxingjurisdictionswillbenefit.Inaddition,thebenefitsofnew employment inthecommunity and the

annualtaxrevenuethatitgenerateswillresultinadditionalbenefitstotheinvolvedtaxingjurisdictions.

B. SpecificEffectsof$850 MillionPrivateGrowth

1. TulsaPublicSchools

The typeof developmentand redevelopmentthatisa primarygoalofthisProjectislikelyto

generate,over time, a slightlyincreaseddemand upon servicesfor TPS. Typically,residential

redevelopmentina citycoreappealstosinglesand empty-nesters,ratherthantofamilieswithschool-

agechildren.Insome cities,thefamilieseventuallyfollow-andTulsahasseensome ofthat-butevenin

thesecities,city-coreresidentialdevelopmentcontinuestobe predominatedby
residentswithoutschool-

age children.

Ifthe anticipatedresidentialredevelopmentdoes eventuallyincrease
the demand forservices

upon the publicschools,the 10% specificrevenuestreamwillhelpoffsetthefinancialimpact
ofsuch

increaseindemand, ifany.To illustratefullythepositivenetimpactsof10% distributiontoTPS,thestate

schoolaidformulamust be accountedfor.Withoutan incrementdistrictand withouttaking
intoaccount

offsetsinthestateschoolaidformula,TPS currentlyreceivesapproximately$0.55outofevery
advalorem

taxdollarcollectedwithinitsjurisdiction.However,sinkingfund leviesarenotavailable
foroperating

174.27=tota|TPSmilllevy,includingsinkingfundandallocatedcountywide4-mili;

134.25=totalmilllevy;
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purposes (and leviesare always calculatedto be sufficientto amortizedebt),so TPS only gets

approximately$0.34outofeverytaxdollarforoperatingpurposes.2When takingintoaccountoffsetsin

stateschoolfunding,the netbenefitTPS receivesfrom everyad valoremtaxdollarcollecteddecreases

furtherto$0.05.3With theproposedProjectand incrementdistricts,TPS willcontinueto receive$0.34

($0.05netofschoolaidoffsets)outofeverytaxdollarforoperatingpurposesfrom valuesup tothebase

assessedvalue,but willreceivean apportionedrevenue stream from taxesgeneratedabove that

amount-$0.10 ofeverytaxincrementdollarfromsevenoftheproposedTIFdistricts.Eachtaxincrement

dollarapportionedtoTPS,specifically,isworth two timesthevalueof a non-incrementdollarderived

throughordinaryad valoremprocesseswhen accountingforstateschoolaidoffsets.Specificrevenue

sourcesundera TIFProjectPlanconsistofprojectfundsto be usedforpurposesoftheProjectPlanand

areappropriatelyclassifiedasgifts,grants,ordonations,dependingon whetherthosefundsaregiven
for

purposesof capitalor noncapltalexpenditures,and are not subjectto offsetinthe stateschoolaid

formula.4

Amount
TPSOperationalshare

Collected TPSOperationalShareofSchoolAidOffsets
Ad Valorem $100 $34 $5

incrementRevenue| $100 $10 $10

The residentialportionofdevelopmentmay generate,overtime,a smallincreaseindemand for

servicesfrom TulsaPublicSchools,althoughthetypeofresidentialdevelopmentwilllikelybe more in

demand by non-childhouseholds.Residentialdevelopmentina mixed-use,medium densityenvironment

oftenappealstoa youngerand near-retirementdemographic.

TPS shouldexperiencea positivefiscalimpactfrom theproject.Duringtheeffectivelivesofthe

incrementDistricts,the 10% specificrevenue stream should provideTPS with non-offsetrevenue

averaging$92,000annuallyinthenearterm and up to$1.8millionannuallyoverthelong
term.

Stimulationof residentialredevelopmentof the downtown area iscriticallylinkedto the

conditionsand perceptionofthe inner-cityschoolsthatwould servesuch residentialdevelopment.As

illustratedabove,TPS willexperiencelittleorno negativeimpactasresultofthe Projectbecausenearly

allofthenew developmentwithintheincrementdistrictswilloccuronlybecauseitisstimulatedbypublic

assistanceand investmentinthearea(forexample,becauseoftheconstructionand developmentof
new

adjacentpublicorprivatefacilities)and becauseTPS willbenefitfromthe10% specificrevenuestream.

