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YUKON–FRISCO/VANDAMENT ECONOMIC DEVELOPMENT PROJECT PLAN
I.

DESCRIPTION OF PROJECT

The Yukon–Frisco/Vandament Economic Development Project Plan is a project plan as defined
under the Local Development Act, 62 O.S. §850, et seq. (“Act”), and is referred to here as the
“Project Plan.” The Project Plan provides the economic structure and funding to stimulate the
development and construction of a commercial mixed-use project (that will include restaurants,
hotels, various retail outlets and office space) north of Interstate 40 and adjacent to Frisco Road
(“Project”). The Project is being undertaken by the City of Yukon (“City”) in order to achieve its
key development objectives, improve the quality of life for its citizens, stimulate private
investment, and enhance the tax base. In addition, the Project Plan is a critical element in creating
a framework for fostering public-private agreements in order to create community-oriented
development and realize the City’s economic objectives.
A key component of the Project Plan is the encouragement of development and amenities that
improve the quality of life for the residents of the City. Amenities of this sort include but are not
limited to additional retail, entertainment, restaurant and hotel options and necessary and
appropriate access as well as the proper street design and layout. The Project will be financed from
a combination of public and private sources, including apportionment of sales and use tax
increment revenues from Increment District No. 2, defined below.
II.

BOUNDARIES OF PROJECT AREA AND INCREMENT DISTRICT

The Project Area is the area in which Project activities will take place and project expenditures
may be made, and has coextensive boundaries with Increment District No. 2, as described below.
Increment District No. 2, City of Yukon (“Increment District No. 2”) can be generally described
as the undeveloped areas north of Interstate 40 and south of State Highway 66/Main Street,
adjacent to Frisco Road, with Vandament Avenue running through the southern portion of the
Project Area as it curves south toward Interstate 40. Legal descriptions of the Project Area and
Increment District are provided on Exhibit A, and the boundaries of each are illustrated on Exhibit
B.
III.

ELIGIBILITY OF PROJECT AREA

In order to establish a tax increment district, Section 856(B)(4)(a) of the Act requires the City to
find that the proposed Project Area or Increment District meets one of the following criteria:
(1)
(2)
(3)
(4)

Is a reinvestment area,
Is a historic preservation area,
Is an enterprise area, or
Is a combination of the areas specified in divisions (1), (2) and (3) of this
subparagraph.

The Project Area does not qualify as either a historic preservation area or an enterprise area.
However, the Project Area does qualify as a reinvestment area. Section 853(17) of the Act defines
“reinvestment area” as:
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any area located within the limits of a city, town or county requiring public
improvements, including but not limited to transportation-related projects
identified by any transportation authority pursuant to Section 1370.7 of Title 68 of
the Oklahoma Statutes, to reverse economic stagnation or decline, to serve as a
catalyst for retaining or expanding employment, to attract major investment in the
area or to preserve or enhance the tax base or in which fifty percent (50%) or more
of the structures in the area have an age of thirty-five (35) years or more. Such an
area is detrimental to the public health, safety, morals or welfare. Such an area may
become a blighted area because of any one or more of the following factors:
dilapidation; obsolescence; deterioration; illegal use of individual structures;
presence of structures below minimum code standards; abandonment; excessive
vacancies; overcrowding of structures and community facilities; lack of ventilation,
light or sanitary facilities; inadequate utilities; excessive land coverage; deleterious
land use or layout; depreciation of physical maintenance; and lack of community
planning. Such an area includes a blighted area as defined in Section 38-101 of Title
11 of the Oklahoma Statutes at the time of approval of the project plan.
The Project Area will require significant public infrastructure and utility improvements to support
and serve the Project, which will in turn serve as a catalyst to expand employment and attract major
investment in the surrounding area and community. Accordingly, the proposed Project Area and
Increment District qualify as a reinvestment area under the Act.
IV.

OBJECTIVES

A.

The principal objectives of the Project and Increment District No. 2 are:

V.

1.

To retain or expand employment, to attract major investment in the area, and
reverse economic stagnation.

