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Creative Alliances



Topics and Goals
1. Understand URA’s as Creative Alliances 
2. How to Be Strategic about Creating a URA 

or Urban Renewal Project
3. How to Leverage Commercial 

Development to Generate Housing
4. Understanding Tax Increment Financing 

(TIF) – Its Opportunities and Constraints
5. Identifying Potential Areas for Community-

Minded Development



Key Terms

1. URA = Urban Renewal Authority 
2. P3’s = Public Private Partnerships
3. Urban Renewal Project = A designated 

area in a municipality eligible for urban 
renewal activities

4. Urban Renewal Activity = A development 
that occurs within an Urban Renewal Project

5. TIF = Tax Increment Financing



Why a URA?

“The Tectonic Plates are shifting. Across the 
nation, cities are taking control of the own 
destinies, becoming deliberate about their 
economic growth. Power is devolving [from 
federal and state governments] to the places 
and people who are closest to the ground and 
oriented towards collaborative action.”

-Bruce Katz and Jennifer Bradley, Brookings Institute 2013

Presenter
Presentation Notes
I want to begin with a simple question, why a URA? To begin to answer that question, I want to call attention to a quote from the Brookings Institute that was featured in an Urban Land Institute publication. The quote is referring specifically to the rise of Public Private Partnerships, and the various ways that Cities and Towns throughout our nation are leveraging these ”Creative Alliances”. P3’s are examples of collaborative action taken between the public and private sectors. A URA is an example of a P3 in Colorado. If done right, its also an example of what I call a creative alliance.



Why a URA?

Public Sector Private Sector

How development often feels…

Presenter
Presentation Notes
Why do we need these “creative alliances”, especially in smaller cities and towns? Because they can help overcome an age-old problem…Too often does development carry a negative connotation, one that pits the public sector against the private sector, and visa versa. There is no question that the goals of each sector are different, however, there are always examples where these divergent interests align. 



Why a URA?

Public Sector Private Sector

How development SHOULD feel…

Presenter
Presentation Notes
Successful development effective bridges these two sectors, creating a situation where public interests are communicated and connected with private interests. The goal is to find where these interests align. Projects that exist in that sphere I call community-minded development.



Why a URA?

Community
Minded

Development

Community Minded Development:
(where market demands align with community needs)

Public Interests

Private Interests

Presenter
Presentation Notes
When Public Interests and Private interests align, that is where community minded development can take place. Examples of public interests = affordable housing, open space, long term impacts, tax structure stability, sustainability, historic preservation…Examples of private interests = profitability, mitigating risks, expediting the development process, creating a legacy,  building a portfolioExamples of community minded development = mixed-use housing, infrastructure extensions, from sewer lines to bike paths, to preserving open space or historic property via new development.Reaching community minded development often requires collaborative action between the public and private sector, a P3, and in my opinion, a URA.



Why a URA?
So how do we arrive at 
Community Minded 
Development?

• We need a vehicle to 
get us there…

URA

Presenter
Presentation Notes
Let’s follow this analogy further. URA’s are just like this SUV. It has been designed for specific environments and to handle specific situations. Toyota designed this vehicle with functions and equipment that would allow it to handle certain conditions. A URA isn’t much different. Colorado’s Urban Renewal Law has specific designed these authorities to handle public private partnerships. C.R.S. 31-25-101 to 116 is just like Toyota, in that its provided URA’s with the means to handle situations that arrest sound development, to overcome obstacles that would allow our communities to normally experience community minded development. 



Why a URA?

Presenter
Presentation Notes
Let’s get more specific about community minded development, and how URA’s get us there. URA’s can provide a variety of community benefits, including extend public infrastructure, helping to bring investment into a struggling district or neighborhood, attract new businesses and jobs to your community, and even help incentivize attainable or affordable housing.Notice how the ways a URA can help your community all belong to that public interest sphere. That is because URA’s are structured in ways that can only incentivize the public improvement components to a development. In other words, URA’s if used correctly, will help manifest community needs through new development.That’s a creative alliance.



Strategically Forming URA Projects



What Makes a URA Successful?

Building a Better World for All of Us®

Presenter
Presentation Notes
A successful URA or Urban Renewal Project Area is so because of the public. Remember, URA’s are form of a public private partnership, without the public, there is no partnership. It is important to keep this in mind when working towards a tangible development. A successful URA links the publics expectations, adopted plans, and visions with market realities and incentives to generate community minded with the help of the private sector. Like any successful adopted plan, if it accurately mirrors its community, it will be backed by that community.



