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VETERANS DRIVE
ECONOMIC DEVELOPMENT PROJECT PLAN

I.

DESCRIPTION OF PROJECT

This Veterans Drive Economic Development Project Plan (the “Project Plan”) describes
an economic development project that contemplates the prospective development of affordable
housing serving primarily the military personnel serving at Altus Air Force Base and their families,
along with complementary commercial retail in the immediate vicinity. The City of Altus,
Oklahoma (the “City”) is home to Altus Air Force Base, the United States Air Force training base
for C-17, KC-46 and KC-135 aircrews. Established in 1943 as Altus Army Airfield, the host unit
at Altus AFB is the 97th Air Mobility Wing (97 AMW), assigned to the Nineteenth Air Force (19
AF) of the Air Education and Training Command (AETC). The wing's mission is to provide C17 Globemaster III, KC-135 Stratotanker and KC-46 Pegasus training programs for up to 3,000
flight crew and aircraft maintenance students annually. More than 70 percent of active duty base
personnel are resourced for multi-family housing options from their basic allowance for housing
(BAH). In accordance with the Undersecretary of Defense for Personnel and Readiness’ policy,
76% of BAH is allocated for rent and 24% for utilities. The average BAH rate an Altus Airman
receives is approximately $1000 per month; with about $760 of it apportioned to rent, military
members end up paying out of pocket for suitable housing. Further, a housing specific task force
found that housing options currently available exist at a price point more suited to the upper ranks
of E-9 and O-4 to O-6 while the majority of base members fall within the ranks of E-1 to E-8 and
O-1 to O-3. This significant deficit of available housing within the City negatively impacts
economic development opportunities and creates a resiliency issue for Altus Air Force Base.
Specifically, the effect of rising housing costs, extremely low vacancy rates within the City, the
unique nature of Air Force Base housing needs for military families desiring to live off-base, and
the expected future growth in elderly population have all contributed to circumstances that place
significant financial burdens on those families seeking affordable housing options and create
impediments to the continued economic growth of the City.
The City proposes to cause to be developed approximately 250 acres of City owned
property to spur development of multi-family and single family housing, support commercial
development in the immediate area, and provide public infrastructure and quality of life
enhancements that will benefit the City (collectively, the “Project”). The City recognizes the
difficulty in development of the area due to significant costs necessary to correct current conditions
at the planned Project site, including specifically the significant infrastructure and utility
improvements necessary to support the development project. The purpose of the Increment
District (as defined herein) is to promote economic development in the City by incentivizing
capital investment in undeveloped property in order to enhance the tax base and create employment
opportunities within the City.
The City projects an aggregate capital investment in excess of $40.5 million to construct
an estimated 300 housing units, along with limited commercial development along the east side of
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N. Veteran’s Drive. The City proposes to encourage the magnitude of the capital investment by
providing a mechanism to offset a portion of the costs associated with the Project, and to provide
quality of life amenities serving the new residential units and surrounding areas. Certain Project
Costs have been identified that will improve publicly owned facilities and infrastructure, including
(i) the replacement of an aging water main, (ii) water, sewer, drainage, and electric infrastructure
serving the developed area, and (iii) design and construction of a family sports park (collectively
referred to herein as the “Infrastructure Improvements”), and these improvements are estimated
to cost approximately $16,145,000, and will be funded in part from the incremental revenues
described herein, along with Department of Defense Grant Funds, Oklahoma Development
Finance Authority funds through the Military Pooled Finance program of the Oklahoma Tax
Commission, MAPs for Altus Sales Tax Funds, and other federal, state, and or local funds as may
become available. The Infrastructure Improvements are collectively referred to herein as the “TIF
Projects,” and the costs associated therewith (along with related Organizational Costs) are referred
to herein as the “Project Costs”.
The City will recoup a portion of the costs of the Infrastructure Improvements, along with
upfront Organizational Costs, from the TIF Revenues (as defined herein) derived from the
Increment District (as defined herein). The TIF Revenues will be used to pay the costs of the
Infrastructure Improvements, and/or pay debt service on obligations issued to pay the costs of the
Infrastructure Improvements. All costs related to the Infrastructure Improvements are projected
be expended and the related improvements completed by approximately March 2024.
Based on the proposed Project, the commercial and residential development within the
Increment District could result in a potential total taxable capital investment of approximately
$40.5 million. The actual amount of capital investment will be largely dependent on the specific
nature of the commercial and residential developments. Please see Exhibit “E” for a more detailed
description of projected development within Project Area (as defined herein). Please see Exhibit
“F” for a Preliminary Site Development Plan for Phase One of the proposed community housing
project.

II.