74.30/134.25=55.32%=TPS'soverallpercentageshareoftaxdollarsforallpurposes.
245.20=TPSoperatinglevies(doesnotincludesinkingfundbutincludescountywide4-mill);

134.25=totalmilllevy;

45.20/134.25=33.67%=TPS'spercentageshareoftaxdollarsforoperatingpurposes.
3ByoffsettingTPS's15.45-millcertificationofneedLevyand75% ofthecountywide4-milllevyinitsFoundation

Aidcalculation,andatheoretical20-milllevyinitsSalaryIncentiveAidcalculation,thestateschoolaidformula

effectivelyoffsets85% ofTPS'soperatinglevies,withtheendresultthatTPS'sneteffectiveoperatingmilllevy
is

only6.75mills,whichisonly5% ofthetotal2016milllevyof134.25mills.
4See620.S. 864;700.S. 1-117(G),(H).
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2. TulsaCounty

No specificmeasurabledemand forincreasedservicesupon TulsaCountyisanticipatedtoresult

from thisproject.

3. TulsaCountyHealthDepartment

The TulsaCountyHealthDepartmentispositivelyaffectedby new employment thattheproject

willgenerate.The promotionofthe ProjectAreaasa highlywalkabledistrictwillsupportpublichealth

initiatives,and substantialnew employment isanticipated,asdiscussedinSectionV herein.

4. TulsaCity-CountyLibrary

The CentralLibraryfacilityservesnot onlydowntown, but the entiremetropolitanarea.The

residentialportionofthemixed-usedevelopmentswilllikelycontributetothe most immediate,day-to-

day clienteleforthisfacility.The proposed commercialportionof the developmentswilllikelynot

contributetoimmediate,day-to-dayclientelefortheLibrarysystem.

5. TulsaTechnologyCenters

The natureoftheprojectmakes itlikelytocreatesome increaseddemand foreducationalservices

and trainingbyTulsaTechnologyCenter.Any increaseddemand forservicesand jobtrainingoccasioned

bytheprojectislikelytobe complementaryinitsimpactupon TulsaTech.

6. TulsaCommunity College

The residentialportionof the mixed-usedevelopment may generateincreaseddemand for

educationalservicesfrom TulsaCommunity College,but the commercialportionwillbe unlikelyto

generateany increaseddemand upon servicesforTulsaCommunity College.

V. IMPACTS ON BUSINESSACTIVITIES

Constructionand development economic impacts stimulatedby the privateand public

developmentwithintheIncrementDistrictareestimatedtobe asfollows:

PROJECTEDDEVELOPMENT: $ 850,000,000

TEMPORARY JOBSSUPPORTEDS: 12,750

TEMPORARY PAYROLLSUPPORTED6: $ 492,481,500

The continuedannualimpactof the proposed development on the community isof greater

significance.Isolatingthe specificimpactsof the IncrementDistrictsare not possible,but through

correlationofanticipateddemands forresidentialand commerclalspacewithintheIncrementDistricts,a

meaningfulcalculationof effectson businessactivitiesis possible.Residentialand Commercial

developmentsreflectcorrespondinggrowthineconomicdemands fora spectrumofbusinessactivitiesin

the retail,commercial,technical,industrialand officecategories.The continuingand cumulative

economicimpactsstimulatedbythenew developmentareestimatedtobe asfollows:

51,000FTEs/$100milliontotalinvestment;1.5impactmultiplier.
6Averagewageofsupportedjob=$18.57/hour($38,626/year).

5



PROJECTEDDEVELOPMENT: $ 850,000,000

NEW POPULATION7: 2,625

ANNUAL HOUSEHOLD INCOME8: $ 123,388,125

PERMANENT JOBSSUPPORTED9: 2,550

ANNUAL AD VALOREM REVENUE: $ 11,411,250

VI. CONCLUSION

The projectedprojectwillhave a positivelong-termfinancialbenefitfortheTulsacommunity,

affectedtaxingjurisdictions,and businessactivities.Correspondingly,no appreciableadverseimpactis

likelytoresultfrom the projectforthetaxingjurisdictionsorbusinessactivitieswithintheProjectArea.

The impactof anticipateddevelopmenton the provisionofgovernmentalservicesisbalancedby the

publicimprovements and infrastructurecomponent inthe ProjectPlan,which addressespubliccosts

associatedwiththeprojectand minimizestheburdenofprovidingadditionalgovernmentservices.

71,500newresidentialunits;average1.75residents/unit.
8MedianHouseholdIncome=$47,005.
9250FTEs/$100millionnonresidentialinvestment;40%nonresidentialinvestment;3.0impactmultiplier.Thiscalculationmay

besignificantlyhigherintheeventalargeemployment-generatingbusinessisrecruitedintothearea.
1 MillLevy=134.25.
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