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POLICY GUIDE—23rd STREET CORRIDOR PROJECT PLAN 

I. INTRODUCTION 
This Policy Guide outlines the goals and objectives of the 23rd Street Corridor Project Plan 
(“Project Plan”) and Increment District No. 2, City of Bethany (“Increment District”). This 
Guide describes generally how assistance in development financing may be provided by tax 
increment revenues to assist development projects, retail relocations or expansions, small 
businesses, and job generation projects. The Guide also describes how public improvements 
will be selected. Nothing contained in this Policy Guide binds or obligates the City of Bethany 
(“City”) or the Bethany Development Authority (“BDA”). Should the provisions of a 
development agreement or contract approved by the City Council or BDA differ from the 
provisions of the Policy Guide, the development agreement or contract will control.  

II. GENERAL PROCEDURE FOR TIF ASSISTANCE 

A. STEP 1: SUBMISSION OF PROPOSAL OR APPLICATION 
Developers, landowners, or business owners seeking TIF assistance must submit an 
application to the City’s Economic Development Director containing the requirements listed 
for each type of assistance. Application forms for each type of assistance are included as 
exhibits to this Policy Guide. They require the submission of sufficient information to allow 
reviewers to conduct an analysis of the direct and indirect impacts of proposed projects. 

B. STEP 2: REVIEW OF APPLICATION 
1. INITIAL REVIEW 

City staff (Economic Development, Community Development, and the City Manager) will 
conduct an initial review of the application using the guidelines set forth in this Policy Guide, 
general City policies, and may include the following: 

(a) Compatibility with the Project Plan and eligibility criteria; 

(b) Evaluation of the qualifications of the applicant, including financial capacity and 
experience; and 

(c) Economic viability of the proposed project. 

If, after review, staff determines the project to be beneficial to the City and aligned with these 
guidelines and policies, the Economic Development Director shall forward the application to 
the TIF Advisory Committee for review, along with a brief summary report of staff’s initial 
review.  

2. TIF ADVISORY COMMITTEE 

The TIF Advisory Committee will review applications forwarded from the Economic 
Development Director using the guidelines and criteria set forth in this Policy Guide, and 
shall provide a recommendation on whether and how much assistance in development 
financing is merited, and the appropriate performance parameters and requirements. 
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C. STEP 3: AGREEMENT 
Upon recommendation by the TIF Advisory Committee that the proposed project is eligible 
to receive TIF assistance, an agreement between the applicant and the BDA will be presented 
to the applicant. The agreement will obligate the applicant to make ad valorem payments on 
the property and to meet certain density and design criteria consistent with this Policy Guide 
and the City’s ordinances. The development agreement will detail the incremental revenues 
available to pay the TIF assistance, set specific performance standards on which such 
payments are conditioned, and set the timeline upon which they will be paid, subject to 
availability. 

D. STEP 4: CONSIDERATION FOR APPROVAL 
Upon review and discussion regarding the terms of the agreement, the agreement will be 
provided to the Bethany Economic Development Authority (“BEDA”) as an informational 
item and to the BDA (and the City Council, if necessary) for its consideration. 

E. STEP 5: PAYMENT OF TIF ASSISTANCE 
Upon approval by the BDA of the agreement, TIF assistance will be provided as detailed in 
the agreement and as described in Section III below. 

III. TIF ASSISTANCE  
There are four eligible categories of TIF assistance for private development projects within 
the Increment District: (A) Development Project Assistance, (B) Retail Recruitment 
Assistance, (C) Small Business Enhancements, and (D) Employment Generation Assistance. 
Generally, unless described otherwise in this section, assistance in development financing is 
limited to amounts generated by a specific project. 

A. DEVELOPMENT PROJECT ASSISTANCE 
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 (where the impact is almost as significant as a full redevelopment) on 
property within the Increment District. 

1. ELIGIBILITY 

(a) General Criteria. The following criteria will be used to evaluate whether a particular 
project may qualify for incentives: 

(i) The specific project for which assistance is requested must involve an 
investment of at least $100,000.00 in hard construction costs. 

(ii) The developer seeking assistance must either own or have a long-term ground 
lease for the property that it is seeking to develop or renovate. 
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(iii) Projects must follow all design and density standards as adopted by the City 
in its Code of Ordinances.  

(iv) Additional consideration and priority will be given to projects that demonstrate 
some or all of the following: 

(1) Consistency with principles established in the Comprehensive Plan 
2030 for the 23rd Street Corridor, including: 

♦ Vertical mixed use; 

♦ Walkability enhancements (wider sidewalks or multi-use paths, 
shade trees, modest or minimal front building setbacks and 
pedestrian-orientation); 

♦ Signage, landscaping, and architectural features that builds 
upon 23rd Street Corridor’s cultural identity; 

♦ Inclusion of “missing middle” housing types within a mixed-use 
project; or 

♦ Consolidation/removal of curb cuts along 23rd Street. 

(2) Retail or commercial tenant commitments from businesses without an 
existing presence in the City. 

NOTE: Meeting project eligibility criteria does not guaranty approval of assistance. 