PROJECT AREA AND INCREMENT DISTRICT BOUNDARIES

The Increment District is the specific geographic area within which the identified tax
increments will be generated and utilized as set forth in this Project Plan (referred to herein as the
“Increment District”). The Project Area is the area within which all project activities, including
construction of the supporting public improvements, will take place (referred to herein as the
“Project Area”). The Increment District is located entirely within the Project Area. Most of the
contemplated project activities will occur within the boundaries of the Increment District, however
certain project activities may occur outside the boundaries of the Increment District but within the
Project Area. A map showing the Increment District is attached as Exhibit “A”. The legal
description of the Increment District is set forth in Exhibit “B”. A map showing the Project Area
is attached as Exhibit “C”. The legal description of the Project Area is set forth in Exhibit “D”.
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III.

ELIGIBILITY OF PROJECT

The Increment District is undeveloped and/or underdeveloped within the meaning of
Article 10, §6C of the Oklahoma Constitution and the Local Development Act, 62 O.S. §850, et
seq. (the “Local Development Act”). The Increment District is located in a reinvestment area (as
defined in Section 853(17) of the Local Development Act) and is therefore eligible for assistance
under the Local Development Act.
The Increment District comprises an area where investment, development and economic
growth have not occurred, and which requires significant public infrastructure improvements to
serve as a catalyst to expand employment opportunities, to attract major investment in the area,
and to enhance the tax base.

IV.

OBJECTIVES

The purpose of the Project and the Increment District is to support the achievement of the
economic development objectives of the City in order to:
A.
Address a critical affordable housing deficit in the Altus market that creates a
quality of life issue for the military families who make Altus their home as well as a resiliency
issue for Altus Air Force Base.
B.
Create a residential and commercial development opportunity within the City that
will act as a catalyst for additional development within the community;
C.

Attract major investment in the area;

D.

Serve as a catalyst for retaining and expanding employment in the area;

E.
Promote economic development to increase tax revenues, raise property values, and
improve economic stability;
F.

Preserve and enhance the tax base; and

G.
Make possible investment, development and economic growth which would
otherwise be difficult or impossible without the TIF Projects and the apportionment of ad valorem
taxes from within the Increment District.

V.

FINANCIAL IMPACTS

The proposed private development will generate tax increments necessary to pay all or a
portion of the authorized costs of the Project. Without the proposed Increment District, significant
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development within the area would be unlikely and as a result, any significant increases in ad
valorem taxes would not occur.
The proposed development Project does not create a significant increase in demand for
services or costs to the affected taxing entities other than the City, whose public sector costs will
be offset by apportioned tax increments as provided in this Project Plan.
The affected ad valorem taxing jurisdictions are Jackson County, the Jackson County
Health Department, Southern Prairie Library System, Jackson County Emergency Medical
Services District, Southwest Technology Center Vo-Tech District No. 27 (the “Technology
Center”), and Independent School District No. 18 of Jackson County, Oklahoma (Altus Public
Schools, and referred to herein as the “School District”). The general and intangible impacts on
the affected taxing jurisdictions from implementation of this Project Plan are positive and include
the achievement of the objectives set forth in Section IV of this Project Plan.
The creation of the Increment District will allow the City to apportion the incremental
increase in ad valorem tax revenues generated through construction of the residential and
commercial developments within the Increment District for the purpose of paying Project Costs,
either through direct payment and/or reimbursement and/or paying debt service on tax
apportionment bonds or notes (collectively, the “TIF Bonds”), which may be issued in one or
more series by a public trust created under Title 60, Oklahoma Statutes 2011, Section 176 et seq.,
for the benefit of the City and including any interest, capitalized interest and other related financing
costs. The proceeds of any such TIF Bonds (if issued) shall be utilized for the Project Costs.
It is anticipated that a successful development will result in significant long term benefits
to the affected ad valorem taxing jurisdictions without causing significant (if any) negative impact
on the existing tax base during the term of the Increment District. The formation of an Increment
District should result in no net loss in existing ad valorem tax revenue to each of the affected ad
valorem taxing jurisdictions. The formation of the Increment District will cause the affected ad
valorem taxing jurisdictions to forgo a portion of any new incremental ad valorem tax revenue
generated from real and personal property values during the term of the Increment District, but
will not affect the existing ad valorem tax base within the Increment District. Upon expiration of
the Increment District, the affected ad valorem taxing jurisdictions could see an aggregate net gain
in annual ad valorem tax revenues of approximately $420,535.80 (based on an initial total capital
investment of approximately $40.5 million. During the term of the Increment District,
approximately 11.75% of TIF Revenues (as defined herein) will be reserved to the Technology
Center as a capital impact offset. The Technology Center plays a critical role in partnership with
Altus Air Force Base, providing much of the technical training to maintenance personal (military
and civilian) serving the Air Education and Training Command missions. This amount is
estimated to total approximately $1,025,441, ranging from $6,102 to $49,426 per year, which will
be apportioned directly to the Technology Center. The annual amount apportioned to the
Technology Center will be calculated as the portion of the TIF Revenues representing the
Technology Center’s aggregate tax levy rate.
Potential impacts on the ad valorem taxing jurisdictions include population growth and the
demand for services created thereby. The direct impact on each ad valorem taxing jurisdiction is
4
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the loss of a portion of the new ad valorem tax increment revenues during the period of
apportionment. An additional impact on the School District is that the new valuation of the
Increment District will not count for, and will therefore limit, the bonding capacity of the School
District. However, the School District does realize additional revenue from other sources on a per
pupil basis. These impacts may be mitigated by any increase in valuation of property outside the
Increment District (for example, successful development enhances the property values
surrounding the Increment District), and by any increase in new housing outside the Increment
District (for example, successful development results in net population gain to the City creating
demand for new housing outside the Increment District).
The proposed Project does not create a significant increase in demand for utility services
from the City, and any increase in public sector costs should be more than offset by apportioned
tax increments as provided in this Project Plan. The proposed development within the Increment
District should generate increases in annual utility revenues.

