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1. Introduction, Adoption of Project Area Plan 

The Board of the Redevelopment Agency of Midvale City (also referenced herein as the “Agency”) 
requested that the Agency hire consultants and staff to prepare a Community Development 
Project Area Plan pursuant to the provisions of Chapters 1 and 4 of the Utah Community 
Development and Renewal Agencies Act, Title 17C of the Utah Code Annotated 1953, as amended 
(the “Act”).  The requirements of the Act, including notice and hearing obligations, have been 
scrupulously observed at all times throughout the establishment of the Project, the Project Area, 
and this Plan.  This Community Development Project Area Plan (the “Project Area Plan” or the 
“Plan”) is for a project located entirely within the boundaries of Midvale City. The specific 
boundaries and proposed development that will occur within these boundaries are all set forth 
in this Project Area Plan (the “Project”). This Plan shall be titled “Main Street Community 
Development Project Area Plan” adopted on November 16, 2015. 
 
A map of the Community Development Area project area (“CDA”) is included as Exhibit A.  
 
The Redevelopment Agency of Midvale City has determined that the project area meets the 
criteria for creation of a CDA. The area offers the opportunity to encourage redevelopment in the 
heart of the City that will attract private capital investment, contribute to the tax base, create 
jobs, preserve Historic Main Street and otherwise contribute to the economic vitality and 
prosperity of Midvale City.  
 
Creation of the CDA will allow Midvale City the opportunity to offer incentives and encourage 
development along and around Main Street. The Project Area includes a diverse variety of 
businesses and commercial uses as well as residential and offers multiple opportunities for 
economic development and improvements to the City.  
 
This document is prepared in good faith as a current reasonable estimate of the economic impact 
of this Project. Fundamental economic and other circumstances may influence the actual impact. 
With these assumptions, the information contained within this report represents the reasonable 
expectations of the Project.   
 
The ordering of sections of this Project Area Plan document is consistent with the presentation 
of requirements and other criteria for CDA development as set forth in Utah Code § 17C-4-103.  
 
Contacts:  Redevelopment Agency of Midvale City  
   Redevelopment Agency Manager 
   7505 S. Holden St. 
   Midvale, UT  84047 
   Office Phone: 801-567-7200 
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   Smith Hartvigsen, PLLC  
J. Craig Smith 
Adam S. Long 

   175 S. Main Street, Suite 300 
   Salt Lake City, Utah 84111 
   Office Phone: 801-413-1600 
   jcsmith@smithlawonline.com  

along@smithlawonline.com   
 

2. Community Development Project Area Boundaries                

The project area is located within Midvale City, Utah and is approximately 117 acres (the “Project 
Area”). A map of the Project Area is attached as Exhibit A and incorporated herein (the “Project 
Area Map”).   
 

The parcels contained within the Project Area are listed in Exhibit B. 
 

Legal Description 
 

A parcel of land being located in the West half of Section 25 and the East half of 
Section 26, Township 2 South, Range 1 West, Salt Lake Base & Meridian, being 
described as follows: 
 
Commencing at the northwest corner of said section 25, thence S0°19'02"W, a 
distance of 2,519.83 feet; thence N89°40'58"W, a distance of 53.00 feet to the 
westerly line of 700 West Street (Holden Street), said point also being the point of 
beginning; thence N00°19'02"E along said westerly line, a distance of 1,413.89 
feet to the intersection of the northerly line of 7200 South Street; thence along 
said northerly line the following (7) calls:  1)thence S89°49'28"E, a distance of 
569.40 feet to a point of a curve to the right having a radius of 23,028.31 feet and 
a central angle of 00°25'14"; 2) thence easterly along the arc a distance of 169.07 
feet, (chord bears S89°36'51"E, a distance of 169.07 feet); 3) thence S79°52'36"E, 
a distance of 60.89 feet; 4) thence S00°18'32"W, a distance of 14.00 feet; 5) 
thence S87°53'32"E, a distance of 549.93 feet; 6) thence N06°55'15"E, a distance 
of 20.57 feet to the point of a non-tangent curve to the right, of which the radius 
point lies S02°07'12"W, a radial distance of 23,018.31 feet; 7) thence easterly 
along the arc, through a central angle of 00°15'12", a distance of 101.79 feet, 
(chord bears S87°45'12"E, a distance of 101.79 feet) to the westerly line of I-15; 
thence along said westerly line the following (7) calls:  1) thence S10°37'29"W, a 
distance of 6.83 feet; 2) thence S12°11'40"W, a distance of 191.41 feet; 3) thence 
S10°38'11"W, a distance of 1,768.44 feet to a point of a curve to the left having a 
radius of 4,309.99 feet and a central angle of 18°43'12"; 4) thence southerly along 
the arc a distance of 1,408.18 feet, (chord bears S01°16'35"W, a distance of 