(b) Ineligible Uses of Assistance. Development Project Assistance may not be used for 
costs associated with the following purposes: 

(i) The development of single-family homes (unless integrated into a mixed-use, 
pedestrian-friendly development) or for entities that are exempt from paying 
property taxes. 

(ii) Any sales tax generating use or business operating within the boundaries of 
the Project Area on or before May 16, 2019, unless said use or business is an 
expansion of its existing operations. 

(iii) Any sales tax generating use or business that relocates from another location 
within the City on or after May 16, 2019, except to the extent that the 
relocation will create sales tax revenues new to the City or will create new 
direct jobs in the City.  

2. APPLICATION REQUIRED 

A developer seeking Development Project Assistance must submit an application to the City’s 
Economic Development Director. The form of the application is included here as Exhibit A. 
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3. AMOUNT OF ASSISTANCE 

Development Project Assistance shall be limited capped as a percentage of a project’s hard 
construction costs and when a project is completed. The issuance of a Certificate of Occupancy 
by the City shall determine project completion. 

Project 
Completed By: June 30, 2023 June 30, 2027 June 30, 2031 End of Increment 

District 
Percentage of 

Construction Cost 
Assistance Cap: 

12% 10% 8% 6% 

 

The hard costs of the construction of improvements on a project will be determined and 
verified by the TIF Advisory 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 also 
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. 

For projects where sales tax increment will be generated, the amount of sales tax increment 
available for use as Development Project Assistance will be limited to 50% of the City sales 
taxes generated by the project (effectively, 2% of taxable sales). 

B. RETAIL RECRUITMENT ASSISTANCE 
Retail Recruitment Assistance may be available to retail businesses that are new to the City 
or, if not new to the City, that will involve an expansion to such a degree that the expansion 
may be considered a “new” business. 

1. ELIGIBILITY 

(a) The retail business must in whole or in a majority of its operations provide sales of 
goods and services subject to municipal sales tax in accordance with state and city 
laws. 

(b) The retail business must have normal business hours totaling a minimum of forty 
(40) hours per week. 

(c) The retail business must be new to the City or, if not new to the City, an expansion 
of such a degree that the expansion may be considered a “new” business. 

NOTE: Meeting project eligibility criteria does not guarantee approval of assistance. 

2. PROPOSAL REQUIREMENTS 

A retail business seeking Retail Recruitment Assistance must submit an application to the 
City’s Economic Development Director. The form of application is included here as Exhibit 
B. 
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3. ADDITIONAL REVIEW CRITERIA 

City staff (Economic Development, Community Development, and the City Manager) will 
evaluate the public purpose served by the proposed assistance for the business using the 
following criteria: 

(a) The need for the project or business in the City; 

(b) The location and site improvement of a particular project; 

(c) The creation of job opportunities; 

(d) The size of the capital investment involved; 

(e) Increased sales tax potential for the City generally; 

(f) Competition with other localities; and 

(g) Nature and scope of any public improvements to be constructed by or at the expense 
of the retail business. 

4. AMOUNT OF ASSISTANCE 

The maximum payment term for Retail Recruitment Assistance is ten (10) years. Annual 
amounts available for Retail Recruitment Assistance for each individual retail business shall 
be limited to fifty percent (50%) of the City sales taxes generated by that specific retail 
business (effectively, 2% of taxable sales). Retail Recruitment Assistance will be capped at 
$2 million per retail business. 

C. SMALL BUSINESS ENHANCEMENTS 
Beginning July 1, 2021, 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. 

1. ELIGIBILITY 

To be eligible for Small Business Enhancements, projects must: 

(a) Follow design and density standards as adopted by the City; 

(b) Consist of improvements and appearance changes to 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). 
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2. APPLICATION REQUIRED 

A developer seeking Small Business Enhancement assistance must submit an application to 
the City’s Economic Development Director. The form of application is included here as 
Exhibit C. 

3. AMOUNT OF ASSISTANCE 

Small Business Enhancements will consist of a 50% match of the cost of the approved 
improvements. Approved applicants will be reimbursed by BDA 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 $5,000.00. Documentation 
of all reimbursable expenses related to the improvements and physical confirmation of 
improvements must be provided before reimbursement occurs. 

Improvements constructed with a grant from the City’s Business Improvement Grant 
program are ineligible for receipt of Small Business Enhancement assistance, but Business 
Improvement Grants provided to businesses within the Increment District may be paid from 
unobligated increment revenues. 

D. EMPLOYMENT GENERATION ASSISTANCE 
Employment Generation Assistance may be available to light industrial and office businesses 
in support of the creation or expansion of jobs. 

1. ELIGIBILITY 

Employment Generation Assistance may be available to provide start-up or incubator space 
to new and expanding businesses, to promote entrepreneurial opportunities, or to promote 
corporate operations and employment in the Project Area. 

2. APPLICATION REQUIRED 

A developer seeking Employment Generation Assistance must submit an application to the 
City’s Economic Development Director. The form of the application is included here as 
Exhibit D. 

3. AMOUNT OF ASSISTANCE 

The amount of assistance 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.  