VI.

STATEMENT OF PRINCIPAL ACTIONS

Implementation actions for the project, including all necessary, appropriate and supportive
steps, will consist of the following:
A.
Site preparation, planning and construction of public improvements necessary to
support the development project;
B.
Acquisition by private developers of any additional properties necessary for the
development project including connecting public easements;
C.
Negotiation, preparation, execution, and implementation of development
agreements, including agreements for financing and construction by private developers, as
authorized by the Local Development Act. Such agreements may include the granting of
incentives for private developers to complete certain improvements within the project area;
D.
Issuance of tax apportionment bonds or other debt issuance necessary to provide
funds for Project Costs;
E.
All other actions necessary and appropriate to carry out the development project
as authorized by the Local Development Act.

VII.

ESTABLISHMENT OF INCREMENT DISTRICT NO. 4, CITY OF ALTUS

Increment District No. 4, City of Altus shall be created upon adoption of an Ordinance of
the City Council of the City approving this Project Plan. The Increment District shall comprise
one hundred percent (100.0%) of the total equalized assessed value of real and personal property
within the boundaries of the Increment District. The base assessed value (as described in Section
5
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862 of the Local Development Act) of the Increment District shall be calculated as an amount
equal to one hundred percent (100.0%) of the initial equalized assessed value of real and personal
property within the boundaries of the Increment District. In accordance with the provisions of the
Local Development Act, one hundred percent (100%) of the increments of real and personal
property ad valorem taxes generated within the Increment District, in excess of the real and
personal property ad valorem taxes generated from the base assessed value of the Increment
District, as such increments are determined and defined pursuant to the Local Development Act
(collectively, the “TIF Revenues”, and said amount representing one hundred percent (100.0%)
of the total new ad valorem tax revenues generated within the boundaries of the Increment
District), shall be apportioned as follows: (i) an amount equivalent to the portion of the TIF
Revenues (as determined annually by the Jackson County Assessor) generated by the Technology
Center’s aggregate tax levy rate (approximately 11.75% based on 10.17 mills out of a total of 86.53
mills for tax year 2020) shall be apportioned to the Technology Center to offset the capital impact
of the Air Education and Training Command missions (referred to as the “Technology Center
Allocation”); (ii) all TIF Revenues less the Technology Center Allocation shall be apportioned to
the City to pay (or reimburse the payment of) the costs of the Infrastructure Improvements (in an
amount not to exceed $16,145,000) and the Organizational Costs (estimated at $35,000); and (iii)
all remaining amounts (if any) of TIF Revenues shall be apportioned to the affecting taxing
jurisdictions in proportion to the allocation that the taxing jurisdictions would ordinarily receive
from the increased assessed values, in the absence of the Increment District, excluding sinking
fund levies (as set forth in Sections 853(9), 853(14)(i) and 854(4) of the Local Development Act;
provided that any portion of the TIF Revenues allocated to the School District shall be for the
purpose of providing a specific revenue source for capital expenditures (and any related
financing costs) for the benefit of the School District. The apportionment of the TIF Revenues
shall continue for that period required for the payment of the Project Costs (including any interest,
capitalized interest, and other related financing costs), or a period not to exceed twenty-five (25)
full fiscal years (ending June 30, 2046, and referred to as the “Expiration Date”), whichever is
less.

