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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. 

 

  2020 IN BRIEF 
 
ADMINISTRATIVE ACTIONS AND ACCOMPLISHMENTS 
The calendar year 2020 was VURA’s fifth 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.  VURA, in 2020, has maintained a cordial and constructive working relationship with 
the City of Victor, grounded in the operational 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.  The VURA financial 
management system includes VURA’s own financial spreadsheet which tracks all revenues and 
expenditures, tabulating these by month, with occasional assistance provided by the CPA firm of Chircop 
and Associates, in Driggs.  In addition a second spreadsheet tracks VURA’s schedule of payments to the 
City of Victor, as it retires the debt that was incurred at its founding and augmented later to fund 
completion of Blue Flax Lane running east-west just north of Dogwood.  These payments are enumerated 
by contract with the City and so scheduled as to apply to the retirement of this debt the TIF revenues that 
are directly attributable to the presence of Blue Flax Lane.    
 
VURA ACTIONS 
During CY 2020 VURA remained in a holding pattern awaiting the first major installments of TIF revenues 
received during the year as elsewhere enumerated, as well as the completion of both the City’s 
Comprehensive Plan Update and the update of its Transportation System Plan.  These plans carry forward 



a succession of past efforts to divine the City’s future.  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.  Certain elements of these past visioning efforts 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.    
 
Drafts of the 2020 updates of both the Transportation System Plan and the Comprehensive Plan have 
been completed and are proceeding through the process of final approval by both the Victor Planning and 
Zoning Commission and the Victor City Council.  These updated plans together represent a major turning 
point in the history of Victor’s downtown.  Founded on an impressive process of public involvement, their 
recommendations carry considerable weight, and they arrive just as the City is experiencing a major 
resurgence in new development.  The Comp Plan’s focus on the City’s diverse neighborhoods provides 
solid direction as does its treatment of the City’s periphery including its outskirts overseen by both the 
County and the City.   
 
 
LOOKING AHEAD TO 2021 
VURA revenues had until 2020 developed only slowly, dampening its capacity to invest further in the 
downtown.  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 November (or sometimes even 
later).   So even though VURA, a State agency, was established by the City of Victor in December 2015, TIF 
revenues have only in 2020 begun to accumulate to the point that VURA can begin to contemplate more 
ambitious investments in the Revenue Allocation Area (TIF District).  The lifetime of any one TIF District or 
“Revenue Allocation Area” is 20 years.  As the appended financial data indicate, VURA revenues are 
growing significantly.  Not only will it have no difficulty in repaying the City for prior debt incurred, but it 
can soon begin to contemplate more ambitious investments in the downtown core.  And of course, formal 
adoption of the just-completed updates of the City’s Comprehensive Plan and its Transportation System 
Plan—expected shortly—will provide considerably more clarity regarding the future direction of 
downtown development.   
 

FISCAL OUTLOOK FOR CALENDAR YEAR 2021 

 
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 current 
TIF District in Victor, would amount to approximately $116,200, or around 40% more than in 2020.  An 
overall annual rate of appreciation of 2% on an initial level of TIF revenue in 2021 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.  
 
LONGER TERM OUTLOOK     
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 2021.  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 (1) commissioning a downtown design enhancement study, (2) 
pursuit of various roadway improvements as laid out in the updated Comp Plan, (3) providing shade 
structures for the summer months and appropriate landscaping, (4) developing a unified downtown 
commercial pedestrian experience (plus trails, paths and associated open spaces), (5) finding ways to 
preserve and upgrade historic structures, and (6) 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 continue to firm up as late property tax 
payments are received in June or July, 2021.  A new City hall now looms as a very significant prospect for 
Victor. VURA stands available to aid this effort and to insure that such a structure becomes a major 
addition to the fabric of the City.   
 
We believe the City of Victor, now more than ever, is at a turning point.  The City now has a Plan that has 
been legitimated by a process of public involvement that by most measures is exceptional.  Few such 
small localities can claim to have done more to elicit the views of their citizens.  Victor now has a solid 
template for the future and VURA is poised to play an important role as this future unfolds.   

 
  



ADDENDUM 
KEY IDAHO STATUTORY PROVISIONS  

REGARDING URBAN RENEWAL AREAS  
(For VURA, Compiled December 8, 2020) 

TERMINOLOGY 

A Revenue Allocation Area (RAA)  established by Victor’s Urban Renewal Plan was officially adopted by the Victor 

City Council in December, 2015.  VURA has the same fiscal year as does the City of Victor, one commencing on 

October 1 and concluding on September 30.  The life-span of an RAA is 20 years.  The Base Assessment is the 

property assessment on January 1 of the year in which the City Council approved the Urban Renewal Plan.  VURA’s 

Plan was approved by Council in December 2015, so the Base Assessment for VURA’s sole current RAA is that on 

January 1, 2015.  This RAA will expire on January 1, 2035.   

Victor’s current RAA resides entirely within an area called the “Eligibility Area”, but our RAA only includes a 

portion of it.  Any future expansion of our existing RAA or the creation of a new RAA must be within the currently 

defined, or later expanded Eligibility Area. This area includes portions of the municipality that have been 

determined to be eligible for the benefits that the Agency can confer.  The criteria for inclusion are established 

under Idaho law.   

The RAA is in fact a Tax Increment Financing (TIF) District though this term is not used in Idaho law.  The RAA, as 

here in Idaho, can also be termed “The Urban Renewal District”.  And though the term, “RAA”, addresses the 

“allocation” (i.e. expenditure)  of urban renewal revenues, it also denotes the space within which those revenues 

must be generated, within one exception.  This exception regards expenditures outside this RAA that are 

necessitated by growth within the RAA.  For example, if such growth elevates demand for sewage treatment 

capacity, some portion of that additional capacity can be satisfied through the addition of infrastructure located 

outside the RAA.  

 PARAMETERS 

As noted in Idaho Statutes 50-2903 (15), “The base assessment roll or rolls of (the) revenue allocation area or 

areas shall not exceed at any time ten percent (10%) of the current assessed valuation of all taxable property 

within the municipality.  It is presumed that this limit applies to the totality of all RAA’s within the City.    

 There are two ways to increase the area served by VURA.  The first is to create a new RAA inside the extant or 

expanded Eligibility Area. The second is to expand an existing RAA.  However, such an expansion of an existing area 

can be undertaken only once.  Further, such an expansion must be contiguous to the existing area and cannot 

exceed 10% of the area within the existing RAA.   

There are occasions when the desire to expand an RAA but by less than 10% of its area could still violate the 

requirement that no more than 10% of the municipality’s total assessed value reside within the RAA or RAA’s.  

  REAL VERSUS PERSONAL PROPERTY 

Real property is land and those things affixed to the land.  Personal property is property not affixed to the land.  

The Base Assessment and all subsequent assessments above Base that establish the “increment” in Tax 

“Increment” Financing (TIF), is the sum of both Real and Personal Property assessments.   Personal property, 

however, is not assessed for residential uses, only commercial/industrial.   

 
 