2.

To preserve and enhance the tax base and make possible investment, development,
and economic growth that would otherwise be difficult without the Project and the
apportionment of incremental sales tax revenues.

3.

To stimulate private commitments to invest and reinvest in the Project Area.

4.

To create an attractive, viable mixed-use commercial center, including retail, office,
entertainment, and hotel uses, to attract residents and visitors.

STATEMENT OF PRINCIPAL ACTIONS

Implementation actions for the Project, including all necessary, appropriate and supportive steps,
will consist principally of the following:
A.

Project planning, design and approval.

B.

Construction and/or repair of public improvements, streets, streetscapes, utilities and other
public infrastructure and facilities.
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C.

Installing appropriate landscape and streetscape improvements, including lighting,
signage, and sidewalks.

VI.

ESTABLISHMENT OF INCREMENT DISTRICT NO. 2, CITY OF YUKON

A.

This Project Plan creates Increment District No. 2, the City of Yukon, a sales and use tax
increment district (“Increment District No. 2”).

B.

The increment of the City’s sales taxes generated by Increment District No. 2 is a portion
of the City’s non-dedicated sales tax attributable to investment and development within
Increment District No. 2. The sales tax increment shall be ninety percent (90%) of the
City’s non-dedicated sales tax revenues (currently two percent (2%)) (resulting in a one
and eight-tenths percent (1.8%) effective incremental tax rate) and ninety percent (90%) of
the City’s non-dedicated use tax (currently two percent (2%)) (also resulting in a one and
eight-tenths percent (1.8%) effective incremental tax rate) generated by commercial
transactions in Increment District No. 2. The sales tax increment generated by Increment
District No. 2 may be used to pay Project Costs authorized pursuant to Section VIII of this
Plan, for a period not to exceed 15 years from the effective date of Increment District No.
2, or the period required for payment of the Project Costs authorized pursuant to Section
VIII of this Plan, whichever is less.

C.

During the period of apportionment, the apportionment fund (1) shall be available to pay
Project Costs under Section VIII, (2) shall constitute special funds of the City, or, at the
direction of the City, funds of the Authority, and (3) shall not be subject to annual
appropriation as a part of the general fund of the City.

D.

Project Costs shall mean (1) the costs authorized to be paid by apportioned tax increments
pursuant to Section VIII of this Plan, and (2) additional costs necessary or appropriate to
implementing this Plan authorized by Section VIII.B, which may be approved and incurred
without amendment to this Plan.

E.

Increment District No. 2 shall commence as of the date determined by the Yukon City
Council in accordance with Section 856(B)(2) of the Act, which determination shall not
occur until the City has approved an economic development agreement for the Project.

VII.

PROJECT AND INCREMENT DISTRICT AUTHORIZATIONS

A.

The City of Yukon is designated and authorized as the principal public entity to carry out
and administer the provisions of this Project Plan and to exercise all powers necessary or
appropriate thereto as provided in the Act, 62 O.S. § 854.

B.

The Yukon Economic Development Authority, a public trust (“Authority”), or another
public entity designated by the City pursuant to Section VII, is authorized and designated
to carry out those provisions of the Project related to issuance of bonds or notes as provided
in Section 863 of the Act, subject to approval of the governing body of the City of any
specific notes or bonds. Such public entity of the City is authorized to assist in carrying out
this Project Plan and to exercise all powers necessary or appropriate thereto pursuant to
Section 854 of the Act, except for approval of this Project Plan and those powers
3
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enumerated in paragraphs 1, 2, 3, 4, 7, 13 and 16 of Section 854, which are reserved by the
City. As a public entity designated by the City, the Authority, or another public entity
designated by the City is authorized to: (1) issue tax apportionment bonds or notes, or both;
(2) incur Project Costs, pursuant to Section VIII of this Project Plan; (3) provide funds to
or reimburse the City for the payment of Project Costs and other costs incurred in support
of the implementation of the Project; and (4) incur the cost of issuance of bonds for
payment of such costs and to accumulate appropriate reserves, if any, in connection with
them. Project Costs shall mean (a) the public costs authorized to be paid by apportioned
tax increments pursuant to Section VIII of this Project Plan, and (b) costs necessary or
appropriate to implement this Project Plan other than costs authorized by Section VIII,
which may be authorized without amendment to this Project Plan.
C.