mailto:jcsmith@smithlawonline.com
mailto:along@smithlawonline.com
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1,401.93 feet); 5) thence S08°05'01"E, a distance of 316.45 feet;6) thence 
S08°39'29"E, a distance of 164.63 feet; 7) thence S07°06'58"E, a distance of 24.35 
feet to the intersection of the southerly line of Center Street; thence along said 
southerly line the following (6) calls:  1) thence N88°30'33"W, a distance of 559.73 
feet; 2) thence S84°43'00"W, a distance of 526.65 feet; 3) thence S85°04'00"W, a 
distance of 533.05 feet to a point of a curve to the right having a radius of 
11,508.66 feet and a central angle of 01°18'00"; 4) thence westerly along the arc 
a distance of 261.12 feet, (chord bears S85°43'00"W, a distance of 261.12 feet); 5) 
thence S86°22'00"W, a distance of 37.50 feet to a point of a curve to the left 
having a radius of 11,409.70 feet and a central angle of 00°02'05"; 6) thence 
westerly along the arc a distance of 6.92 feet, (chord bears S86°20'57"W, a 
distance of 6.92 feet) to the intersection of the westerly line of Holden Street (700 
West Street); thence along said westerly line the following (8) calls: 1) thence 
N00°22'02"E, a distance of 263.06 feet to a point of a curve to the right having a 
radius of 573.87 feet and a central angle of 34°46'59"; 2) thence northerly along 
the arc a distance of 348.39 feet, (chord bears N17°45'32"E, a distance of 343.06 
feet); 3) thence N35°09'02"E, a distance of 82.37 feet to a point of a curve to the 
left having a radius of 467.87 feet and a central angle of 30°00'01"; 4) thence 
northerly along the arc a distance of 244.98 feet, (chord bears N20°09'01"E, a 
distance of 242.19 feet); 5) thence N05°09'02"E, a distance of 493.94 feet to a 
point of a curve to the right having a radius of 573.87 feet and a central angle of 
31°29'59"; 6) thence northerly along the arc a distance of 315.50 feet, (chord 
bears N20°54'01"E, a distance of 311.54 feet); 7) thence N36°39'02"E, a distance 
of 298.47 feet to a point of a curve to the left having a radius of 1,092.92 feet and 
a central angle of 36°20'00"; 8) thence northerly along the arc a distance of 693.06 
feet, (chord bears N18°29'02"E, a distance of 681.51 feet) to the POINT OF 
BEGINNING. 
 
Contains:  5,598,471 square feet or 128.523 acres, more or less. 

 
 
3. Summary of Existing Land Use, Principal Streets, Population Densities & 
Building Intensities 

Existing Land Use Map 
A map of existing zoning in the Project Area is included as Exhibit C and is incorporated herein 
(the “Zoning Map”).  A map indicating the layout of principal streets serving the area is included 
as Exhibit D.  
 
The zoning of the land included in the Project Area was amended in 2019. The area is now 
governed by the Main Street Form Based Code (MS-FBC) as well as the Single Family Residential 
Zone (SF-2) and Clean Industrial zones. There are two different form districts within the MS-FBC: 

Main Street – Parcels adjacent to Main Street between 7th Avenue and Center Street; and 
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Town Center Core – All other parcels within the Main Street CDA. 
 
 
General Description of surrounding property 
The area to the immediate west of the Project Area consists of multi-family residential, an office 
business park with some retail, commercial, and light industrial uses.  The area to the north of 
the Project Area is a combination of commercial (including several retail businesses) and light 
industrial.  Interstate 15 forms the east boundary of the Project Area.  To the south of the Project 
Area is a mix of residential (primarily single-family) and commercial areas. 
 
Population Density in the Project Area 
The Agency estimates that approximately 400 residents live within the Project Area.   
 
Building Density in the Project Area 
The Project Area is almost entirely developed, although a few vacant parcels exist that may be 
suitable for some sort of development.  Some parcels in the Project Area, though developed, are 
likely underutilized and/or blighted and could be candidates for demolition and then new 
redevelopment. 
 
