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INCREMENT DISTRICT NO. 1, CITY OF OWASSO
PREPARED BY:

THE CITY OF OWASSO, OKLAHOMA

POLICY GUIDE
I.

Introduction

The City of Owasso, Oklahoma (“City”), consistent with the Oklahoma Local Development Act, 62
O.S. §850, et seq., on December 20, 2016, through the adoption of Ordinance 1093, approved
the Owasso Redbud District Project Plan (“Project Plan”) and established Increment District No.
1, City of Owasso (“Increment District”). The goal of the Project Plan is to develop the area
surrounding Main Street, known as the Redbud District, achieve the City’s development
objectives, improve the quality of life for its citizens, stimulate private investment, and enhance
the tax base. The Increment District allows the City to support public and private projects using
incremental growth in property and sales taxes. The Project Plan authorizes the allocation of
incremental revenues to a special fund to be used to pay authorized Project Costs, including
public infrastructure, facilities, and improvements, and assistance in development financing.
The Project Plan defines the boundaries of the Project Area and the Increment District. The
Increment District is the area where incremental revenues generated by new development are
collected. The Project Area is the area where those incremental revenues can be spent. The
Project Area and Increment District are coextensive and are depicted in Exhibit A.
This Policy Guide outlines the goals and objectives of the Project Plan and Increment District, and
describes generally how assistance in development financing may be provided by allocation of
tax increment revenues to assist development projects, small businesses, and job generation
projects. Nothing contained in this Policy Guide binds or obligates the City or the Owasso Public
Works Authority (OPWA).
Should the provisions of a development agreement or contract
approved by the City Council or the OPWA deviate from the provisions of the Policy Guide, the
development agreement or contract will control.
II.

Objectives of the Project Plan

The goal of the Project Plan is to encourage development of the City’s original downtown, now
known as the Redbud District, into a special and unique place within the City; a place for residents
and visitors to live, work, shop, and play. The Increment District will support public and private
projects. The City’s objectives include:
▪

Achieve the development goals and objectives for the Redbud District contained in the
Downtown Master Plan, the Downtown Overlay District Plan, and the GrOwasso 2030
Land Use Master Plan.

▪

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 ad valorem and sales tax revenues.

▪

To support the creation of attractive, high-quality, and viable mixed-use developments to
draw residents and visitors.
1

▪

Where appropriate, to support the development, improvement, and/or expansion of light
industry to increase employment.

▪

To encourage existing property and business owners in the Redbud District to invest, and
to attract new investment and business to the Project Area.

▪

To provide start-up and incubator space to new and expanding businesses and to promote
small-business-friendly opportunities for innovation and collaboration in the Project Area.

▪

To stimulate and promote the Redbud District as a walkable, vibrant destination.

▪

To provide a public benefit through the construction of public infrastructure and
improvements to allow for development to occur in the area.

All ad valorem and sales tax increment generated in the Increment District is available to (1)
reimburse the City or other public entities for expenditures made towards Public Infrastructure,
Facilities, and Improvements, (2) provide assistance in development financing through
Development Project Assistance, Small Business Enhancements, and Employment Generation
Assistance, and (3) pay Implementation and Administration. The City has a strong preference for
utilizing incremental revenues for public infrastructure and improvements, including those
aspects of private developments that provide a public benefit through the creation or
enhancement of the public space, building facade, or street front presence, and encouragement
of walkability and access throughout the Project Area.
III.

