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   THE ANNUAL REPORT 
Pursuant to Idaho Code Section 50-2006, an urban renewal agency is required to file with the local 
governing body, on or before March 31 of each year, a report of its activities for the preceding calendar 
year.  VURA’s fiscal year, and Victor’s as well, is October 1 to September 30.    VURA maintains its own 
Bylaws, approved in 2017, and complies with standard records retention guidelines. This Report is to 
include a complete financial statement setting forth the Agency’s assets, liabilities, income and 
operating expense at the end of the calendar year. 

 

  2019 IN BRIEF 
 
ADMINISTRATIVE ACTIONS AND ACCOMPLISHMENTS 
The calendar year 2019 was VURA’s fourth following formal Council approval of the Urban Renewal Area 
otherwise known as the Revenue Allocation Area (RAA) (i.e. Tax Increment Financing, or “TIF”, District) on 
December 9, 2015.  This Area is a fraction of the entire “Eligibility” Area that was identified prior to the 
creation of the Plan.  Certain maps equate this reduced Eligibility Area with the RAA, though once 
established the “RAA” is the proper designation for the area.  In truth, “RAA” is a misnomer inasmuch as 
while tax revenues generated within this area are largely expendable only within the RAA, there is one 
exception.  This is when growth within the RAA requires additional water or sewer capacity that can only 
be supplied through infrastructural investments outside the RAA itself.   
 
VURA, in 2019, has maintained a cordial and constructive working relationship with the City of Victor, 
grounded in the operating protocols established in 2016.  Erin Gaffney serves as VURA Administrator.  She 
is responsible for comprehensive monitoring of all VURA activities, while maintaining proper 
documentation of VURA agendas, minutes, and budgetary reports.   
 
BOARD MEMBERSHIP, AND STAFF AND CONTRACT SUPPORT 
Cynthia Rose served as VURA Administrator during 2016-17.  Upon her resignation Erin Gaffney elected to 
resign from the Board in order to accept appointment as Cynthia’s successor.  Thereafter three new 
appointments to the Board were announced by Council:  Brush-Cisneros, Borbet and Dery.  Jeff Potter 
served as VURA’s original Chairperson, succeeded by Tom Clark who sought the services of Lance Pittman 



as Co-Chairperson.  Will Frohlich, who served as Vice Chair, under Jeff Potter, resigned in 2017.  During 
2018 Lance Pitman opted to step down as Co-Chairperson but to remain on the Board.  Barbara Dery then 
accepted appointment by the Board as Vice Chairperson.  During 2019, however, both Dery and Brush-
Cisneros resigned due to personal commitments.  Pitman accepted appointment as Vice Chairperson, and 
both Grove and Albert were enlisted to serve.   
 
The VURA financial management system, independent of the City, is now fully operational, overseen by 
Administrator Gaffney, and assisted by the CPA firm of Chircop and Associates, in Driggs.   
 
VURA ACTIONS 
During CY 2019 VURA was in a holding pattern awaiting the first major installments of TIF revenue then 
anticipated in 2020, and anticipating the further guidance that would in 2020 be enabled by the now-
ongoing updates to both the Victor Comp Plan and the Transportation Systems Plan (TSP).  It continues to 
weigh its potential investment options in pursuit of the objectives established in the Victor Urban 
Renewal Plan approved on December 9, 2015.  This Plan, pursuant to Idaho Statutes 50-2903 (13a-i), 
envisages a variety of involvements that remedy past shortcomings in the urban fabric.   
 
Laying out this path has been a collective effort.  First came the Community Action Plan in 2003.  A 
Comprehensive Plan followed in 2006.  In that same year an EPA Smart Growth Technical Assistance Grant 
was secured.  Then, during 2008-10, Victor embraced the Orton Family Foundation’s Heart and Soul 
planning process that yielded a general vision for growth and change. Implementation of this vision would 
have to wait due to the national recession of 2007-9 and its local aftermath.  The effort was a partnership 
combining the efforts of the City, Valley Advocates for Responsible Development (VARD) and Teton Valley 
Trails and Pathways (TVTAP).  The 2020 update to the Victor Comp Plan is aptly named, “Re-Envision 
Victor”, asserting continuity with the Envision Victor Planning process in 2008-10.   
 
In the meantime conditions and opportunities moved in new directions.  Certain elements of this vision 
found their way into the 2015 Comprehensive Plan.  Subsequently the City applied for and received a 
transportation planning grant from New Mobility West (NMW) resulting in a three-day charrette in 
September 2016 that elicited the participation of residents as well as City and VURA staff.  This charrette 
and the NMW Report that followed carried forward many of the objectives originating in prior planning 
efforts.  Five catalyst projects were its upshot.  Please consult VURA’s 2018 Annual Report for details.    
These continue to inform the mix of projects VURA has pursued so far.  These will continue to influence 
the VURA investment agenda.   
 
