
 

 

Livingston Urban Renewal Agency Agenda 

 
 

The regular meeting of the Livingston Urban Renewal Agency Committee has been 

scheduled for June 23, 2026 at 4:30 PM in Community Room, City/County Complex. 

This meeting will be facilitated by Melissa Nootz. 

https://us02web.zoom.us/j/86433733848?pwd=RvdJtfB9e15gOPnm2iHCa7zRvddQaT.1 

 

Meeting ID: 864 3373 3848 

Passcode: 245741 

1. Roll Call 

2. Approval of Minutes 

A. APPROVAL OF MINUTES FROM APRIL 28, 2026, REGULAR MEETING 

3. New Business 

A. EMPIRE THEATER APARTMENT ADDITIONAL GRANT FUNDS REQUESTED 

B. DISCUSSION OF FY 26-27 URA BUDGET 

4. Old Business 

5. Public Comments 

6. Board Comments 

7. Adjournment 
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Livingston Urban Renewal Agency Minutes 

 
 

The regular meeting of the Livingston Urban Renewal Agency Committee has been 

scheduled for April 28, 2026 at 4:30 PM in Community Room, City/County Complex. 

This meeting will be facilitated by Melissa Nootz. 

https://us02web.zoom.us/j/85324452986?pwd=V3AWR4N3LL34XcLaTfr8rOuxEBYljv.1 

 

Meeting ID: 853 2445 2986 

Passcode: 015650 

1. Roll Call 

Melissa Nootz 

Julie Evans 

Sarah Knobel 

Matt Whitman 

Chris Raley 

2. Approval of Minutes 

A. APPROVAL OF MINUTES FROM MARCH 24, 2026, REGULAR MEETING 

Julie pointed out a misspelling.  

Chris and Melissa had name spelling corrections. 

Chris motioned to approve minutes, seconded by Julie.  

For: Melissa, Sarah, Chris, Julie 

Abstain: Matt 
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Livingston Urban Renewal Agency Minutes 

 The City Manager a gave a brief introduction of Matt Whitman, who is the Park County 

appointee, to the URA Board.  

3. New Business 

A. FACADE GRANT APPLICATION FOR 116 N. MAIN STREET (FIREFLIES) 

 The City Manager stated this is a project that has previously come through the City 

Planning Department for historic design review. He explained that funding can be though 

reimbursement after completion for 50% of the costs, or a grant of up to $1000.00 may be 

issued before project work begins.  

 Sarah asked about the wording on the building and if it’s considered signage.  

 The City Manager stated that it was discussed internally and was decided that because it 

doesn’t reference the business name, they decided it was not signage, but stated that 

printing of the letters could be removed from the funding request at the request of the 

board.  

 Sarah motioned to approve this item, seconded by Matt. Unanimously approved.  

4. Old Business 

5. Public Comments 

Paul Reichert from Prospera introduced himself as a resource to the URA for business 

development and community development. He stated there is a grant available through the US 

Economic Development Administration that could potentially help Park County with economic 

development and staff capacity.  

Julie asked if they had any projects they are doing in Livingston currently. 

Paul stated they are doing monthly in-person business counselling, and they do periodic work in 

Livingston.   

6. Board Comments 

Matt stated he is excited to be on the board. 

Sarah asked for the Enhancement Program Guidelines to be fixed on the website. She asked for 

an update on the URA plan development.  

The City Manager stated it be before the City Commission on 5/3/26 and will go from there. He 

stated he thinks it is likely to begin in August or September. He stated that Planning Director 

Severson will transition into a more prominent role with the URA. He stated the City is still moving 

forward with an update to the City website.  

Melissa stated she is excited about a new website.  

7. Adjournment 

4:55pm Matt motioned to adjourn, seconded by Sarah. Unanimously approved.  
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Date:   May 26, 2026 

To:  URA Board Members 

From:  Jennifer Severson, Planning Director 

 

 

Residential Rehabilitation Grant Application 

 

Additional Funding Request for Empire Theater Apartment 

 

 

Recommendation and Summary 

Staff recommends the Board approve this application for an additional $4,730 in Residential 

Rehabilitation Grant funds for the creation of a new residential apartment on the second 

floor of the Empire Theater building. This is in addition to initial grant funds in the amount 

of $33,247 that were awarded for the project at the March 24, 2026 URA meeting.   

 

If desired, the Board may use the following motion to approve the grant: 

 

“I move to approve additional residential rehabilitation grant funds for the Empire Theater 

Residential Apartment in the amount of $4,730, based on final project cost.” 