Impact of Community Development on Land Use, Population, and Building Density  
To maintain the historic look and feel of Main Street, the Midvale City Council adopted a new 
zoning ordinance for the historic Main Street district Along Main Street and Center Street. This 
area is now governed by the MS-FBC. The MS-FBC establishes development standards that will 
ensure that new growth within the Project Area will hit the targeted density desired by the City 
and Agency.   
 
4. Standards That Will Guide Community Development  

Development in the Project Area will be subject to appropriate elements of the Midvale City 
Building Permit process, Midvale City Conditional Use Permits (if applicable), and all applicable 
Midvale City Ordinances. Development/expansion proposals shall be accompanied by site plans, 
development data, and other appropriate material clearly describing the extent of 
development/expansion proposed, and any other data that is required by Midvale City’s Building 
and Zoning Department.   
 
The Midvale City Planning Commission shall not issue a conditional use permit unless the 
Community Development Department, in the case of an administrative conditional use, or the 
Planning Commission, for all other conditional uses, concludes that the application complies with 
the standards of review specific to the zone in which the use is proposed. 
 
5. Description of How Purposes of the Act Will be Attained 

Title 17C of the Utah Code contains the following definition of Community Development: 
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“Community development” means development activities within a community, including the 
encouragement, promotion, or provision of development. (U.C.A § 17C-1-102(16)). 
 
The creation of the Main Street Community Development Project Area furthers the attainment 
of the purposes of Title 17C by addressing the following objectives: 
 
Provision of development that enhances economic and quality of life basis.  
The Project and Project Area will provide numerous economic and community benefits including 
the generation of jobs, revitalization of an important arts and culture district in the City, and 
improvements to the overall neighborhood around Main Street and within the western portion 
of the City. 
 
Stimulation of associated business and economic activity by the development.  
The Agency expects that this Project will meaningfully enhance Midvale City’s property tax base. 
Through this Project, the Agency hopes to revitalize the arts and culture district along Main 
Street, increase utilization of property within the Project Area zoned for industrial and 
commercial uses, and increase the quality and affordability of housing within the City. 
 
The direct and indirect impact provided by redeveloping this area of Midvale City will be 
significant. Midvale City has a higher-than-average poverty rate of 17.2 percent compared to the 
State of Utah’s 12.7 percent.  
 
The Project will achieve the following: 
1. Enhance employment and income opportunities for community residents by offering 

employment opportunities within the City; 
2. Increase the diversity of the tax base and increase the resources available for performing 

governmental services; 
3. Encourage and support the use of Midvale City’s Main Street arts and culture district; 
4. Support and encourage appropriate public and private development efforts in the 

community; and 
5. Stabilize and improve the residential neighborhood within the project area.  
 
6. Conformance of the CDA to the Community’s General Plan 

The Main Street CDA is consistent with the Midvale City General Plan, adopted in 2016, and the 
Small Area Plan,  adopted in 2018. 
 
The Midvale City vision is: 
 

Midvale is a diverse community of vibrant, distinct neighborhoods located in the center 
of the Salt Lake Valley and connected to  the region by a network of transportation 
systems. Our residents, innovative businesses and forward-thinking leaders work 
together to ensure a high quality of life for all.  
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The Agency hopes to encourage developers and other stakeholders to invest in this 
Project preserving the Main Street District, and create economic development 
opportunities while utilizing the City’s renewable resources. 

 
 
The following are General City Goals found in the General Plan that relate to the development of 
the Main Street CDA: 

• Create a positive image of Midvale. 
• Expand the number and type of businesses in the City; 
• Help existing businesses succeed and expand; 
• Be known as a place where people matter, and people come first; 
• Expand housing opportunities and allow for more choices in place and type of residence; 
• CCreate, Maintain and strengthen stable  neighborhoods; and 
• Increase the amount of tourism in Midvale 

 
 
Business and Economic Activity Diversification.  
Midvale City seeks to encourage a balanced mix of economic activity, including but not limited 
to: commercial; retail; cultural; entertainment; service industry; and government services uses 
which result in a diversified, stable, and environmentally sound local economic base. This Project 
will support those goals. 
 
Zoning Ordinances.  
The Project Area is currently zoned as a mixtures of MS-FBC – Main Street Form-Based Code, CI 
– Clean Industrial, and SF-2 – Single Family Residential zones. The Agency expects that most or 
all new development within the Project Area will be permitted under existing zoning.   
 
Building Code. The Project enhancements will be constructed in accordance with all applicable 
Midvale City building codes. 
 