GUIDING FUTURE INVESTMENTS: NEW MOBILITY WEST, AND RE-ENVISIONING VICTOR 
The NMW proposal resulted ultimately in a priority list of five critical initiatives.  Each of these, it was 
surmised, would provoke ancillary developments, leveraging growth throughout the City.  These five, 
available on the City’s web site, included (1) alleyway improvements, (2) invigorating the Depot district, 
(3) intersection improvements at Dogwood and Main, (4) elementary school reuse, and (5) the smoothing 
of traffic flow at the Cedron/Aspen and Highway 33 intersection.  Of these the first three won almost 
immediate attention.  The fourth could only have gone forward if a replacement school were to be built, 
now a certainty following passage of the November, 2018 School Bond Issue.  But lacking a financial plan 
and considerably more strategizing this remained on the back-burner in 2019.  The fifth remains 
dependent on further negotiations involving the Idaho Department of Transportation.  Also of note, 
subsequent to the NMW event VURA representatives joined City representatives in October 2016 at the 
Community Builder's Community Mobility Institute leading to the creation of Victor Placemakers, a loose 
assemblage of citizens and public employees determined to enliven the City through the staging of events 



such as the “Snow Park”, and creation of a play area for children to pursue winter-time activities off Main 
Street.  Subsequently this group spearheaded the “HeART” Park in downtown Victor affording residents 
and visitors a small spot, formerly a vacant lot, on Main Street for the display of art and a play area of 
children and others.   
 
LOOKING AHEAD TO 2020 
The upshot of progress made in 2019, is that VURA is now in receipt of substantial new TIF revenues in 
early 2020.  These were the anticipated product of new construction within the Victor TIF District leading 
to reassessments of property values and computation of the revenue increments above base to which 
VURA is entitled.  Of special note were the gains in property tax payments above base year values (2016) 
associated with the Cobblestone Hotel, new residential development primarily that north of Dogwood in 
Block 11, and the new structure housing Victor Clinic and the Victor outpost of the Corner Drug in Driggs.  
These new revenues were further augmented by gains in taxes paid by on-going commercial 
establishments and extant residences.  It is worth noting that property assessments and reassessments 
are not completed by the County Assessor until June of each year.  And tax rates are not set until all of the 
taxing districts report their revenues to the County Treasurer who then establishes the appropriate tax 
rate in November (or sometimes even later).   So even though VURA, now a State agency, was established 
by the City of Victor in December 2015, only five years later, in 2020 has significant new TIF revenue 
begun to flow to VURA.  The lifetime of any one TIF District or “Revenue Allocation Area” is 20 years.  
Lacking any appreciable gain in tax payments from properties within this area until 2020, it should be 
clear why VURA prior to 2020 could do only a very limited number of projects.  Of course there is one 
exception and this is the so-called Alleyway Project associated with the newly named Blue Flax Lane.   
 
How VURA was able to finance this Alleyway Project while lacking sufficient initial cash-on-hand is worth 
retelling.  VURA can borrow money upfront from three principal sources: the City, developers, and 
lenders.  For various reasons it was the City, in the case of the Alleyway Project, who could finance the 
project.  VURA in turn entered into a contract with the City to “repay” this “loan” in annual increments 
through the end of the 20-year life of its currently sole TIF District.  At the end of CY2019 the remaining 
life of this District is 15 years.  At the behest of Council, VURA agreed to earmark incremental annual 
revenues in Block 11 “directly attributable” to the alley’s presence with which to repay the City over the 
first ten years following completion.  Subsequently, VURA will tap into its general fund revenues 
generated from throughout the entirety of the TIF District, not just Block 11.   
 
It is noteworthy that during 2019, VURA undertook to program a spreadsheet model with which to 
tabulate and track its payments to the City regarding the Alleyway Project on an annual basis.  This model 
is now fully operational and the first payment—which was to be made one year following the completion 
of the Project in November 2018—occurred in November, 2019.  Interest at 0.5% is separately billed by 
the City on the outstanding balance.  Parenthetically, VURA also undertook to program a second 
spreadsheet model to track all of its revenues and expenditures on a recursive monthly basis.  FY year-
ending balances are rolled forward at the end of each fiscal year on November 1.   Note that VURA and 
the City share the same fiscal year whereas the County’s fiscal year is the calendar year.   
 
Now as the 5th year of the 20-year lifespan of the District commences in 2020, it’s worth observing that 
operating a successful Urban Renewal enterprise requires careful nurturing.  When year-one TIF revenues 
are virtually zero, the Agency must find ways to kick-start the process.  In our case promotion of the 
Cobblestone Hotel was a first priority.  Subsequently completion of the Blue Flax Lane (Alleyway Project) 
was critical inasmuch as these two projects were associated with significant gain (but not until 2020) in TIF 
District revenues.  At the same time, four years (2016-2019) have passed at this writing.  There remain 



just 16 years with which to amortize future projects that are debt-financed.  With the passage of each 
year going forward there is one less in which any lender can recoup its expense.  At the same time, as TIF 
revenues accumulate with each passing year, VURA will be in a better position to spend down its cash 
reserves to fund new projects rather than undertaking further debt.   
 