The City Manager, James D. Crosby, his successor in office, or his designee shall be the
person in charge of implementation of the Project Plan in accordance with the provisions,
authorizations, and respective delegations of responsibilities contained in this Project Plan.
The City Manager, his successor in office, or his designee is authorized to empower one or
more designees to exercise responsibilities in connection with Project implementation.

VIII. BUDGET OF ESTIMATED PROJECT COSTS TO BE FINANCED BY TAXES
APPORTIONED FROM INCREMENT DISTRICT NO. 2, CITY OF YUKON
A.

The Project Costs will be financed by the apportionment of sales and use tax increments
from Increment District No. 2 are:
PUBLIC IMPROVEMENTS .......................................................$

6,500,000

Including specifically but not limited to: transportation
improvements (e.g., road construction and widening,
etc.); infrastructure improvements (e.g., water system,
sanitary sewer, storm drainage, sidewalks, utility
relocation, etc.); and public amenities (e.g., streetscapes,
landscaping, lighting, water features, parks and other
public spaces, etc.).
DEVELOPMENT FINANCING ASSISTANCE ........................$

35,000,000

Including specifically but not limited to: acquisition of
right-of-way or other land for public use, assistance for
business location, relocation, expansion, or tenant
improvements, and job creation.
PROJECT IMPLEMENTATION ................................................$

1,000,000

Including specifically but not limited to: preparation of
the Project Plan, implementation, planning, design,
market studies, surveys, legal, engineering, direct
administrative costs, organizational costs, and annual
reporting.
4
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CONTINGENCY .........................................................................$

1,000,000

TOTAL PROJECT COSTS ...........................................................$

43,500,000

Plus, financing costs, costs of issuance, necessary or appropriate reserves, and interest on
repayment of Project Costs.
B.

Additional Project Costs. Additional costs necessary or appropriate to implement this
Project Plan that are to be financed by other than apportioned sales tax increments may be
approved by the City at any time. The provisions of this Section VIII are not a limitation
on Project Costs to be financed by other than apportioned sales tax increments.

C.

Public Facilities Project Costs. The Public Improvements Project Costs include
improvements that may be funded in part by assistance in development financing to the
developer. The City may elect to fund these public improvements through assistance in
development financing as a means of ensuring the seamless nature and ease of construction
of the entire Project. Upon completion of the construction of these public improvements,
they may be dedicated to the City.

IX.

FINANCING PLAN AND REVENUE SOURCES

A.

Financing Plan. The proposed private development will generate tax increments necessary
to pay authorized public costs of the Project. The financing of the projected private
development in the area will be provided by private equity and private debt financing
secured by the private development.

B.

Financing Authorizations. The implementation of the Project Plan shall be financed in
accordance with financial authorizations, including both fund and asset transfers,
authorized from time to time by the City Council.

C.

Financing Revenue Sources. The revenue sources expected to finance Project Costs
authorized by Section VIII are the portion of the increments attributable to investment and
development within Increment District No. 2. Project Costs will be paid by the City and/or
the Authority.

D.

Financial Reports and Audits. The redevelopment activities undertaken by the City,
pursuant to this Project Plan, shall be accounted for and reported by the appropriate and
necessary annual fiscal year audits and reports.

E.

Other Necessary and Supporting Costs. The Authority, or another public entity designated
by the City pursuant to Section VII, is authorized to issue bonds and notes and to apply for
and obtain grants from other sources for costs incurred or to be incurred in connection with
the project and the construction of improvements therein in addition to Project Costs to be
financed pursuant to Section VIII.
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X.
ESTIMATED PRIVATE AND PUBLIC INVESTMENTS STIMULATED BY THE
PROJECT, AND ASSOCIATED FINANCIAL IMPACTS
A.