7. Specific Project Outline and Its Potential for Job Creation  

The formation of the Project Area will allow the Agency to conduct economic development 
activities within the Project Area—including the offering of various incentives to encourage 
development within the Project Area.  The Agency also expects to use tax increment funds to 
make necessary infrastructure improvements within the Project Area that further attract new 
development.   The Agency has identified specific projects which are also detailed in the Project 
Area Budget, adopted in 2020. Specific projects include the following: 
 

1. Develop tax increment reimbursement agreements (TIRAs): The Agency will 
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develop and enter into TIRAs with various developers. The Agency will pledge the 
reimbursement of certain property tax increment paid and select developers will 
meet specific benchmarks to qualify for the reimbursement payments. The Agency 
will use TIRAs to guide the development of Main Street to achieve the goals and 
vision for the Area.   

2. Create the Midvale Art House: The Art House is an Agency owned center that will 
rent studio space to artists who will utilize the location to create, display, and sell 
their art.  It will exist to provide a benefit to the community as it will enable the 
community to interact, participate, and view art. In addition, the space will also 
provide an ideal location for local artists and organizations to host events and 
workshops that will encourage education and community collaboration. This 
engagement with the creative process will promote a connection to the arts in the 
City that will serve to be an attraction point to the area and to the art itself bringing 
with it increased activity along Main Street. 

3. Implement a revolving loan program: The role of the Main Street Area Revolving 
Loan Program is to attract, support, and promote the growth and improvement of 
businesses within the Main Street Area. The Program’s goal is to stimulate business 
development and expansion and enhance the area’s economic vitality by making 
low interest loans available to businesses already operating within Midvale’s Main 
Street Area or that are relocating to or starting a new business within the Main 
Street Area. Loans may be made for a variety of business- and real estate-related 
expenses. All loans must meet a minimum cumulative score in the four key public 
benefit criteria of Economic Development, Public Amenity, Beautification, and 
Street Activation. Additional incentives are available for also addressing criteria 
including, but not limited to, Adaptive Reuse, Historic Preservation, Educational or 
Arts-Based Business, Sustainability, Permanent Job Creation and Retention, 
Existing Business in Project Area, and Affordable Housing: AMI Targets. 

4. Direct an upper floor housing program: The Main Street Upper-Floor Affordable 
Housing Initiative is intended to promote and incentivize the development of 
moderate-income housing along Midvale’s historic Main Street, and in the 
neighborhoods within the Main Street Project Area.  The goal of the initiative is to 
encourage further residential growth in the Main Street area, especially in current 
commercial or retail properties along the Main Street that have vacant upper-floor 
space. The initiative seeks to provide an incentive to develop upper floors for 
residential purposes on current single-story properties, as well as providing an 
incentive to develop currently vacant lots with a goal of increasing the number of 
residential units and density along the Main Street.   

5. Supporting parking solutions: Midvale City Main Street CDA anticipates 
implementing a consolidated public parking strategy that will facilitate the growth 
expected of the area and the need for additional parking. With increased density 
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and infill development comes increased parking demands. However, due to the 
current size of lots and lack of street parking, many potential developers are at a 
loss when it comes to producing a viable solution to meet the parking needs of 
their development. The intent of this strategy is to create public/private 
partnerships to implement a phased approach to the development of common 
parking areas that will grow in correspondence with the current level of 
development. These parking lots will be positioned in key locations on the east and 
west of Main Street and will serve businesses and Main Street area developments 
with access from Holden and Center Street. When needed, public parking can be 
used to divert vehicular traffic away from Main Street and on to side roads, leaving 
Main Street free for the easy flow of pedestrian traffic or to be closed for special 
events. 

 
8. Selection of Participant(s)  

The Agency owns several small parcels within the Project Area. The Agency desires the owners 
of real property in the Main Street Community Development Project Area to partner with various 
developers to develop property.  The Agency believes that it will be able to attract developers to 
the Project Area and that such developers will bring ideas and funds for new development within 
the Project Area. The Agency anticipates that property owners within the Project Area will take 
advantage of the opportunity to develop property as outlined in this Plan, the Small Area Plan, 
and the MS-FBC  The Agency expects to offer incentives, as may be appropriate and as allowed 
by Utah law, to encourage development within the Project Area. 