VIII. PROJECT AND INCREMENT DISTRICT AUTHORIZATIONS
A.
Upon adoption of an Ordinance of the City Council of the City approving this
Project Plan, the City is hereby designated and authorized as the public entity to carry out and
administer the provisions of this Project Plan and to exercise all powers necessary or appropriate
thereto, including, without limitation, those powers described in Section 854 of the Local
Development Act.
B.
The City may create a new public trust with the City named as its beneficiary,
and/or designate an existing public trust with the City named as its beneficiary (said public trust
referred to herein as the “Authority”), and said Authority shall be the public entity designated by
the City to assist in carrying out and administering the provisions of this Project Plan and
authorized to exercise all powers necessary or appropriate thereto pursuant to Title 62, Section 854
of the Local Development Act, except for approval of this Project Plan and those powers
6
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enumerated in paragraphs 1, 4, 7, and 16 of that section, which powers shall be reserved to the
City.
C.
The person in charge of implementation of this Project Plan in accordance with the
provisions, authorizations and respective delegations of responsibilities contained herein is Mr.
Gary Jones, City Manager. Mr. Jones, or his successor as City Manager, is authorized to empower
one or more designees to exercise responsibilities in connection with project implementation.

IX.

BUDGET OF ESTIMATED PROJECT COSTS TO BE FINANCED FROM
INCREMENT DISTRICT NO. 4

Project Costs to be financed by the apportionment of TIF Revenues from the Increment
District include: (i) the planning, design, and construction of the Infrastructure Improvements in
an amount not to exceed $16,145,000; (ii) the payment of assistance in development financing (as
authorized by Section 853(14)(o) of the Local Development Act) to a third party as reimbursement
for the payment of Project Costs; and (iii) the costs incurred or to be incurred by or on behalf of
the City or the Authority in implementing and administering this Project Plan, including, but not
limited to, payment and/or reimbursement of costs advanced in connection with the preparation
and approval of this Project Plan, administrative costs, organizational costs, professional service
costs, financing costs and fees, and principal, interest (including capitalized interest), and
prepayment premium paid on debt service and/or any reimbursement obligation. The
Organizational Costs associated with the creation and implementation of the Increment District
are preliminarily estimated at $35,000.
The total estimate of Project Costs that may be made available for improvements from
apportioned tax revenues is $16,180,000 (including all engineering, construction, and planning
costs). Apportioned tax revenues in excess of the amounts needed for Project Costs may be utilized
if necessary (x) to pay interest and other financing costs, as well as to fund any capitalized interest
and reasonably required reserves associated with obligations issued to fund said improvements;
and/or (y) to pay the direct administrative costs incurred or to be incurred by or on behalf of the
City or the Authority in implementing and administering this Project Plan (as contemplated in Title
62, Section 853(14)(e) of the Local Development Act).
The total cost of the Infrastructure Improvements is estimated at $16,145,000. The portion
of the Project Costs of the Infrastructure Improvements to be paid from the TIF Revenues is a
fixed, not to exceed amount (plus any amounts necessary to pay interest, capitalized interest, costs
of issuance, and establish reserve funds in connection with the issuance of TIF Bonds and any
amounts necessary to pay or reimburse the costs incurred or to be incurred by or on behalf of the
City or the Authority in implementing and administering this Project Plan, including any interest
component pursuant to a reimbursement obligation). The Infrastructure Improvements represent
Project Costs that will improve publicly owned facilities and infrastructure. The Organizational
Costs are an estimated total amount of preliminary costs incurred by the City in connection with
the establishment of the Increment District.

7

DRAFT Project Plan Dated: 04/26/2021

X.

METHODS OF FINANCING PROJECT COSTS, EXPECTED SOURCES OF
REVENUES, AND TIME WHEN COSTS OR MONETARY OBLIGATIONS ARE
TO BE INCURRED

A.
Methods of Financing. It is expected that the Project Costs will be directly paid
by the City (or a third party developer on behalf of the City) and reimbursed from TIF Revenues.
Alternatively, certain Project Costs may be paid from the proceeds of any TIF Bonds and payment
of principal and interest due on such TIF Bonds will be paid from available TIF Revenues. Certain
other costs of the TIF Projects may be paid from such other funds of the City as may be lawfully
used for the purposes hereinabove stated.
B.
Expected Sources of Revenues. The payment or reimbursement of Project Costs,
including any interest component on reimbursed funds and any principal, interest, and premium
on any TIF Bonds, will be made from TIF Revenues. In accordance with the provisions of the
Local Development Act, one hundred percent (100%) of the TIF Revenues, are to be apportioned
and set aside from all other ad valorem taxes levied within the Increment District, to be used
exclusively for:
(i)

the payment of Project Costs incurred in connection with the development,
construction, or implementation of the TIF Projects;

(ii)

the reimbursement of a third party developer (pursuant to a development
agreement with the City or the Authority), the City, or any agency thereof
(including the Authority), which has paid Project Costs from funds which were not
increments derived from the Increment District, but only to the extent that such
sums were actually paid or, in the case of reimbursement of third party developer,
constitute an interest component on sums that were actually paid;

(iii)

the payment of principal, interest and premium, if any, on any TIF Bonds issued
pursuant to Section 863 of the Local Development Act (including pledging as
security for such payments);

(iv)

the payment, if required, of amounts necessary to satisfy or replenish any reserve
requirement established with respect to any TIF Bonds; and

(v)

the establishment and payment of a specific revenue source for affected taxing
entities pursuant to Sections 853(9), 853(14)(i), and 854(4) of the Local
Development Act.

