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AGENDA 
URA Finance Committee 

January 12, 2023 
3:00 pm – 4:00 pm 

 

1. Northern Colorado Feeders Supply Reimbursement Request 

This meeting will be held digitally via Zoom. To join this meeting, please use the link below: 

https://us02web.zoom.us/j/88211081978?pwd=S2p5b0ZIU21SRXVMOFUrRFpBa3BVZz09 
 
Meeting ID: 882 1108 1978 
Passcode: 374746 
One tap mobile 
+13462487799,,88211081978#,,,,*374746# US (Houston) 
+16699006833,,88211081978#,,,,*374746# US (San Jose) 
Meeting ID: 882 1108 1978 
Passcode: 374746 
 

Other business: 

 

 

https://us02web.zoom.us/j/88211081978?pwd=S2p5b0ZIU21SRXVMOFUrRFpBa3BVZz09


 

URA FINANCE COMMITTEE 
AGENDA ITEM SUMMARY  

 
 
Staff:  Clay Frickey, Redevelopment Program Manager 
 
Date: January 12, 2023 
 
SUBJECT FOR DISCUSSION  
Northern Colorado Feeders Supply Reimbursement Request 
 
 
EXECUTIVE SUMMARY  
 
Northern Colorado Feeders Supply relocated to the North College corridor and entered into a 
Redevelopment Agreement with the Urban Renewal Authority (URA) on October 10, 2014. The 
Redevelopment Agreement contained $72,472 of costs eligible for reimbursement. The 
Redevelopment Agreement further stated that the URA would pay 46% of the tax increment 
generated by the property annually starting in 2017 until February 1, 2031, or the URA achieves 
full payment of $72,472.  
 
On November 21, 2022, Feeders Supply requested a lump sum payment of all eligible costs. The 
URA has made no payments to Feeders Supply to date. The Redevelopment Agreement permits 
pre-payment without penalty to the URA. A lump sum payment of $72,472 would have minimal 
financial impact to the URA while supporting a long-standing small business. Staff projects that 
the project will generate less tax increment than contemplated by the Redevelopment Agreement. 
Based on staff’s projections, $72,472 could represent as much as 70.7% of the increment 
generated by the project, which exceeds the 46% cost share in the Redevelopment Agreement.    
 
GENERAL DIRECTION SOUGHT AND SPECIFIC QUESTIONS TO BE ANSWERED 
 

1. Does the Finance Committee support the applicant’s request for a lump sum 
reimbursement? 

 
BACKGROUND/DISCUSSION  
 
Northern Colorado Feeders Supply has been operating since 1972. Feeders Supply is a retail 
store and feed manufacturer that sells animal feed and supplies. Feeders Supply relocated to the 
North College corridor in response to a redevelopment of their former location at Linden and 
Willow. Their former location redeveloped into a restaurant and bakery (Ginger and Baker) and 
they sought a new location to keep their business in Fort Collins. Feeders Supply purchased the 
property at 300 Hickory Street and requested the URA’s assistance to offset some costs 
associated with developing the property. On October 10, 2014, the Urban Renewal Authority 
entered into a Redevelopment Agreement with Northern Colorado Feeders Supply. Exhibit C of 
the Redevelopment Agreement contained a list of costs eligible for reimbursement. These 
eligible costs were: 
 



 

Type of Eligible Cost Cost 
Site work/miscellaneous clean-up $3,600 
Abatement/demolition of existing office building $8,750 
Site preparation (excavating/trenching) for new office building $10,350 
Landscape improvements $19,950 
Sidewalk improvements $18,900 
Iron fence along Hickory Street $10,922 
Total Eligible Costs $72,472 

 
The Agreement states that the URA will reimburse Feeders Supply by paying Feeders Supply 
46% of the total tax increment generated by the property each year beginning in 2017 upon 
satisfying the Conditions for Reimbursement in Section 3.2 of the Agreement. Section 3.2 of the 
Agreement requires achieving certain milestones and submitting documentation of the actual 
costs of building the improvements eligible for reimbursement. Staff finds the following related 
to the Redevelopment Agreement: 
 

• Northern Colorado Feeders Supply has submitted sufficient documentation of its eligible 
costs per the Redevelopment Agreement 

• Northern Colorado Feeders Supply has completed the project outlined in the 
Redevelopment Agreement 

• While Northern Colorado Feeders Supply did not complete some of the tasks in the 
Redevelopment Agreement by the Outside Date, Feeders Supply diligently pursued 
remedies and was able to complete the project outlined in the Redevelopment Agreement 

 
This means the URA will reimburse Feeders Supply as the property generates increment rather 
than reimbursing Feeders Supply with a lump sum payment for all eligible costs. The URA has 
not made any payments to Feeders Supply to date.  
 
On November 21, 2022, Feeders Supply requested the URA consider reimbursement via a lump 
sum payment. Section 3.4 of the Redevelopment Agreement allows the URA to pre-pay the 
applicant without penalty. Once the URA has paid the full reimbursement amount, the URA has 
no further obligations.  
 
Tax Increment Generation Overview 
 
Feeders Supply received a Temporary Certificate of Occupancy on June 10, 2015, allowing 
Feeders Supply to begin operating. The County Assessor recognized Feeders Supply as being 
complete in its 2016 reassessment. In 2016 the assessed value of Feeders Supply was $171,970 
compared to the base value of $104,777. This rise in assessed value has meant Feeders Supply 
has been generating tax increment revenue since 2016. The table below shows the amount of tax 
increment Feeders Supply has generated each year since 2016, the total tax increment revenue 
the project has generated to date, and projected tax increment revenues through 2029. 
 