 

The reasons for the recommendation are as follows: 

• The final project costs incurred by the applicant totaled $75,954; this is $9,100 above 

the estimated project cost of $66,853 for which the grant was awarded 

• 50% of the additional $9,100 project costs for the completed project = $4,550 

• The initial funding award of $33,247 was less than 50% of the $66,853 estimated 

project costs. Staff’s recommended motion in the Staff Report for the initial funding 

(Attachment A) was for $33,247, not $33,427 (a difference of $180) 

• $4,550 (50% of additional project costs incurred) + $180 (not included in original grant 

award) = $4,730 
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Introduction and History 

The URA adopted guidelines for a Downtown Enhancement Grant Program in July 2023  to 

provide resources to encourage the rehabilitation or development of new residential spaces 

within the Livingston Urban Renewal District. The owners of the Empire Theater building 

have converted the former manager’s office on the second floor of the historic Empire 

Theatre in downtown Livingston into a code-compliant, two-bedroom residential apartment 

for the long-term rental market. This newly created second floor apartment offers 

convenient workforce housing in downtown Livingston.   

 

 

Analysis 

Initial cost estimates for the project included $66,853 for new electrical and plumbing, new 

interior walls and hallway improvements, and replacement of four windows. As is typical with 

renovation projects in older buildings like the Empire Theater, additional costs were incurred 

once the project was underway.  The final project costs totaled $75,954, which is $9,100 

above the initial costs estimates for the project.   

 

Below are the final paid expenses for the project, as shown in the attached vendor receipts 

(Attachment B), and the amount by which each exceeded the original cost estimates for the 

project: 

 

• Poor Boyz Construction Contractor - $59,000 ($3,500 above initial cost estimate) 

• Lake Glass Windows - $11, 352.68 (no additional cost) 

• Fred’s Appliances - $ 5,600.90 (all new costs, these were not included in the initial cost 

estimate) 

 

Fiscal Impact 

The additional $4,730 in requested funding will result in a total residential rehabilitation 

grant award of $37,977 for the project.  

 

 

Strategic Alignment 

The application supports the Urban Renewal Plan, which states “where suitable, 

property owners should be encouraged to consider redevelopment of upper level residential 

spaces”. The project also supports workforce housing recommendations in the Downtown 

Master Plan. 

 

 

Attachments 

• A: Staff Report submitted for Initial Funding Request 

• B: Vendor Receipts for Completed Project 
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Date:   March 24, 2026 

To:  URA Board Members 

From:  Jennifer Severson, Planning Director 

 

 

Residential Rehabilitation Grant Application 

 

 

Recommendation and Summary 

Staff recommends the Board approve this application for Residential Rehabilitation Grant 

funding for the creation of a new residential apartment on the second floor of the Empire 

Theater building by awarding a grant not to exceed $33,427 for materials, labor and 

additional improvements required by the building code.  If desired, the Board may use the 

following motion to approve the grant: 

 

“I move to approve a residential rehabilitation grant for the Empire Theater not to exceed 

$33,247.” 

 

The reasons for the transmittal are as follows: 

• The project complies with the grant guidelines. 

• The project will convert an underutilized upper-level space within the City’s 

Downtown and Urban Renewal District to productive residential use while improving 

safety, function, and long-term durability of the unit. 

 

 

Introduction and History 

The URA adopted guidelines for a Downtown Enhancement Grant Program in July 2023 

(Attachment B) to provide resources to encourage the rehabilitation or development of new 

residential spaces within the Livingston Urban Renewal District. The owners of the Empire 

Theater building wish to convert the former manager’s office on the second floor of the 

historic Empire Theatre in downtown Livingston into a code-compliant, two-bedroom 

residential apartment for the long-term rental market. As noted in the City’s adopted 

Downtown Master Plan, “The City would benefit from increased housing options in 

Downtown that are affordable to the city’s workforce.” This proposed second floor 

apartment will offer a convenient housing opportunity to support the creation of workforce 

housing downtown.   
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Analysis 

As stated in the grant guidelines, awarded funds may be used for improvements including, 

but not limited to: Access; Development Impact Fees; Down payments for loans; Interior 

Improvements; Heating and Air Conditioning Systems; Life-safety Systems; Structural 

Improvements; and Utility Connection Costs. Estimated costs for the project included in the 

grant application total $66,853 for new electrical and plumbing, new interior walls and 

hallway improvements, and replacement of four windows. The applicant requests an award 

of $33,427, which is 50% of the total estimated project costs.  