Pursuant to the Local Development Act, the TIF Revenues apportioned hereunder shall be
transferred by the Jackson County Treasurer to a special fund to be known as the
“Increment District No. 4 - Apportionment Fund” (hereinafter, the “Apportionment
Fund”), which fund will be held by and be the property of the City (except that such fund
may also be held by the Authority or a trustee acting on behalf of the Authority). No
portion of the TIF Revenues and no portion of the Apportionment Fund shall constitute a
8
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part of the general fund of the City. TIF Revenues shall be apportioned as follows: (i) the
Technology Center Allocation for the applicable tax year shall be apportioned to the
Technology Center; (ii) the TIF Revenues (as determined annually by the Jackson County
Assessor) less the Technology Center Allocation shall be apportioned to the City to pay (or
reimburse the payment of) the costs of the Infrastructure Improvements (in an amount not
to exceed $16,145,000) and the Organizational Costs (estimated at $35,000); and (ii) all
remaining amounts of TIF Revenues, if any, shall be apportioned to the affecting taxing
jurisdictions in proportion to the allocation that the taxing jurisdictions would ordinarily
receive from the increased assessed values, in the absence of the Increment District,
excluding sinking fund levies (as set forth in Sections 853(9), 853(14)(i) and 854(4) of the
Local Development Act; provided that any portion of the TIF Revenues allocated to the
School District shall be for the purpose of providing a specific revenue source for capital
expenditures (and any related financing costs) for the benefit of the School District.
The apportionment of ad valorem taxes pursuant to this section shall terminate upon the
final payment of, or reimbursement for, all Project Costs incurred in connection with the
projects listed in this Project Plan, and the payment of all outstanding principal, accrued
interest, and premium due on the TIF Bonds; provided, however, that in no case shall the
apportionment of revenues pursuant hereto extend beyond the Expiration Date.
In the event that any portion of the principal of or interest on the TIF Bonds, issued in
connection herewith, or any amount due and owing for reimbursement under a
development agreement entered into by the City, remains unpaid as of the Expiration Date,
then the Increment District shall not terminate until the increment apportioned during the
term of the Increment District is actually received by the Apportionment Fund, even if the
receipt of such revenues occurs subsequent to the Expiration Date.
C.
Time When Costs Or Monetary Obligations Are To Be Incurred. It is
estimated that the time frame for incurring the costs of the Infrastructure Improvements and the
Organizational Costs will be within approximately three years from the date of approval of this
Project Plan. It is anticipated that all Project Costs will be directly paid or reimbursed from
apportioned TIF Revenues, provided, however, certain Project Costs may be paid from proceeds
of TIF Bonds.
D.

Flow of Funds; Excess Revenues.

During the term of the Increment District, TIF Revenues (excluding such portions allocated
to affected taxing entities) shall be utilized as follows:
FIRST:

The payment of principal, accrued interest, and premium, if any, due on the
TIF Bonds;

SECOND:

If applicable, transfers to any debt service reserve established in connection
with the TIF Bonds in such amounts as may be necessary to restore the
reserve to its prescribed levels;
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XI.

THIRD:

The payment and/or reimbursement of authorized Project Costs (including
any interest component pursuant to a development agreement);

FOURTH:

If applicable, the prepayment of principal on any TIF Bonds until such time
as all TIF Bonds are retired; and

FIFTH:

Upon retirement of all TIF Bonds (if any) and payment of all Project Costs
(including any interest component pursuant to a development agreement),
any remaining TIF Revenues shall be transferred to the various ad valorem
taxing jurisdictions, in the same percentages as originally collected, as
determined by reference to the millage levied by each of the various ad
valorem taxing jurisdictions for the related tax year, excluding sinking fund
levies, consistent with the provisions of the Local Development Act.