E. ALTERNATIVE FORMS OF ASSISTANCE  
The City recognizes that all development projects are unique, and that the four categories of 
TIF assistance laid out in this Policy Guide may not be sufficient for specific projects. 
Developers meeting the criteria or guidelines for any of the four categories described in this 
Policy Guide may propose their own amount or form of TIF assistance by submitting a 
memorandum attachment to their proposal that describes the alternative amount or form of 
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assistance desired for the project and presents justification for the alternative. Alternative 
amounts or forms of assistance must be generated by the specific project for which it is 
requested. Alternative amounts or forms of assistance must receive a positive 
recommendation from the TIF Advisory Committee and be agreed to by BDA. 

F. EXCEPTIONS 
The City recognizes that exceptions in policies for eligibility, types, and amounts of assistance 
may be required for certain projects to move forward. The City may waive certain policy 
guidelines if a sufficient case is made to the TIF Advisory Committee and agreed to by the 
City Council and/or BDA. Developers desiring an exception or waiver must submit a 
memorandum documenting the need for an exception or waiver from the guidelines laid out 
in this Policy, and may be asked to present justification for the request. Exceptions or waivers 
will be considered in the context of a project’s economic and community impacts. 

IV. PUBLIC IMPROVEMENTS 
Increment revenues will be used to pay authorized project costs of public infrastructure, 
facilities, and improvements. Such improvements will proceed in accordance with the 
requirements of the City’s Comprehensive Plan 2030, the City’s Capital Improvements Plan, 
and all applicable design standards and regulations. The TIF Advisory Committee shall 
prepare annually a public improvements implementation schedule, indicating the priority of 
specific public improvements projects within the 23rd Street Corridor, based on the reasonable 
availability of unobligated increment revenue or other City sources, and present the 
recommendations in that schedule to the City for consideration and inclusion in each year’s 
capital improvements budget. 

For scheduled projects that are included in each year’s budget, the TIF Advisory Committee 
will: 

• Review concepts and designs for individual projects and, when public competitive 
bidding procedures are to used, to develop recommendations to the City relating to 
the bids and specifications to be advertised and constructed with increment funds; 

• Consider and make recommendations concerning the engagement and selection of 
certain professional consultants, architects, or engineers in regard to individual 
projects; 

• Review submitted bids and proposals received in response to any advertised public 
construction project to be funded with increment revenues; and 

• Make recommendations to the City concerning selection of contractors. 

V. GLOSSARY OF TERMS 
Terms used throughout this Policy Guide are further defined as follows: 

23rd Street Corridor Project Plan:  The document approved by the City Council of the City of 
Bethany on April 16, 2019, by the adoption of Ordinance No. 1971, which became effective as 
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of May 16, 2019, and that established Increment District No. 2, City of Bethany, pursuant to 
and consistent with the Oklahoma Local Development Act.  

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:  Increment District No. 2, City of Bethany. This is the area from which 
increment is generated. The geographic boundaries of the Increment District are illustrated 
by the yellow shaded parcels in Exhibit A of the Project Plan, and are described in Exhibit C 
of the Project Plan.  

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 
Oklahoma 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 ninety percent (90%) of the City’s undedicated sales tax 
revenues generated by each project within the Increment District undertaken pursuant to an 
approved development or other assistance agreement, under which assistance in 
development financing is provided from sales tax. The City’s undedicated sales tax rate is 
3.3%, resulting in an effective incremental sales tax rate of 2.97%.  

Light Industrial Business: A business location where products (including digital products) 
are manufactured for end users. Products may include, but are not limited to, shoes, clothing, 
furniture, electronics, software/computer technology, lights, hardware, and household items.  

Office Business:  A business location where corporate administrative and strategic  functions 
for a firm or institution are carried on. Corporate administrative and strategic functions may 
include, but are not limited to, strategic planning, corporate communications, marketing, 
finance, human resources, information technology, and corporate governance. 

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.  

Project Area:  The area within which project activities occur and where increment may be 
expended. For purposes of the Project Plan, the Project Area is illustrated in Exhibit A of the 
Project Plan and described in Exhibit B of the Project Plan.  

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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TIF Advisory Committee: A committee established by the City composed of the following: (1) 
three (3) members of City Council to be appointed by the Mayor, one of whom shall serve as 
chair, (2) the City’s Economic Development Director (or another designee of the City 
Manager); (2) the City’s Finance Director (or his/her designee); (3) the City’s Community 
Development Director; and (4) the City Engineer (or his/her designee). The TIF Advisory 
Committee shall be responsible for: (a) reviewing requests for assistance in development 
financing using the criteria and guidance provided in this Policy and providing a 
recommendation to the City Council and/or BDA on terms of assistance for any private 
development project requesting assistance; and (b) consideration and development of plans, 
recommendations, and/or proposals to the City Manager, City Council and/or BDA, as 
appropriate, concerning funding, financing, priority, and scheduling of public improvements 
projects for the Project Area as non-obligated increment becomes available for such purposes. 

TIF Assistance:  Public funds provided to a developer pursuant to an approved agreement 
with BDA to assist in a project. Referred to in the Project Plan as “Assistance in Development 
Financing.” TIF Assistance is provided only for projects that are determined, in the City’s 
and/or BDA’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. 
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