Year Property Value Assessed 

Value 
Tax 
Increment 

Reimbursement 

Base $361,300 $104,777 - - 
2016 $593,000 $171,970 $6,134 $2,821.64 



 

2017 $595,000 $172,550 $6,156 $2,831.76 
2018 $595,000 $172,550 $6,177 $2,841.42 
2019 $597,100 $173,159 $6,426 $2,955.96 
2020 $597,100 $173,159 $6,398 $2,943.08 
2021 $619,200 $179,568 $6,937 $3,191.02 
Total To Date - - $38,228 $17,584.88 
2022-2029 $619,200 $179,568 $63,539 $29,227.94 
Projected Total - - $102,471 $46,812.70 

 
To date, Feeders Supply has generated $38,228 of tax increment revenue. Per the Redevelopment 
Agreement, the URA will pay 46% of the increment generated back to Feeders Supply. This 
means that the URA would have paid Feeders Supply $17,584.88 from 2017 to 2021.  
 
The property value for Feeders Supply has remained stable since the project’s completion in 
2015. If the property value remains stable through the end of the North College Plan Area’s TIF 
generation period, Feeders Supply will generate a total of $63,539 of tax increment from 2023 to 
2029. Of the $63,539, the URA will owe Feeders Supply $29,227.94. This will bring the total 
amount of reimbursement to $46,812.70. This is $25,659.30 below the total amount of eligible 
costs in the Redevelopment Agreement. 
 
Pros and Cons of Lump Sum Payment 
 
Pros Cons 
Supports small business Total contribution as percentage of TIF 

generated will exceed what redevelopment 
agreement contemplated 

Frees up cash later in plan area’s life Impacts cash position in short term 
Relieves administrative burden of annual 
payment 

Sets informal precedent 

 
The lump sum payment requested by Feeders Supply has drawbacks and negatives. The lump 
sum payment would help support a small business that has been in the community for over 50 
years. By reimbursing Feeders Supply for all eligible costs now, it frees up a small amount of 
cash to support other priorities later in the plan area’s life. The lump sum payment will also 
alleviate the administrative burden of reimbursing Feeders Supply annually.  
 
On the other hand, the lump sum payment of all eligible costs will likely mean the URA 
contributing more to the project than initially contemplated. If the value of Feeders Supply stays 
the same, it will mean that the project will only generate $102,471 in tax increment revenue. The 
Redevelopment Agreement stated the URA would pay 46% of the tax increment generated by 
the project annually with a maximum contribution of $72,472. $72,472 is 70.7% of $102,471, 
which exceeds the percentage cost share as contemplated in the Redevelopment Agreement. 
Paying the lump sum now also has a slight negative impact on the URA’s short term cash 
position. Last, this could set an informal precedent where other applicants with active 
Redevelopment Agreements could seek a lump sum payment from the URA in lieu of annual 
reimbursement. 



 

 
Financial Impact 
 
Since Feeders Supply has yet to generate sufficient increment for full reimbursement of eligible 
costs, the URA would have to use reserves to fulfill Feeder Supply’s request for a lump sum 
reimbursement. The North College Plan Area has $3.7 million in available cash. Making a lump 
sum payment to Feeders Supply of $72,472 will have a minimal impact on the North College 
Plan Area’s financial position. 
 
ATTACHMENTS (numbered Attachment 1, 2, 3,…) 
 

1. Northern Colorado Feeders Supply Redevelopment Agreement 



















































January 12, 2023

Northern Colorado Feeders Supply 
Reimbursement Request



Background

• Feeders Supply in business since 1972
• Relocated to 300 Hickory St. in 2014
• Redevelopment Agreement with URA
• Satisfied requirements for reimbursement
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Eligible Costs

Type of Eligible Cost Cost
Site work/miscellaneous clean-up $3,600

Abatement/demolition of existing office building $8,750

Site preparation (excavating/trenching) for new office building $10,350

Landscape improvements $19,950

Sidewalk improvements $18,900

Iron fence along Hickory Street $10,922

Total Eligible Costs $72,472
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Reimbursement Request

• Feeders Supply requested lump sum reimbursement
• Redevelopment Agreement = annual payments
• Pay 46% of tax increment generated

• Redevelopment Agreement allows pre-payment
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Tax Increment Generation Overview
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Year Property Value Assessed Value Tax Increment Reimbursement
Base $361,300 $104,777 - -
2016 $593,000 $171,970 $6,134 $2,821.64
2017 $595,000 $172,550 $6,156 $2,831.76
2018 $595,000 $172,550 $6,177 $2,841.42
2019 $597,100 $173,159 $6,426 $2,955.96
2020 $597,100 $173,159 $6,398 $2,943.08
2021 $619,200 $179,568 $6,937 $3,191.02
Total To Date - - $38,228 $17,584.88
2022-2029 $619,200 $179,568 $63,539 $29,227.94
Projected Total - - $102,471 $46,812.70

Take away: Feeders Supply forecasted to generate less tax 
increment than contemplated in the Redevelopment Agreement



Pros and Cons of Lump Sum Payment
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Pros Cons
Supports small business Total contribution as percentage of TIF 

generated will exceed what 
redevelopment agreement 
contemplated

Frees up cash later in plan area’s life Impacts cash position in short term
Relieves administrative burden of 
annual payment

Sets informal precedent



Question for Finance Committee

Does the Finance Committee support the applicant’s request for a lump 
sum reimbursement?
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