FINANCING REVENUE SOURCES

The TIF Revenues are expected to finance all or a portion of the Project Costs authorized
by Section IX. Based on the initial projections of incremental ad valorem tax revenue, it is
estimated that approximately $8.725 million could be generated by the incremental increase in ad
valorem tax revenue during the term of the Increment District, with approximately $7.7 million
available for allocation to Project Costs (including any interest, capitalized interest and other
related financing costs) and approximately $1.025 million apportioned to the respective ad valorem
taxing entities. The initial projections of TIF Revenues are based upon an estimated $40.5 million
initial taxable capital investment, an 12.0% assessment rate for real property and an 10.0%
assessment rate for personal property, and an approximately 86.53 mill levy within the Increment
District.
The calculation of projected TIF Revenues will be refined based upon (i) the actual
effective ad valorem tax rate and base assessed valuation, as determined from time to time by the
Jackson County Assessor and subject to change by voters of the applicable taxing jurisdictions at
an election(s) held for such purpose, (ii) the total taxable capital investment and taxable inventory
levels resulting from development within the Increment District, and (iii) the timing of the
development.
The realization of the TIF Revenues is directly dependent on the successful construction
of the housing and commercial development projects contemplated by this Project Plan within the
Increment District during the term of the Increment District. The Authority and/or the City may
enter into economic development agreements with a third party developer(s) or any other parties
as required by the Local Development Act.
Certain TIF Projects may be designed and/or constructed by the City. Authorized Project
Costs, or the payment of debt service on TIF Bonds issued to pay Project Costs, will be paid from
TIF Revenues by the City or the Authority, and may include (i) reimbursement of the City or the
Authority for certain public improvements constructed from other available funds, and (ii) assistance
in development financing (as authorized by the Local Development Act) to a third party developer(s)
10
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for certain public infrastructure and/or other site improvements constructed on behalf of the City in
furtherance of the purposes of this Project Plan. The financing of the projected private development
in the area may be provided by private equity and private mortgage financing, secured by the private
developments.

XII.

PUBLIC REVENUE ESTIMATED TO ACCRUE FROM THE PROJECT AND
OTHER ECONOMIC IMPACTS

The increase in ad valorem tax revenues, of which portions will serve as the revenue source
for financing the Project Costs authorized by Section IX of this Project Plan, are the public
revenues directly attributable to the project defined by establishment of the Increment District.
Over the approximately twenty five (25) year duration of the Increment District, the incremental
ad valorem tax revenue is expected to total approximately $8.725 million, with approximately $7.7
million allocated to Project Costs and approximately $1.025 million allocated to affected taxing
entities. Additionally, the various taxing jurisdictions may realize additional ad valorem tax
revenues from any additional development outside the boundaries of the Increment District.
Construction of the improvements and subsequent development should have a considerable
positive impact on total employment in the City’s metropolitan area, including temporary
construction jobs and permanent positions in retail and other commercial establishments. The
actual amount of jobs, payroll, and capital investment will be largely dependent on the specific
commercial establishments that ultimately locate in the area. Indirect impacts (associated with the
employment and income which result from the provision of inputs in support of the primary
activity), and induced impacts (associated with the wages and jobs resulting from changes in
household expenditures which come about through direct and indirect employment) will also result
in additional growth in the City’s metropolitan area.
This Project Plan includes certain projections and estimates, which are based on the current
expectations or beliefs of third party developer(s) and are subject to uncertainty and changes in
circumstances. Actual results may vary materially from the expectations contained herein due to
changes in economic conditions, market demand and other factors affecting the development of
the Project.

XIII. PRIVATE AND PUBLIC INVESTMENTS EXPECTED FOR THE PROJECT
The publicly financed Project Costs (including costs of the Infrastructure Improvements
and Organizational Costs) in the estimated aggregate total amount of $7.7 million, as authorized
by this Project Plan, represent approximately 13.6% of the projected total public and private
investment for the Project, which including anticipated expenditures by or on behalf of commercial
or governmental entities locating within the Increment District, is expected to exceed $56.6
million.

11

DRAFT Project Plan Dated: 04/26/2021

XIV. MISCELLANEOUS PROVISIONS
The property within the Increment District has historically been zoned agriculture. The
proposed Project conforms to the comprehensive plan for the City, as amended. No changes in
the ordinances (other than minor zoning adjustments) of the City are contemplated under this
Project Plan, and the residential component of the Project will conform to a planned unit
development, as the same may be amended from time to time.
[Remainder of Page
Left Blank Intentionally]
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EXHIBIT “A”
MAP OF INCREMENT DISTRICT NO. 4

The boundaries of Increment District No. 4, City of Altus are contiguous with City owned property
located in the west half of Section 15, Township 2 North, Range 15 West of the Indian Meridian,
Jackson County, Oklahoma. The subject property is located along the east side of N. Veteran’s
Drive, south of E. Falcon Road, north of E. Broadway St. (US Highway 62), and west of Altus Air
Force Base. The approximate Increment District boundaries are shown in blue below. Please see
Exhibit “B” for a legal boundary description of Increment District No. 4.
[See map on following page]
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EXHIBIT “B”
INCREMENT DISTRICT LEGAL DESCRIPTION