 

The project includes exterior modifications (new windows) on a building located within the 

City’s Downtown Historic District.  Staff conducted a Historic Design Review of the project 

and approved the use of wood-clad, one-over-one windows as shown in the grant 

application.  

 

 

Fiscal Impact 

The grant request is for reimbursement of up to 50% of project costs, or $33,427, to be based 

on actual costs incurred for the project and to be reimbursed after project completion.   

 

 

Strategic Alignment 

The application supports the Urban Renewal Plan, which states “where suitable, 

property owners should be encouraged to consider redevelopment of upper level residential 

spaces”. The project also supports workforce housing recommendations in the Downtown 

Master Plan. 

 

 

Attachments 

• A: Grant Application  

• B: URA Residential Rehabilitation Grant Program Guidelines  
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Invoice no.: 262

Invoice date: Feb 20, 2026

Due: May 1, 2026

Invoice

From

Poor Boyz Construction
56 McNiven Rd Livingston , MT

Bill to

Livingston Preservation Bros
Properties

andrew@beaconstreetstudios.com

401 N Church Bozeman , MT

DESCRIPTION RATE, USD QTY AMOUNT, USD

Construction Framing

+ labor

12,000.00 1.00 12,000.00

Electrical

Demo existing electrical. Add sub panel. Wire, lighting,

outlets, switches

10,500.00 1.00 10,500.00

Plumbing

Demo existing plumbing. Run new hot and cold pex,

fittings, stops, laundry box, water heater, pvc drains

and traps, kitchen sink and faucet.

8,500.00 1.00 8,500.00

Install flooring in laundry room 850.00 1.00 850.00

Demo existing walls and ceilings

+ dump fees

3,000.00 1.00 3,000.00

Hang sheet rock

Plus tape and texture

8,500.00 1.00 8,500.00

kitchen cabinets

+ installation labor

4,000.00 1.00 4,000.00

Kitchen flooring

Match existing floors

650.00 1.00 650.00

Prep and paint

Ceilings and walls in bedrooms, dining room/ kitchen,

family room and laundry

2,500.00 1.00 2,500.00

Install new baseboard and door trim 3,500.00 1.00 3,500.00
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DESCRIPTION RATE, USD QTY AMOUNT, USD

Butcher Block Countertops

25”x 8’
25” x 10’
Installed and finished/ labor

1,200.00 1.00 1,200.00

Paint hallway

Paint + labor

1,200.00 1.00 1,200.00

Replace ceiling tiles in hallway 500.00 1.00 500.00

Paint baseboards

Fill nail holes and paint baseboard trim

1,600.00 1.00 1,600.00

Install appliances 500.00 1.00 500.00

Total: $59,000.00

Amount paid: $59,000.00

Balance Due: $0.00
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Daniel J McKay
502 Professional Dr

Daniel McKay JW260200254 - Version  1QUOTE #: :QUOTE  BY

SOLD TO SHIP TOEmpire: :
: :PO# EmpirePROJECT NAME

: :REFERENCEGroundShip Via

U-Factor Weighted Average: SHGC Weighted Average: 0.180.33

Weight:56.06 274.48Volume:

  LINE BOOK CODE
DESCRIPTION

LOCATION
SIZE INFO

EXTENDED
PRICE

QTYNET UNIT
PRICE

RO Size : 54 3/4 X 58 3/4

Viewed from Exterior. Scale: 1/2'' =1'

1 singe hung woodLine Frame Size : 54 X 58
(Outside Casing Size: 54 X 58)
Custom Epic Clad Double Hung, Auralast Pine,
Chestnut Bronze Exterior-AAMA 2605 Finish,
Interior-Paint Perfect White/M64EXW31123,
Nail Flange, No Sill Nosing, Standard DripCap,
6 11/16 Jamb, 5/4 JE - 5/4 Reveal Thick,
Standard Double Hung, White Jambliner,
White Hardware, Sash Lock(s), With Finger Lifts,
US National-WDMA/ASTM, PG 50,
Insulated SunResist Annealed Glass, Neat, Protective Film, Black Spacer,
High Altitude, Traditional Glz Bd,
UltraVue Mesh Brilliant White Screen,
IGThick=0.756(1/8 / 1/8),
U-Factor: 0.33, SHGC: 0.18, VLT: 0.40, CPD: JEL-N-789-01800-00001
PEV 2026.1.0.5441/PDV 8.284 (03/05/26)PW