Estimated Private and Public Investment. The total estimated private investment is
approximately $70,700,000, in addition to an estimated $43,500,000 in aggregate public
investment. Private investment in the area is expected to consist of new retail, office and
other commercial development, including hotel, and new business development. Public
investment will include infrastructure improvements, landscape and streetscape
improvements.

B.

Estimated Public Revenue. The estimated incremental increases in sales tax revenue, which
will serve as the revenue source for financing the Project Costs authorized by Section VIII,
is the public revenue directly attributable to the Project defined by establishment of
Increment District No. 2. Both the City and the State will experience increases in sales tax
revenues that are not a part of the increment. Ad valorem taxing entities will experience
additional revenues from increasing values from the Project and near and adjacent to the
Project.
Incremental sales tax revenues are estimated to range between $414,215 annually in the
near term and $4,142,145 annually over the longer term. The development anticipated by
the Development Assistance Agreement will not result in a measurable increase in demand
for services by or in costs to the City, whose public sector costs will be substantially
defrayed from apportioned sales tax increments. The public revenue anticipated includes
increased tax revenue both inside and outside Increment District No. 2. The economic
benefits of the Project Plan for the City as the affected taxing jurisdiction indicate positive
financial impacts for the community as a whole. The aggregate impacts on the City from
implementation of the Project Plan are positive and include the achievement of the
objectives set forth in Section IV.

C.

Financial Impacts on Taxing Jurisdictions.
1.

Generally. Under the Project Plan, all incremental sales and use tax revenues will
be apportioned to the apportionment fund for use by the City, or another public
entity designated by the City, to pay for authorized project costs. Once Increment
District No. 2 terminates, the increment shall be distributed pursuant to sales and
use tax statutes.
The Project Plan only captures a portion of the City’s non-dedicated sales and use
taxes collected within Increment District No. 2. Currently the City receives no sales
or use taxes within Increment District No. 2 as no existing retail, entertainment or
restaurant businesses are present. With the development of the Project Area, the
City can expect increased sales and use tax revenues as businesses begin to occupy
Increment District No. 2 and sales taxes begin to be collected, with a portion of the
City’s sales and use taxes provided to fund Project Costs and the remainder flowing
to the City.
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The benefits of the Project will be significant for the affected taxing jurisdictions
and for the greater community. The actual increase in demand for services, if any,
will be limited for those taxing jurisdictions, with potential increases in demand
discussed in Section X.C.2 below.
2.

D.

Special Effects from the Potential $70 Million in Private Investment. The Project
exclusively impacts the City, as it only captures a portion of the City’s sales and
use taxes. The City will become responsible for maintenance of all new public
infrastructure to be built, in addition to providing general municipal services to
serve the Project (i.e., police, fire protection, utilities). To offset those increased
service demands, the Project’s additional employment and retail opportunities
within the City will generate new sales tax revenues for the City. Increment District
No. 2 is proposed to be a sales tax increment district, with the City including 90%
of its undedicated sales tax revenues (1.8% effective rate) generated by the Project
as increment, so the City will forego significant revenue until Increment District
No. 2 terminates. The City will receive the benefit of increased property values and
resulting increases in revenue from ad valorem taxes. Without knowing the specific
breakdown of where employees will live or shop and what specific projects will
generate, a concrete projection about their economic impacts cannot be made at this
time.

Impacts of Business Activities. Isolating the specific impacts of Project on the greater
community is difficult, but through correlation of demands for commercial space within
Increment District No. 2, a meaningful calculation of effects on business activities is
possible. Commercial developments reflect corresponding growth in economic demands
for a spectrum of business activities in retail, commercial, office, and industrial categories.
The following analysis is based on a projected private investment of $70 million and does
not include indirectly stimulated economic impacts.
As public and private development occurs, construction will result in temporary jobs and
completion of development projects will result in permanent jobs, particularly in
commercial, industrial, and mixed-use developments.
Projected Development

Temporary Jobs Supported 1

Temporary Payroll
Supported 2

$70,700,000

1,060

$37,106,784

The increased presence of individuals living and working in the Project Area will further
stimulate demand for development. And increase the opportunity of potential customers
for new businesses in the Project Area.
E.