INCREMENT DISTRICT NO. 4
An area located entirely in Jackson County, Oklahoma, more particularly described as
follows:
The West Half (W/2) of Section Fifteen (15) in Township Two (2) North of Range
Twenty (20) West of the Indian Meridian, Jackson County, Oklahoma, LESS AND
EXCEPT the following tracts of land as conveyed by Deeds recorded in the Jackson
County Clerk's Office:
LESS AND EXCEPT: 1.0 acre conveyed by Warranty Deed recorded in Book 21
of Deeds, Page 171; AND LESS AND EXCEPT 1.0 acre conveyed by Warranty
Deed recorded in Book 49 of Deeds, Page 137; AND LESS AND EXCEPT 6.2
acres, more or less, conveyed by Warranty Deed recorded in Book 53 of Deeds,
Page 557; AND LESS AND EXCEPT 2.8 acres conveyed by Warranty Deed
recorded in Book 108, Page 171; AND LESS AND EXCEPT a tract conveyed by
Quit Claim Deed recorded in Book 114, Page 169; AND LESS AND EXCEPT a
tract conveyed by Warranty Deed recorded in Book 223, Page 101-2; AND LESS
AND EXCEPT a tract conveyed by Warranty Deed recorded in Book 288, Page
221-222; AND LESS AND EXCEPT a tract conveyed by Warranty Deed recorded
in Book 309, Page 105-6; AND LESS AND EXCEPT TRACT TWO of Warranty
Deed recorded in Book 325, Page 166-167; AND LESS AND EXCEPT a tract
conveyed by Quit Claim Deed recorded in Book 325, Page 168-169; AND LESS
AND EXCEPT a tract conveyed by Warranty Deed recorded in Book 594, Page
409-410; AND LESS AND EXCEPT a tract conveyed by Warranty Deed recorded
in Book 650, Page 171-172; AND LESS AND EXCEPT a tract conveyed by
Warranty Deed recorded in Book 650, Page 173-174; AND LESS AND EXCEPT
a tract conveyed by Warranty Deed recorded in Book 741, Page 415-416; AND
LESS AND EXCEPT a tract conveyed by Warranty Deed recorded in Book 741,
Page 417-418; AND LESS AND EXCEPT 2.0 acres, more or less, conveyed by
General Warranty Deed recorded in Book 788, Page 587-590; AND LESS AND
EXCEPT 3.47 acres, more or less, conveyed by Warranty Deed recorded in Book
861, Page 734-735.
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EXHIBIT “C”
MAP OF PROJECT AREA
The boundaries of the Project Area associated with Increment District No. 4, City of Altus
contain an area comprising all or a portion of six (6) sections bordered on the south by E.
Ridgecrest Road, on the east by N 2070 Road, on the north by E. Tamarack Road, and on the west
by N. Park Lane (N 2050 Road). The approximate boundaries of the Project Area are shown in
yellow below, and contain the Increment District area shown in blue below. Please see Exhibit
“D” for a legal boundary description of the Project Area.
[See map on following page]
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EXHIBIT “D”
PROJECT AREA LEGAL DESCRIPTION

INCREMENT DISTRICT NO. 4 PROJECT AREA
An area located entirely in Jackson County, Oklahoma, more particularly described as
follows:
SECTIONS 9, 10, 15, 16, 21, AND 22, ALL LYING WITHIN TOWNSHIP TWO (2) NORTH,
RANGE TWENTY (20) WEST OF THE INDIAN BASE AND MERIDIAN, JACKSON COUNTY,
STATE OF OKLAHOMA, ACCORDING TO THE U.S. GOVERNMENT SURVEY THEREOF.

* Note: The Increment District is located within the West Half of Section 15.
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EXHIBIT “E”
PROPOSED DEVELOPMENT IN THE INCREMENT DISTRICT