Step 1: Public Outreach
Strategy = Be Proactive

• Align with Adopted Plans
• Cultivate support for economic 

development
• Pre-emptively approach key 

stakeholders and
organizations

• Clearly articulate Costs and 
Benefits

• Conduct reports and studies in 
a comprehensive manner

Building a Better World for All of Us®

Presenter
Presentation Notes
A great example of strategic public outreach was with the Durango Renewal Partnership formation. Our team proactively engaged the public, reviewed adopted plans throughout the city, and ensured that costs and benefits of the URA were clearly articulated to key stakeholders. The result was that elected officials, taxing entities, non-profits, the business improvement district, the school district, all wrote letters of support for the URA formation. This not only helped create the URA, but it provided the board with insight into the issues that mattered to these groups. This information helped us identify the types of development that would be compatible with these key stakeholder groups.



Step 2: Plans and Reports

Urban 
Renewal 
Project

Presenter
Presentation Notes
Colorado’s Urban Renewal Law requires, among other things, three key documents to establish an urban renewal project. Those include an Urban Renewal Plan, an Impact Report and a Conditions Survey. These form the legs of the stool that is effectively holding up the Urban Renewal Project. It’s important that these legs are well constructed. By well constructed, I mean comprehensive and strategic.



Conditions Surveys
• Strategy = Comprehensive

Building a Better World for All of Us®

Presenter
Presentation Notes
After public outreach, a Conditions Survey (or Blight Study as it is sometimes known) is the first step to forming a URA or an Urban Renewal Project. A conditions survey is required by statute and must identify four or more statutorily defined blighting factors.  This survey can be simple and straightforward, or you can creatively use it as a tool to identify areas and properties that may align with future renewal activities. In Durango, our team created a city-wide comprehensive conditions Survey that analyzed nine of its character districts. This comprehensive process helped to create a hierarchy of needs among these various district and neighborhoods, which helped the public and elected officials strategically target their first urban renewal project area. This comprehensive approach helped lay a foundation for the City’s Urban Renewal Authority, streamlining the process to create future urban renewal projects that meet statutory requirements.In March of 2021, Durango created the MidTown Redevelopment Area as its first project area.



Impact Reports – A Roadmap

Building a Better World for All of Us®

Presenter
Presentation Notes
Colorado’s Urban Renewal Law requires an impact report be completed for projects that intend to use TIF. The report should analyze how the project will impact tax revenues to entities that collect a mill in the project area. Thorough reports take this a step further and perform more traditional fiscal impact studies, especially if the development could generate a large number of students, traffic, or require high levels of county or special district services.But the strategy for an impact report is to provide a roadmap for development. Whether your project is a single parcel, or 225 like in Durango, the impact report should be used to forecast how that development will proceed.Notice this map, which was part of our Impact Report we drafted for the City. 50-acres, mostly developed, 225 parcels. How can we accurately forecast the level of development that would occur over the next 25 years? We decided to create three levels of development, based on real world factors. This helped the URA Board to see the development potential and (incentive potential) within their project area, but also TEMPER EXPECTATIONS



Impact Reports – A Roadmap

Building a Better World for All of Us®
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Presenter
Presentation Notes
It is vital that you quantify the impacts a URA project will have on the City, and its partnering Tax Bodies. Think about absorption time as well, because TIF is very much dependent on TIME (you only have 25 years for a project area).



Urban Renewal Plan

Building a Better World for All of Us®

• Have vision yet be flexible:

Presenter
Presentation Notes
An Urban Renewal Plan should clearly articulate the community's goals and visions for the Urban Renewal Project area. Be specific about the types of development you want to see, the types of public improvements you can help incentivize, and the types of creative financing mechanisms your community is comfortable with. This will help to inform the private sector about the community’s expectations. However, keep it high level. A URA project can take up to 25 years to complete. Markets change, preferences shift, and drafting too specific a plan or TIF agreement can come back to haunt you later. In other words, draft a visionary document that is flexible to the future.This plan can exclude certain provisions as well, for example, avoiding eminent domain



URAs, Commercial Development & 
Affordable Housing



What if I Told You…
URA’s can Leverage Commercial 
Development to help:
• Incentivize Affordable Housing 
• Finance Public Infrastructure
• Generate Public Amenities

Presenter
Presentation Notes
SO you formed your Authority and created your first project area, HOW CAN THIS HELP GENERATE DEVELOPMENT THAT MATCHES COMMUNITY NEEDS?



URA = Bridging this Gap
• An Urban Renewal Project can incentivize 

and help fund housing development:
– Colorado’s Urban Renewal Law authorizes URA’s 

(and DDA’s) to utilize Tax Increment Financing 
(TIF).

– TIF is a financing mechanism that uses future tax 
revenues to help fund development today.

