 Distinguish municipal financing mechanisms
 Clarify the differentiation of a URA and DDA
 Explain the processes of both a URA and DDA

 Define Tax Incremental Financing (TIF)
 Portray similar communities who have taken advantage of URAs and/or

DDAs

The Five Public Improvement Financing Options:
BID, GID, SID, URA, DDA
Financing Tool

Urban Renewal Authority (URA)

Background/Summary

Established to eliminate blighted areas for development or
redevelopment by purchasing, rehabilitating and selling land
for development.

Focus

Real Estate Development, Rehab Financing, Infrastructure.

Formation Steps

Finding of blighted; Petition by 25 electors; Council resolution.

Assessment Method

TIF on property and/or sales tax.

Pros/Cons

Governance

Can generate sales and/or tax increment to finance future
development. Increment needs approval from county entities;
can be controversial.
5-11 member commission appointed by City Council.

Property Condemnation?
Operate facilities
Levy property tax with voter approval?
Levy sales tax with voter approval?
Assess costs?
Issue GO bonds with voter approval?
Issue revenue bonds?
Issue special assessment bonds?
Colorado Revised Statute Cite

Yes
Yes
No, but can use TIF.
No, but can use TIF.
No
Yes
Yes
No
31-25-101, et seq C.R.S.

* Progressive Urban Management Associate/* Colorado Municipal League

The Five Public Improvement Financing Options:
BID, GID, SID, URA, DDA
Financing Tool

Downtown Development Authority (DDA)

Background/Summary

Quasi-municipal organization which is intended to halt or prevent
deterioration of property values or structures in Central Business
District.

Focus

Real Estate Development, Infrastructure, Operations.

Formation Steps

City ordinance subject to vote by affected property owners; TABOR
election.
TIF on property and/or sales and 5 mil property tax for operations.

Assessment Method
Pros/Cons

Governance

Ability to finance improvements and provide services; can
generate mill ley and TIF increment. Needs approval from other
county entities to collect increment.
5-11 member board appointed by City Council.

Property Condemnation?
Operate facilities
Levy property tax with voter approval?
Levy sales tax with voter approval?
Assess costs?
Issue GO bonds with voter approval?
Issue revenue bonds?
Issue special assessment bonds?
Colorado Revised Statute Cite

No
Yes
5 mill maximum tax for operations.
No, but can use TIF.
Yes
Bonds secured by property tax.
Increment can be issued by municipality.
No
31-25-801, et seq C.R.S.

“Urban renewal is a statutory tool used by municipalities to make
improvements within a designated area of the community. It is a method
used to assist in the redevelopment of blighted property and help
sustainable development thrive. With the creation of an urban renewal area,
new tax revenues resulting from and created by future taxable
improvements may be reinvested in the area for purposes of public benefit”.
*Golden Urban Renewal Authority

“Blight is the legal term given to a piece of property when
four of the 11 criteria outlined in the statute are met. These
factors range from dilapidated buildings, to land title
problems, and collectively must be considered to be a threat
to the health, safety, peace or welfare of a community, in
order for a finding of "blight" to be made” (CML).

In order to qualify as an urban renewal district, the commission must show that the area is
blighted. Under Colorado law, the following conditions are characteristics of a blighted
areas:

1. Slum, 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;
6. Unusual topography or inadequate public improvements or utilities;
7. Defective or unusual conditions of title rendering the title nonmarketable;
8. The existence of conditions that endanger life or property by ﬁre or other causes;
9. Buildings that are unsafe or unhealthy for persons to live or work in because of building
code violations, dilapidation, deterioration, defective design, physical construction, or
faulty or inadequate facilities;
10. Environmental contamination of buildings or property; or
11. The existence of health, safety, or welfare factors requiring high levels of municipal
services or substantial physical under-utilization or vacancy of sites, buildings, or other
improvements.
Colorado Revised Statute (C.R.S.) 31-25-103(2)

DENVER URBAN RENEWAL AUTHORITY

“There are about 40 cities
and towns with an urban
renewal authority - they
come in all sizes from large
cities to smaller ones such
as La Junta and Silt” (Mark
Radtke, CML, 2014).

The Lakewood URA
Belmar Project was
created due to a failing
shopping mall called Villa
Italia. Most of the area was
vacant and considered an
unproductive eyesore to
the community.

“Downtown Development Authority uses tax increment financing to
stimulate redevelopment in the central business district.
The Authority focuses on projects that have benefit for the entire
community. It uses its financial resources to directly leverage private
investment.
Typically the DDA will partner with a developer, business owner, or property
owner in a manner that "induces" a private investment in real estate
improvements. The DDA's participation in such public-private partnerships
ranges from a few thousand dollars to investments in excess of $5 million”.
*Fort Collins Downtown Development Authority

Governing body
determines that a
DDA is necessary for:
Public health, safety,
prosperity, security,
or welfare.

If TIF will be used,
other taxing districts
shall be allowed an
opportunity to
participate in an
advisory role.
Commission makes
recommendation to the
municipal governing
body.

Governing body
submits a ballot
question for regular
or special election.

Prior to
redevelopment
project approval, a
redevelopment plan
shall be adopted to
direct activities.

*Colorado Municipal League

Municipal
government must
take corrective
actions to prevent
the deterioration
of property values.

One member of the
municipal governing
body must be an
authority member;
majority of members
must reside in the
redevelopment area.

OLD TOWN LOFTS - 200 SOUTH COLLEGE
AVENUE - Completed in 2005, this unique project
consisted of the redevelopment of the former
single-story Blue Cross-Blue Shield building into
a 4-story mixed-use structure with 17 residential
condominiums and 9,000 square feet of
commercial office space. The first floor
commercial office space is occupied by Northern
Engineering. The project was valued at $2.7
million, and the DDA partnered with the developer
with $450,000 in tax increment financing.

 Tax Increment Financing (TIF) is a mechanism used by communities to

fund eligible improvements within a designated area. TIF dollars can only
be used within an Urban Renewal or Downtown Development Authority.

 Normally, a TIF plan lasts 25 years for a URA and 30 years for a DDA
 Public improvements may be supported through debt financing or “pay as
you go”
 Property value is assessed every two years

 New infrastructure will accrue in assessed value and the difference of the
base and increment can be used as a funding mechanism
 Municipalities have the option of adding municipal sales tax generated by the
URA/DDA to support repayment
 As property values go up, the tax base increases for the surrounding
properties (this is a win, win situation for any taxing entity within the
jurisdiction)
 After the set TIF ends, taxing returns to normal
 Public/Private partnership makes the project feasible for the private sector
 Generally, the public investment is in between 15-30 percent, while the
developer provides 70-85 percent of the money needed and a majority of the
risk

 Manages, markets, and advocates for specified commercial

jurisdiction.
 BIDs can issue bonds for capital improvements, however, mainly
uses property tax for operation.
 Approved through a petition of 50% of property owners
representing 50% of value of district; through a council ordinance it
goes to a vote.