This Veterans Drive Economic Development Project Plan describes an economic
development project that contemplates the prospective development of affordable housing serving
primarily the military personnel serving at Altus Air Force Base and their families, along with
complementary commercial retail in the immediate vicinity. The City is home to Altus Air Force
Base, the United States Air Force training base for C-17, KC-46 and KC-135 aircrews. Established
in 1943 as Altus Army Airfield, the host unit at Altus AFB is the 97th Air Mobility Wing (97
AMW), assigned to the Nineteenth Air Force (19 AF) of the Air Education and Training Command
(AETC). The wing's mission is to provide C-17 Globemaster III, KC-135 Stratotanker and KC46 Pegasus training programs for up to 3,000 flight crew and aircraft maintenance students
annually. More than 70 percent of active duty base personnel are resourced for multi-family
housing options from their basic allowance for housing (BAH). In accordance with the
Undersecretary of Defense for Personnel and Readiness’ policy, 76% of BAH is allocated for rent
and 24% for utilities. The average BAH rate an Altus Airman receives is approximately $1000
per month; with about $760 of it apportioned to rent, military members end up paying out of pocket
for suitable housing. Further, a housing specific task force found that housing options currently
available exist at a price point more suited to the upper ranks of E-9 and O-4 to O-6 while the
majority of base members fall within the ranks of E-1 to E-8 and O-1 to O-3. This significant
deficit of available housing within the City negatively impacts economic development
opportunities and creates a resiliency issue for Altus Air Force Base. Specifically, the effect of
rising housing costs, extremely low vacancy rates within the City, the unique nature of Air Force
Base housing needs for military families desiring to live off-base, and the expected future growth
in elderly population have all contributed to circumstances that place significant financial burdens
on those families seeking affordable housing options and create impediments to the continued
economic growth of the City.
The City proposes to cause to be developed approximately 250 acres of City owned
property to spur development of multi-family and single family housing, support commercial
development in the immediate area, and provide public infrastructure and quality of life
enhancements that will benefit the City (collectively, the “Project”). The planned community
housing project will be located on the east side of N. Veterans Drive north of E. Broadway St. (US
Highway 62). Related commercial development is projected to occur along the east side frontage
of N. Veterans Drive. A proposed Veterans Sports Park will be located to the north of the
community housing project, south of E. Falcon Road. Specific components of the Project include
the following:
•

Replace the aging water main from the Altus water plant which serves Altus Air Force
Base. This improvement will not only provide a steady water supply for base
operations but will also serve the planned community housing project. A 16-inch PVC
C900 water main will be laid in strategic locations, replacing an aging and inadequate
system that is constraining growth in the area. Twenty-two new fire hydrants will be
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connected to this new water main adding to the safety of both current and future
residents. The estimated cost of the water main project is $1,400,440.
•

Design and build the necessary infrastructure to address a critical shortage of affordable
off-base housing for airmen and civilian personnel, including engineering, design and
construction of electrical, water, sewer and streets to provide shovel-ready building
sites for single and multi-family housing. The current plan calls for 300 units to be
built on two lighted streets. The estimated cost of related infrastructure improvements
is $3,839,030.

•

Construct the new Veterans Sports Park that will be available to base families and all
citizens of Altus. The design calls for irrigated playing fields accompanied by
bleachers, scoreboards, concession stands and restrooms to accommodate players and
guests. Additionally, the proposed Project will include a 1.5 mile pipe for the purpose
of using grey water from the SE treatment plant to water the Altus Golf Course and
Veterans Sports Park. The estimated cost of Veterans Sports Park is $3,199,600. The
estimated cost of the grey water line is $1,500,000.

•

Construct storm water and drainage systems to relieve flooding issues affecting Altus
Air Force Base. In connection with the construction of up to three miles of flood
mitigation channels and new water detention facilities, the Project also includes 2.5
miles of 12-foot wide concrete walking and jogging trails lit by 75 light poles. The
estimated cost of the jogging trail facilities is $1,434,448. The estimated cost of the
drainage facilities is are included in the cost estimates for the community housing
project and the Veterans Sports Park.

•

Design and construct 1 mile of Falcon Road from North Park Lane to Veterans
Boulevard. The estimated costs of the street improvement project is $3,300,000.

•

Approximately 10% contingency for Project Costs of $1,471,482.

•

Organizational Costs of the Increment District are estimated at $35,000.

The total authorized Project Costs under the Project Plan are $16,180,000. The City has
committed up to $2 million of existing City funding to support the Project, and also expects to
make available an additional $1 million for the Veterans Sports Park from proceeds of the MAPS
for Altus Sales Tax adopted in August 2020. The City also expects to receive approximately $4
million from the Oklahoma Development Finance Authority through the Military Pooled Finance
program of the Oklahoma Tax Commission, and approximately $1 million in federal grant funds.
Further, the City anticipates receiving up to $6 million from the United States Department of
Defense Community Infrastructure Pilot Program. The purpose of the Increment District is to
bridge the funding gap in order to complete the proposed Project. The projected TIF contribution
is approximately $3,180,000, but may be higher or lower based on other available funding sources.
The City may elect to forego the proposed grey water line and Falcon Road improvements if
unsuccessful in obtaining United States Department of Defense Community Infrastructure Pilot
Program funds.
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The estimated $40.5 million capital investment is based on the following assumptions:
•

150 units of townhomes, built as single story apartment units with an average cost per
unit of $100,000.

•

150 units of single family homes, with an average cost per unit of $150,000.

•

30,000 square feet of commercial retail (restaurants, office, or other boutique retail)
with an average cost per square foot of $100.

Please see Exhibit “F” for a Preliminary Site Development Plan for Phase One of the
planned community housing project.
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EXHIBIT “F”
PRELIMINARY SITE DEVELOPMENT PLAN*
COMMUNITY HOUSING PROJECT PHASE ONE

* Preliminary; Subject to Change
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