$2,818.44 $2,818.441

RO Size : 54 3/4 X 58 3/4

Viewed from Exterior. Scale: 1/2'' =1'

2 singe hung woodLine Frame Size : 54 X 58
(Outside Casing Size: 54 X 58)
Custom Epic Clad Double Hung, Auralast Pine,
Chestnut Bronze Exterior-AAMA 2605 Finish,
Interior-Paint Perfect White/M64EXW31123,
Nail Flange, No Sill Nosing, Standard DripCap,
6 11/16 Jamb, 5/4 JE - 5/4 Reveal Thick,
Standard Double Hung, White Jambliner,
White Hardware, Sash Lock(s), With Finger Lifts,
US National-WDMA/ASTM, PG 50,
Insulated SunResist Annealed Glass, Neat, Protective Film, Black Spacer,
High Altitude, Traditional Glz Bd,
UltraVue Mesh Brilliant White Screen,
IGThick=0.756(1/8 / 1/8),
U-Factor: 0.33, SHGC: 0.18, VLT: 0.40, CPD: JEL-N-789-01800-00001
PEV 2026.1.0.5441/PDV 8.284 (03/05/26)PW

$2,818.44 $2,818.441

Drawings are for visual reference only and may not be to exact scale.
All orders are subject to review by JELD-WEN

Page 1 of 2 (Prices are subject to change.)

Quote Date: Last Modified:

JW260200254 (Ver:1) -

03/18/202603/09/2026

03/18/2026 7.19 AMcust-48922
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  LINE BOOK CODE
DESCRIPTION

LOCATION
SIZE INFO

EXTENDED
PRICE

QTYNET UNIT
PRICE

RO Size : 48 3/4 X 58 3/4

Viewed from Exterior. Scale: 1/2'' =1'

3 singe hung woodLine Frame Size : 48 X 58
(Outside Casing Size: 48 X 58)
Custom Epic Clad Double Hung, Auralast Pine,
Chestnut Bronze Exterior-AAMA 2605 Finish,
Interior-Paint Perfect White/M64EXW31123,
Nail Flange, No Sill Nosing, Standard DripCap,
6 11/16 Jamb, 5/4 JE - 5/4 Reveal Thick,
Standard Double Hung, White Jambliner,
White Hardware, Sash Lock(s), With Finger Lifts,
US National-WDMA/ASTM, PG 50,
Insulated SunResist Annealed Glass, Neat, Protective Film, Black Spacer,
High Altitude, Traditional Glz Bd,
UltraVue Mesh Brilliant White Screen,
IGThick=0.756(1/8 / 1/8),
U-Factor: 0.33, SHGC: 0.18, VLT: 0.40, CPD: JEL-N-789-01800-00001
PEV 2026.1.0.5441/PDV 8.284 (03/05/26)PW

$2,818.44 $5,636.882

Total: $11,273.76

Tariff Surcharge: $78.92

4Total Units:
Net Total: $11,352.68

Protect yourself  when you choose JELD-WEN AuraLast pine products backed by a limited
lifetime warranty against wood rot and termite damage.

Note: It is the responsibility of the Builder/Purchaser to ensure that all windows and doors in the quote above are in
accordance with, but not limited to, the following: 1. All current Zoning requirements. 2. All current Fire Regulations.
3. All current Building Standard Regulations, including, but not limited to, the Local Building code. 4. All quantities 5.
Accurate handing and tempering Order accuracy is the responsibility of the architect, builder, and homeowner.

Drawings are for visual reference only and may not be to exact scale.
All orders are subject to review by JELD-WEN

Page 2 of 2 (Prices are subject to change.)

Quote Date: Last Modified:

JW260200254 (Ver:1) -

03/18/202603/09/2026

03/18/2026 7.19 AMcust-48922
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Date:   May 26, 2026 

To:  URA Board Members 

From:  Jennifer Severson, Planning Director 

 

 

FY2026-27 Budget and Board Priorities Discussion 

 

 

Introduction and History 

The City of Livingston created an Urban Renewal Plan and Taxing District in 2003.  The Urban 

Renewal Agency is tasked with assisting in the revitalization of the City’s Urban Renewal Area 

(see Attachment A, Map) through administration of the funds collected by the District.  