Assistance in Development Financing

There are three eligible categories of assistance in development financing: (A) Development
Project Assistance, (B) Small Business Enhancements, and (C) Employment Generation
Assistance. Assistance in development financing is not available for the development of singlefamily homes or for entities seeking assistance related to a property that is exempt from paying
property taxes.
A. Development Project Assistance
1. Development Project Assistance may be available to a developer proposing to
develop on vacant property within the Increment District or significantly renovate or rehabilitate
an existing structure on property within the Increment District. To be considered for
Development Project Assistance, such investment must be in an amount of more than
$200,000.00 based upon the hard costs of the construction of the improvements. The developer
must own the property that it is seeking to develop or renovate. To be eligible for Development
Project Assistance, projects must follow design and density standards as adopted by the City in
the Downtown Overlay District Plan, attached as Exhibit B.
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2. A developer seeking Development Project Assistance must submit an application
to an Application Review Committee, made up of representatives of the following: the City
Manager’s Office, the Finance Department, the Economic Development Department, the City
Attorney’s Office, and the Community Development Department. The form of application is
included here as Exhibit C. The Application Review Committee will review the application for
compatibility with the Project Plan and the Downtown Overlay District Plan, evaluate the
qualifications of the applicant, including financial capacity and experience, and recommend
appropriate performance parameters and requirements.
3. Upon recommendation by the Application Review Committee that the proposed
development is eligible to receive Development Project Assistance, a development agreement
between the applicant and the OPWA will be presented to the applicant. The development
agreement will obligate the developer to make ad valorem payments on the property and to
meet certain density and design criteria consistent with this Policy Guide and the Downtown
Overlay District Plan. The development agreement will detail the incremental revenues available
to pay the assistance in development financing and the timeline upon which they will be paid,
subject to availability. Upon review and discussion regarding the terms of the development
agreement, the development agreement will be provided to the OPWA for its consideration.
Upon approval by the OPWA of the development agreement, assistance in development
financing will be provided as detailed in the development agreement and described here,
provided there is no default under the development agreement.
4. For projects receiving Development Project Assistance with construction costs
over $4,000,000, the developer may be required to enter into a covenant imposing a minimum
ad valorem payment or payment in lieu of taxes for the life of the Increment District. The
minimum ad valorem payment will be based on the hard costs of the construction of
improvements. The covenant shall run with the land and shall provide that, should the amount
billed by the County Assessor be less than the agreed upon minimum ad valorem payment, such
additional amount may be billed by the OPWA.
5. For projects completed by June 30, 2021, the maximum amount of assistance in
development financing that the developer may receive is 12% of hard costs of the construction
of improvements on the developer’s property. For projects completed between July 1, 2021 and
June 30, 2025, the maximum amount of assistance in development financing that the developer
may receive is 10% of hard costs of the construction of improvements on the developer’s
property. For projects completed between July 1, 2025 and June 30, 2029, the amount of
assistance in development financing that the developer may receive is 8% of hard costs of the
construction of improvements on the developer’s property. For projects completed after June
30, 2029 through the end of the life of the Increment District, the amount of assistance in
development financing that the developer may receive is 6% of hard costs of the construction of
3

improvements on the developer’s property. The issuance of a Certificate of Occupancy by the
City shall determine project completion.
Project
Completion
Percentage of
Construction Costs

June 30, 2021

June 30, 2025

June 30, 2029

12%

10%

8%

End of
Increment District
6%

6. The hard costs of the construction of improvements on a project will be
determined and verified by the Application Review Committee prior to the payment of any
Development Project Assistance. The receipt of Development Project Assistance is conditioned
upon the developer’s payment of taxes on its property and upon an increase in taxable value of
the property. The amount available for Development Project Assistance for a project is limited
based on the amount of incremental revenues generated by the project. Development Project
Assistance will not be available until the project is completed and incremental revenues
generated by the project are received. There is no guarantee of the availability and timing of
funds for Development Project Assistance.
B. Small Business Enhancements
1. Beginning July 1, 2019, Small Business Enhancements may be available to any
retail, restaurant, or personal service small business within the Increment District proposing to
enhance the exterior of the structure in which the business is located, provide streetscape
improvements, enhance signage or access, or otherwise improve the appearance of the exterior
of the business. To be eligible for Small Business Enhancements, projects must follow design and
density standards as adopted by the City in the Downtown Overlay District Plan, attached as
Exhibit B.
2. A Small Business Enhancement may be provided to assist in improvements and
appearances of the physical exterior or exterior elements of the property where the business is
located. Examples of such improvements include, but are not limited to, new or upgraded
exterior signage, new exterior paint, art installation, landscape improvements, window or awning
improvements, accessibility improvements, streetscape improvements, sidewalk improvements,
parking additions or improvements, the installation of an outdoor seating or gathering space, or
other visual improvements to the property. A Small Business Enhancement is a 50% match of
the cost of the approved improvements. The applicant will be reimbursed by the OPWA at the
completion of the approved improvements for 50% of the actual amount expended on the
approved improvements. The amount of the reimbursement will not exceed $1500.00.
Documentation of all reimbursable expenses related to the improvements and physical
confirmation of improvements must be provided before reimbursement occurs.
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3. A business seeking a Small Business Enhancement must submit an application to
an Application Review Committee, made up of representatives of the following: the City
Manager’s Office, the Finance Department, the Economic Development Department, the City
Attorney’s Office, and the Community Development Department. The form of application is
included here as Exhibit D. The Application Review Committee will review the application for
compatibility with the Project Plan and the Downtown Overlay District Plan, evaluate the
proposed enhancements, and recommend appropriate performance parameters and
requirements.
4. Upon recommendation by the Application Review Committee that the proposed
improvement is eligible to receive a Small Business Enhancement, a business enhancement
agreement between the applicant and OPWA will be presented to the applicant. The business
enhancement agreement will provide for assistance in development financing as authorized by
the Project Plan. Upon review and discussions regarding the terms of the business enhancement
agreement, the business enhancement agreement will be provided to the OPWA for its
consideration. Upon approval by the OPWA of the business enhancement agreement, assistance
in development financing will be provided as detailed in the business enhancement agreement
and as described here.
C. Employment Generation Assistance
1. Employment Generation Assistance may be available to light industrial businesses
in support of the creation or expansion of jobs. Employment Generation Assistance may be
available to provide start-up or incubator space to new and expanding businesses to promote
small-business-friendly opportunities for innovation and collaboration in the Project Area. The
amount of assistance in development financing will be determined based upon several factors,
including but not limited to, number of jobs created, need for public assistance, overall private
investment, and impacts upon the community.
2. A business seeking Employment Generation Assistance must submit an
application to an Application Review Committee, made up of representatives of the following:
the City Manager’s Office, the Finance Department, the Economic Development Department, the
City Attorney’s Office, and the Community Development Department. The form of application is
included here as Exhibit E. The Application Review Committee will review the application for
compatibility with the Project Plan, evaluate the proposed job generation opportunities and
impacts on the community, and recommend the amount of assistance in development financing
to be provided, as well as appropriate performance parameters and requirements.
3. Upon recommendation by the Application Review Committee that the proposed
project is eligible to receive Employment Generation Assistance, an agreement between the
applicant and the OPWA will be presented to the applicant. The agreement will provide for
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assistance in development financing as authorized by the Project Plan. Upon review and
discussions regarding the terms of the agreement, the agreement will be provided to the OPWA
for its consideration. Upon approval by the OPWA of the agreement, assistance in development
financing will be provided as detailed in the agreement and as described here. Employment
Generation Assistance will not be available until the agreed upon performance terms in the
agreement have been reached. There is no guarantee of the availability and timing of funds for
Employment Generation Assistance.
IV.