– URA’s can utilize TIF on a specific activity, or 
leverage that increment on another activity within 
the project area. 



URA = Bridging this Gap

TIF generated by one 
development can be allocated 
to other developments within 
the URA Project Area.



TIF – Opportunities and Constraints



What is TIF?
• TIF is a redevelopment strategy that leverages a development’s 

future tax revenues to incentivize redevelopment today

Building a Better World for All of Us®

Source: Lincoln Land Institute



Not all TIF is Created Equal…
• TIF can be based on Property Tax and Sales Tax 
• The amount of TIF generated based on taxable value
• Question: On a per-square-foot basis, which 

property generates the most taxable revenue?

A
CB



Assessment is Everything
• Because of Assessment Ratios, the taxable value for a development 

can vary greatly:

• A Development’s Tax Revenue can be as much as 4x different 
depending on its assessment

• Lesson: Be Strategic when Incentivizing Development

Development X Development Y

Market Value $         1,000,000 $                  1,000,000 

Type of Development Office Building Apartment Building

Assessment Type Commercial Residential
Assessment Ratio 29% 7.15%
Taxable Value $             290,000 $                        71,500 

Tax Area Same Same
Mill Levy 65.361 65.361
Annual Tax Revenue $               18,954.69 $                          4,673.31



Balancing Incentives and Needs
• Commercial Development 

often generates more TIF, 
i.e. more incentives

• Residential Development is 
often a community need, 
i.e. affordable housing

• An Urban Renewal Project 
needs to balance these 
realities. 



Example Case Study

• Assumptions:
– Your Town has 

established a URA 
Project

– Property in the Project 
Area is currently Vacant

– Property is currently Tax 
Exempt

– Proposal is for     
Mixed-Use 
Development



Case Study Assumptions
• TIF Model Assumptions

– The modelling assumes Your Community’s URA 
collects 100% of the Property Tax Increment 

– Assumes that property is within a singular Tax 
District

– Assumes District Mill Levy equals 65 mills
– Assumes proposed development takes two years 

to complete…



Development Scenario

• Development Site is 
0.5 Acres

• Development is a 
Mixed-Use Building

• Structured Parking
• 95,977 Square Feet
• 78 Residential Units
• 19,623 SF 

Commercial Retail
• Estimated Assessed

Value = $2,490,000

Residential 
Space, 57%

Commercial 
Space, 20%

Parking 
Space, 23%

MIXED-USE DEVELOPMENT 
SCENARIO 



Forecasted Value

*The Incentive Estimate for this development assumes a Bond Issuance at a 5% discount rate 
and a 125% debt service coverage
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Key Takeaways
• Think of URA’s as Creative Alliances
• Be Strategic with your outreach, reports

and plans
• Balance community needs with 

development incentives 
• The type of development may impact TIF
• Leverage commercial development to help 

fund residential developments



Questions?



Locating Community Minded Development



Pagosa Springs Creative Alliances
• Pagosa Springs URA Mission Statement:

“…to facilitate public and private investment in 
underutilized areas to address community 
priorities and create thriving places”

The Guiding Vision of PSURA underscores the 
desire for community-minded development, and 
the formation of Creative Alliances.



Pagosa Springs Creative Alliances
• Question:

“What types of development would you like 
to see more of in Pagosa Springs?”

Presenter
Presentation Notes
Please comment on the various types of development you believe Pagosa Springs needs to become a more “thriving place”



Pagosa Springs Creative Alliances
• Question:

“What types of commercial development do 
you believe the Town needs?”

Presenter
Presentation Notes
Commercial development could include retail stores and restaurants, office space, commercial services, manufacturing, etc. 



Pagosa Springs Creative Alliances
• Question:

“What types of residential development do 
you believe the Town needs?”

Presenter
Presentation Notes
Residential Development could include single family homes, townhomes, apartments, modular or mobile homes. It also could imply affordability.



Pagosa Springs Creative Alliances
• Question:

“Are there infrastructure projects that you 
would like to see the PSURA support?”

Presenter
Presentation Notes
Infrastructure Projects could include water or sewer line extensions, plant expansions, street construction or maintenance, streetscaping, active transportation improvements, trails, etc.



Pagosa Springs Creative Alliances
• Question:

“Are there areas of Town that could be safer 
for pedestrians and bicyclists?”

Presenter
Presentation Notes
Active transportation improvements are a great way to increase property value and generate incentives for new development in the URA.



Redevelopment Mapping Exercise



SEH Article
• SEH Article: 

– How Colorado Communities Can Benefit from an Urban 
Renewal Authority (sehinc.com)

Building a Better World for All of Us®

https://www.sehinc.com/news/how-colorado-communities-can-benefit-urban-renewal-authority
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