FISCAL OUTLOOK FOR CALENDAR YEAR 2020 

 
THE OVERALL FISCAL OUTLOOK  
If the annual total TIF revenue were to appreciate at an annual rate of 2% as a result of upward 
valuations of extant properties plus new growth, the revenue generated during the last (its 20th) year of 
the first (and currently only) TIF District in Victor, would amount to approximately $116,200, or around 
40% more than in 2019.  An overall annual rate of appreciation of 2% on an initial level of TIF revenue in 
2019 would yield a total value of TIF revenue summed over 17 years of around $1,700,000.  Our current 
forecasts fall variously within a range of between $1.2 million and $1.7million.  Finally, VURA will under 
any eventuality, generate revenue to be expended in Victor that is about twice as much as would have 
been generated by all the properties within the current Revenue Allocation Area.  This is because VURA 
captures a portion of revenues generated that would otherwise be expended by entities serving the 
entire county.  Schools however are not affected.  
 
VURA’s CURRENT OBLIGATION TO THE CITY IN SUMMARY 
 In 2016 the City afforded VURA a loan of $18,000 to assist its establishment, to be repaid in ensuing 
years as VURA’s own TIF District revenues would begin to flow into its coffers. A further loan of $15,000 
brought VURA’s obligation up to $33,000.  Subsequently VURA entered into an agreement with the City 
to cover a major portion of the expense incurred by the City to construct the alleyway, running north of 
but parallel to Dogwood.  VURA’s initial loan from the City, combined with the alley expenditures 
yielded a total current obligation from VURA to the City of $274,998.  The terms of this agreement are 
specified in the “Second Amended and Restated Memorandum of Understanding between the City of 
Victor and VURA”.  This sum, indeed, is well less than had originally been estimated since the Alleyway 
Projects costs were considerably less than the project ceiling established in our contract with the City.  
VURA will apply the TIF revenues generated by projects directly associated with and leveraged by the 
alley. These leveraged projects will reside entirely within Block 11.   For sake of simplicity we have 
dedicated 40% of the total TIF District revenue within the entirety of Block 11 north of Dogwood in each 
of the next 10 years to retiring VURA’s debt to the City.  Thereafter we dedicate shares from the totality 
of the TIF District each year to the retirement of this debt.  The approach we approved in our contract 
with the City was meant not only to make total repayment almost certain in the time available, but 
would also provide VURA with more capital in the early years with which to take on other projects. By 
March 1, 2020 VURA’s cash on hand will approach $78,000. 
 

 LOOKING AHEAD     
 

VURA is committed to working in close collaboration with the Victor Council, the Victor Planning and 
Zoning Commission, and the City Staff in the years ahead.  There appears to be interest in shaping a 
workable and coordinated planning and investment agenda during the first half of 2020.  Updating the 
City’s Comprehensive Plan, and insuring that the City’s zoning ordinance+map, and its capital 
investment priorities are properly meshed with the updated Comp Plan will presumably be a first 
priority.  This work to be undertaken by the City’s consultant will commence in late January, 2020 and 
conclude in approximately 10 months, towards the end of FY2020 (October 2020).  VURA will be 



represented on the Comp Plan Technical Advisory Committee (TAC) which presumably will concurrently 
address the update of the Transportation Systems Plan (TSP).   
 
Among actions VURA might be inclined to endorse would be a further fleshing out of the street grid, 
breaking up the remaining super blocks where possible, ensuring the proper scale and placement of 
essential infrastructures, and fostering affordable housing.  Doing everything possible to enhance the 
appearance and functionality of Main Street will remain a primary objective.  This could entail 
commissioning a downtown design enhancement study, pursuit of a possible center roadway (Main 
Street, i.e. ID 33) median, providing shade structures for the summer months and appropriate 
landscaping, developing a unified downtown commercial pedestrian experience (plus trails, paths and 
associated open spaces), finding ways to preserve and upgrade historic structures, fostering a design 
sensibility for Main Street that honors our collective identity and ensuring harmonious development 
through infill and other means.  Over the next half year VURA will appraise its own priorities and 
establish a means to select the best from multiple investment options.  In these same months its fiscal 
picture will firm up since late property tax payments will be received in June, 2020. By June as well the 
updates of Victor’s Comp Plan Update and its TSP will be starting to take shape.  The convergence of 
revenues and priorities in FY2020 will hopefully yield a list of actionable projects.   

 
 
 

 

 
 