Glossary of Terms

Terms used throughout this Policy Guide are further defined as follows:
Assistance in Development Financing – Public funds provided to a developer pursuant to an
approved agreement with OPWA to assist in a project. Assistance in Development Financing is
provided only for projects that are determined, in the City’s and/or OPWA’s discretion: (1) to
meet the City’s approved development goals and objectives for the Project Area, as expressed
from time to time in the City’s plans and policies, and (2) to provide adequate consideration and
public benefit in return for the public investment.
Hard Costs of the Construction of Improvements – The actual and direct construction costs of the
material, labor, and improvements associated with a development. Such costs exclude
developer’s fees and other soft costs, including but not limited to architectural, engineering,
financing, and legal fees, and other pre- and post-construction fees and expenses.
Increment District – The area from which increment is generated. For purposes of the Project
Plan, the Increment District and the Project Area are the same.
Increment – The ad valorem increment is the ad valorem revenue in excess of the revenue
generated by the base assessed value of the Increment District (as determined by the Tulsa
County Assessor in accordance with the Oklahoma Local Development Act), i.e., the new revenue
attributable to increases in the value of property within the Increment District. The sales tax
increment is a portion of the City’s sales taxes generated within the Increment District, to be
determined by a formula to be approved by resolution of the Owasso City Council in accordance
with the Oklahoma Local Development Act.
Light Industrial Business – A business that manufactures products for end users. Products may
include, but are not limited to, shoes, clothing, furniture, electronics, lights, hardware, and
household items.
Oklahoma Local Development Act – The law passed by the Oklahoma Legislature to implement
Section 6C of Article X of the Oklahoma Constitution, which empowers the governing bodies of
cities, towns, and counties to apportion tax increments to help finance the public costs of
economic development. 62 O.S. §850, et seq.
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Owasso Redbud District Project Plan – The document approved by the City Council of the City of
Owasso on December 20, 2016, by the adoption of Ordinance 1093, that established Increment
District No. 1, City of Owasso, pursuant to and consistent with the Oklahoma Local Development
Act.
Project Area – The area within which project activities occur. For purposes of the Project Plan,
the Project Area and the Increment District are the same.
Small Business – A business that is independently owned and operated by an individual from or
entity incorporated in Oklahoma that has fewer than 20 employees (full- or part-time) at the time
of the submission of an application seeking a Small Business Enhancement.
Start-up or Incubator Space – A below-market rate office available for lease to help create and
grow new businesses. Such space may provide common support and services among many
businesses in an effort to reduce overhead and operational costs.
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EXHIBIT A
Map of Project Area and Increment District
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EXHIBIT B
Downtown Overlay District Plan

EXHIBIT C
Development Project Assistance Application

OWASSO REDBUD DISTRICT PROJECT PLAN, INCREMENT DISTRICT NO. 1
ASSISTANCE IN DEVELOPMENT FINANCING
DEVELOPMENT PROJECT ASSISTANCE APPLICATION
The Application must be fully completed before submission to the Economic Development
Department of the City of Owasso at 200 S. Main Street, Owasso, Oklahoma 74055. The omission
of requested information may result in delays. The information requested is necessary to
conduct a thorough financial and economic analysis of the proposed project. Please include any
supplemental information, as may be necessary for purposes of analysis.
I.