9. Reasons for Selection of Project Area 

The Project Area was selected by the Agency due to the immediate opportunity to strengthen 
the City’s economic base through revitalization of the Main Street area. Additionally, the Project 
Area was selected based on the following factors:  
 
1. A high number of vacant or underutilized parcels within the Project Area; 
2. The recognition that the Project Area needs assistance to attract the investment of private 

capital; 
3. The ability to enable the Project Area to be competitive for retail, commercial, and light 

industrial businesses; and 
4. The opportunity to initiate a public/private partnership to improve this area of the City 
 
10. Description of Physical, Social/Economic Conditions Existing in the Project 
Area 

The Project Area is currently a mixture of several different zones. A significant portion of the 
Project Area is made up of relatively low-value single-family housing, with most homes valued at 
less than $150,000.  Many of the homes are not well-maintained and many are rental properties.  
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A few of the higher quality homes in the Project Area are likely valued at or near $200,000.   The 
Main Street corridor contains several long-time businesses as well as a mixture of newer local 
businesses; nonetheless, the area has a significant number of vacant storefronts and properties. 
Significant businesses within the Project Area include auto repair businesses, a credit union, and 
several restaurants. The Holden Street corridor has some vacant parcels, a mobile home park, 
the City’s main municipal building, and the County senior center. 
 
More generally, Midvale City has a higher-than-average poverty rate and a median household 
income nearly 20 percent below the Utah median income. CDAs encourage development in areas 
that are underutilized, blighted, or under economic stress, and the Project will have a positive 
impact on the physical environment, as well as the socioeconomic characteristics of the 
surrounding area. The Main Street CDA will increase capital investment in the area, encourage 
other development, stabilize housing and offer quality employment for County residents.   
 
11. Tax Incentives Offered to Private Entities for Development within the 
Project Area  

The Agency intends to use a portion of the tax increment generated by development within the 
Project Area to offer incentives to motivate developers to undertake projects within the Project 
Area.  The primary purpose of incentives offered by the Agency to the eventual participants is to 
make the Project Area more attractive as a site for development and to offset the costs of 
infrastructure and other improvements that may need to be made within the Project Area. The 
Agency will negotiate and enter into one or more voluntary interlocal agreements with taxing 
entities, including Midvale City, Salt Lake County, the Canyons School District, and the various 
local districts that levy property tax on the Project Area to secure receipt of a portion of the 
property tax increment generated in the Project Area that would otherwise be paid to the taxing 
entities.   
 
The Agency predicts that tax increment will be generated from the Project Area.  Detailed 
forecasts and calculations are available in the Project Area Budget. The base year for tax 
increment calculations and the schedule of increment payments to the Agency will be set in the 
interlocal agreements negotiated with the various taxing entities.   
 
The Agency intends to negotiate voluntary agreements with the taxing entities to provide 
property tax increment to be paid to the Agency for community development purposes within 
the Project Area. The source of funds for payments to a participant will be tax increment revenues 
generated through investment in real and personal property in the Project Area.  
 
All incentives and payments to a Participant will be performance-based and will be offered only 
according to the terms of a TIRAthat adequately protects the Agency and the taxing entities by 
ensuring performance by a participant. Subject to the provisions of the Act, the Agency may agree 
to pay for eligible development costs and other items from such tax revenues for the period of 
time the Agency and the taxing entities may deem appropriate under the circumstances. 
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12. Analysis of Anticipated Public Benefits from the Community Development 

The Project will benefit the tax base of the community and will encourage other economic 
development in the community. 
 
Beneficial Influences upon the Tax Base of the Community 
 
The beneficial influence on the tax base will happen through an increase of the property tax base 
of the Project Area. As development occurs within the Project Area, the value of real and personal 
property within the Project Area will increase and property tax revenue will correspondingly 
increase. Increased economic activity within the Project Area will also increase the amount of 
sales tax revenues Midvale City and Salt Lake County collect. 
 
In order to calculate the net new taxes generated by development within the CDA, or tax 
increment, the existing tax base within the Project Area has to be taken into account. According 
to the Salt Lake County Assessor’s Office, the current total assessed value of real property within 
the Project Area as of 2015 is estimated to be $43.2 million.  
 
Associated Business and Economic Activity Likely to be Stimulated 
 
The development, construction, and operation of the various development projects the Agency 
expects to occur will provide jobs in the area and directly and indirectly promote economic 
activity.  The additional jobs will bring revenue to the area and will benefit local business including 
hotels, restaurants, suppliers and vendors servicing the proposed Project.  Additionally, the 
successful development will likely spill over into surrounding areas, providing further benefit to 
the community and the area. 

 
 

13. Exhibits 

 
Exhibit A            Project Area Map 
 
Exhibit B        Parcel List 
 
Exhibit C       Zoning Map  
 
Exhibit D        Principal Streets   
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