1
2

Conclusions. The Project will have a positive long-term financial benefit for the
community, affected taxing jurisdictions, and business activities. Correspondingly, no
appreciable adverse impact is likely to result from the project for the taxing jurisdictions

Assumption: 10 FTEs/$1 million projected development; 1.5 Impact Multiplier.
Assumed average wage of supported job: $16.83/hour, 40 hours/week, 52 weeks/year.
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or business activities within the Project Area. The impact of anticipated development on
the provision of governmental services is balanced by the project costs and revenue
allocations authorized by the Project Plan, which addresses public costs associated with the
Project and minimizes the burden of providing additional government services.
XI.

LAND USE

Existing uses and conditions of real property in the Project Area are shown on the map attached as
Exhibit C. The proposed improvements to and the proposed uses of the real property in the Project
Area are shown on Exhibit D.
XII.

MISCELLANEOUS PROVISIONS

Changes in zoning are required to accommodate this Project. This Project Plan complies with the
objectives and priorities of the City’s Comprehensive Plan, as amended.
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EXHIBIT A: LEGAL DESCRIPTIONS
The boundaries of the Project Area and Increment District No. 2 are coextensive. Their boundaries are
described below.
A tract of land lying in the East Half of Section 24 and the West Half of Section 19, Township 12 North,
Range 5 West of the Indian Meridian, City of Yukon, Canadian County, Oklahoma, and being more
particularly described as follows:
Beginning at the Northwest Corner (NW/C) of the Northwest Quarter (NW/4) of Section 19,
Township 12 North, Range 5 West:
Thence North 89º41’27 .25” East along the North line of the Northwest Quarter (NW/ 4) of said
Section 19 a distance of 1,367.00 feet;
Thence South 00°02’26.57” West a distance of 92.20 feet;
Thence South 89°48’44.84” West a distance of 3.65 feet;
Thence South 00°07’09.64” East a distance of 7.15 feet;
Thence South 45º07’09. 64” East a distance of 38. 18 feet;
Thence South 00°07’09.64” East a distance of 44.94 feet;
Thence along a curve to the right having a distance of 48.85 feet, a radius of 370.27 feet, a Chord
Bearing of South 03°39’35.35” West, a Chord Length of 48.81 feet;
Thence South 57°16’49. 36” West a distance of 33. 52 feet;
Thence South 15°11’07.36” West a distance of 50.00 feet;
Thence South 26º54’33. 64” East a distance of 33. 52 feet;
Thence South 25º02’27. 36” West a distance of 118. 18 feet;
Thence along a curve to the left having a distance of 240.09 feet, a radius of 210.00 feet, a Chord
Bearing of South 07°42’41.64” East, a Chord Length of 227.23 feet;
Thence South 40°27’51.64” East a distance of 116.26 feet;
Thence along a curve to the right having a distance of 113.13 feet, a radius of 159. 99 feet, a Chord
Bearing of South 20°12’25.64” East, a Chord Length of 110. 79 feet;
Thence South 00°03’00.36” West a distance of 70.76 feet;
Thence North 89°56’59.64” West a distance of 264.63 feet;
Thence South 39°03’35.58” West a distance of 228.46 feet;
Thence South 00°08’32.08” East a distance of 108.80 feet;
Thence South 27°55’57.58” West a distance of 48.00 feet;
Thence along a curve to the left having a distance of 227.63 feet, a radius of 350.02 feet, a Chord
Bearing of South 50°38’22.86” West, a Chord Length of 223.64 feet;
Thence along a curve to the left having a distance of 727.45 feet, a radius of 2,500.13 feet, a Chord
Bearing of South 23°40’22.64” West, a Chord Length of 724.88 feet;