Applicant/Owner Information

Name of Applicant:
Title:
Address:
Contact Information
Address:
Phone Number(s):
Email(s):
Name of Business:
Type of Business (LLC, LP, etc.):
Contact Information for Key Project Participants:

II.

Project Site Information

Address of Project Site:
Attach Map(s) of Project Site
Legal Description of Project:
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Square Footage and Dimensions of Project Site:
Existing Zoning of Project Site:
Description of Existing Improvements:

III.

Project Information

Name of Project:
Description of Project:

Market and Financial Feasibility of Project:

Public Improvements Necessary for Project:

Project Costs
Construction Costs:
Architectural and Engineering Fees:
Other Professional Fees:
Developer Fee:
TOTAL:
IV.

Financial Information

Proposed Sources of Funds
Permanent Financing:
Equity:
Public Funds:
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Other:
Attach the following documents:
Balance Sheet, dated December 31 of past year and current year-to-date
Income Statement, past calendar year and current year-to-date
Cash Flow Statement, past calendar year and current year-to-date
Project Development Pro Forma
Tenant Occupancy Schedule
Letters of Intent and/or Contracts
Applicant hereby certifies that all information, including all documents and materials submitted
with this Application, are true to his/her best knowledge and belief and are submitted for the
purpose of consideration of assistance in development financing, consistent with and pursuant
to the Owasso Redbud District Project Plan and the Policy Guide.
Applicant:
___________________________
Name (Print)
___________________________
Signature
___________________________
Date
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EXHIBIT D
Small Business Enhancement Application

OWASSO REDBUD DISTRICT PROJECT PLAN, INCREMENT DISTRICT NO. 1
ASSISTANCE IN DEVELOPMENT FINANCING
SMALL BUSINESS ENHANCEMENT APPLICATION
The Application must be fully completed before submission to the Economic Development
Department of the City of Owasso at 200 S. Main Street, Owasso, Oklahoma 74055. The omission
of requested information may result in delays. Please include any supplemental information, as
may be necessary for purposes of analysis.
Business Name:
Address:
Contact Person/Owner:
Phone Number:
Email:
What are the proposed improvements to the property?

What dollar amount are you requesting?
What is the proposed total cost of the improvements? (Please provide any quotes for materials,
supplies, labor as an attachment to this application.)

What is the source(s) of funds that is available to complete the improvements and match the
amount you are requesting?
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What impact would the proposed improvements have on your business? (increased customer
traffic, increased sales, visibility, ability to add a new product or service, etc.)

Why do you believe the proposed improvements are a worthy endeavor for your business?

Is this property owned by someone other than the applicant? If yes, please attach letter from
property owner agreeing to allow requested improvements to occur.
Please attach any additional information (pictures, schematics, documentation, quotes,
accompanying information, etc.) with the application.
Applicant hereby certifies that all information, including all documents and materials submitted
with this Application, are true to his/her best knowledge and belief and are submitted for the
purpose of consideration of assistance in development financing, consistent with and pursuant
to the Owasso Redbud District Project Plan and the Policy Guide.
Applicant:
___________________________
Name (Print)
___________________________
Signature
___________________________
Date
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EXHIBIT E
Employment Generation Assistance Application

OWASSO REDBUD DISTRICT PROJECT PLAN, INCREMENT DISTRICT NO. 1
ASSISTANCE IN DEVELOPMENT FINANCING
EMPLOYMENT GENERATION ASSISTANCE APPLICATION
The Application must be fully completed before submission to the Economic Development
Department of the City of Owasso at 200 S. Main Street, Owasso, Oklahoma 74055. The omission
of requested information may result in delays. Please include any supplemental information, as
may be necessary for purposes of analysis.
I.

Applicant Information

Business Name:
Type of Business (LLC, LP, etc.):
Address:
Contact Person/Owner:
Phone Number:
Email:
II.

Project Information

Name of Project/Business:
Description of Project/Business:
Market and Financial Feasibility of Project/Business:
Public Improvements Necessary for Project/Business:
Projected Number of New Jobs:
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Description of New Jobs:

Description of the Need for Public Assistance:

Impact of Project on Existing Business:

Impact of Project/Business on Community:

Please attach any additional information (pictures, schematics, documentation, accompanying
information, etc.) with the application.
Applicant hereby certifies that all information, including all documents and materials submitted
with this Application, are true to his/her best knowledge and belief and are submitted for the
purpose of consideration of assistance in development financing, consistent with and pursuant
to the Owasso Redbud District Project Plan and the Policy Guide.
Applicant:
___________________________
Name (Print)
___________________________
Signature
___________________________
Date
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