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Thence along a curve to the left having a distance of 216.15 feet, a radius of 800.04 feet, a Chord
Bearing of South 07°35’51.33” West, a Chord Length of 215.49 feet;
Thence South 00°08’32.08” East a distance of 299.02 feet;
Thence along a curve to the right having a distance of 138.03 feet, a radius of 350.00 feet, a Chord
Bearing of South 51°26’42.86” East, a Chord Length of 137.13 feet;
Thence North 89°51’27.67” East a distance of 1,190.17 feet;
Thence South 00°10’42.37” East a distance of 199.65 feet;
Thence North 89°49’17.63” East a distance of 5.00 feet;
Thence South 00°10’42.37” East a distance of 150.00 feet;
Thence South 27°03’24.63” West a distance of 412.02 feet;
Thence South 76°50’09.37” East a distance of 52.53 feet;
Thence South 00º24’38.37” East a distance of 164.75 feet;
Thence North 89°35’21.63” East a distance of 1. 98 feet;
Thence South 00°24’38.37” East a distance of 129.16 feet;
Thence South 89°35’21.63” West a distance of 17.00 feet;
Thence South 00°24’38.37” East a distance of 457.02 feet;
Thence North 89°35’21.63” East a distance of 730.77 feet;
Thence South 00°06’12.37” East a distance of 299.85 feet;
Thence South 89º35’21.63” West a distance of 15.00 feet;
Thence South 00°12’48.64” West a distance of 60.00 feet;
Thence South 89°35’21.63” West a distance of 660.00 feet;
Thence South 00°24’38.37” East a distance of 750.07 feet;
Thence along a curve to the right having a distance of 128.43 feet, a radius of 250.00 feet, a Chord
Bearing of North 75°21’44.35” West, a Chord Length of 127.02 feet;
Thence North 60°38’44.21” West a distance of 31.59 feet;
Thence North 00°36’18.74” West a distance of 543.28 feet;
Thence South 89°23’41.26” West a distance of 283.00 feet;
Thence South 00°36’18.74” East a distance of 380.16 feet;
Thence North 60°38’44.21” West a distance of 450.65 feet;
Thence North 34°24’26.74” West a distance of 96.71 feet;
Thence along a curve to the right having a distance of 151.46 feet, a radius of 1,850.00 feet, a
Chord Bearing of North 35°38’39.65” West, a Chord Length of 151.41 feet;
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Thence North 33°17’56.35” West a distance of 96.48 feet;
Thence along a curve to the right having a distance of 378.34 feet, a radius of 650.00 feet, a Chord
Bearing of North 16°37’26.38” West, a Chord Length of 373.02 feet;
Thence North 00°03’03.60” East a distance of 1,255.05 feet;
Thence along a curve to the left having a distance of 357.10 feet, a radius of 245.00 feet, a Chord
Bearing of North 41°42’18.17” West, a Chord Length of 326.32 feet;
Thence North 83°27’39.93” West a distance of 148.64 feet to a point on the South line of the
Northwest Quarter (NW/ 4) of Section 19;
Thence South 89°51’27.67” West along said South line a distance of 260.00 feet to the Southeast
Corner (SE/C) of the Northeast Quarter (NE/4) of Section 24;
Thence South 89°41’50.18” West along the South line of the Northeast Quarter (NE/4) of Section
24 a distance of 50.00 feet to a point on the West Right-Of-Way line of Frisco Road;
Thence North 00°03’00.36” East along the West Right-Of-Way line a distance of 600.00 feet;
Thence South 89°41’44.36” West a distance of 600.01 feet;
Thence North 00°03’00.36” East a distance of 2,038.00 feet to a point on the North line of the
Northeast Quarter (NE/4) of Section 24;
Thence North 89°41’24.85” East along said North line a distance of 650.01 feet to the Point of
Beginning.
Said tract of land contains 6,532,706.89 square feet or 149.97 acres, more or less.
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EXHIBIT B: BOUNDARY ILLUSTRATIONS

DRAFT 10-30-19

DRAFT 10-30-19

DRAFT 10-30-19