 

 

Programs  

There are currently three distinct grant programs administered by the URA Board that 

building and business owners located in the URA District are eligible for; these are: 

 

The Downtown Enhancement Program is intended to provide a resource to encourage the 

implementation of the Downtown Master Plan elements. Eligible projects may receive up to 

75% of total project costs with a maximum grant amount of $25,000 per project. 

 

The Residential Rehabilitation Grant Program provides a resource to encourage the 

rehabilitation or development of residential spaces within the Livingston Urban Renewal 

District. Eligible projects may be awarded a grant for up to 50% of project costs not exceeding 

$250,000 per unit. 

 

The Facade Repair and Renovation Program provides financial assistance to property owners 

and/or tenants who desire to repair or rehabilitate the facades of buildings and properties 

within the District. Eligible projects may be awarded a reimbursement of up to 50% of project 

costs not exceeding $100,000, or, up to 100% of project costs not to exceed $1,000. 

 

The URA also funds City infrastructure improvement projects throughout the downtown URA 

area that include water and sewer line replacements, drainage improvements, and street 

and alley paving projects.  
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Anticipated Projects, Programs and Priorities  

The City expects to request additional URA funds for public infrastructure improvements 

within the downtown in FY2026-27.  Discussion with the URA board is necessary to confirm 

continued grant program funding opportunities and to identify priorities for the board in 

FY2026-27.  In 2024, as part of the Downtown Master Plan process, the project consultants 

drafted a memo  The City Commission has directed staff to work with the URA Board to 

update the URA Plan to reflect current priorities and areas of need within the District; the 

plan was last updated in 2018 (see Attachment B). In 2024, the City adopted a Downtown 

Master Plan that was largely focused on the URA District. As a result, several 

recommendations and strategies were identified to broaden the impacts of URA District 

funds to better foster downtown revitalization (see Attachment C, Downtown Tax Increment 

District Strategy dated July 2024).  

 

 

 

Attachments 

• A: URA District Boundary Map 

• B: 2018 URA Plan  

• C: Downtown Tax Increment District Strategy Memo, July 2024 
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2024.07.23_LDMP_Memo_URA Strategy 

M E M O R A N D U M  

To: City of Livingston, Livingston Urban Renewal Agency, and 
Crescendo Planning + Design 

From: Economic & Planning Systems, Inc. 

Subject: Downtown Tax Increment District Strategy; EPS #233069 

Date: July 23, 2024 

The City of Livingston (City) is completing a Downtown Master 
Plan to provide guidance to efforts in maintaining and improving 
the public realm and vitality of the area. Businesses in Downtown 
Livingston are supported through multiple partner organizations. 
The City’s Urban Renewal Agency (URA) has its only tax 
increment district within Downtown (Downtown Tax Increment 
District or Downtown TID or District) that can be a powerful tool 
to attract investment to the area. The Master Plan process 
provides the opportunity to develop a more strategic direction for 
the Downtown TID that aligns with the vision and goals of the 
Master Plan.  

Urban renewal laws in Montana provide for a wide range of 
potential actions an agency can take in its use of tax increment 
funds. Urban renewal agencies in Montana currently apply a 
variety of programs including: 

• Large project gap financing/closure 
• Streetscape/public realm improvements 
• Façade improvements 
• Building rehabilitation/code compliance 
• Site demolition and clean up 
• Land acquisition 
• Placemaking improvements/programs 
• Incentivizing community benefits, e.g., affordable housing 
• Property and business loan funding 
• Utility and infrastructure improvements 
• Marketing/branding/events  

The purpose of this strategy is to identify programs and 
investments that best fit the needs of Livingston’s Downtown and 
the financial realities of the district.  
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Memorandum: Downtown Tax Increment District Strategy 
Page | 2 

 

 

Existing Conditions  

The City and its Urban Renewal Agency created a tax increment district for 
Downtown in 2003 to support revitalization. Under Montana law, tax increment 
districts can be created for a period of 15 years and can be extended if blight 
conditions still exist. The Downtown TID was reauthorized in 2019. The 15-year 
renewal of the Downtown TID will extend through 2034. 

The City of Livingston proposed Fiscal Year 2025 Budget shows an existing fund 
balance of $1.85 million for the Downtown Tax Increment District. The tax 
increment estimated to be generated this coming year is approximately $944,000 
as the property values and investment have grown substantially in recent years.   

The FY 2025 Budget calls for the District to expend $1.8 million in 2025. Most of 
the expenditures are for capital projects ($1,340,000) with $1.27 million 
dedicated to alley infrastructure improvements for 2nd and 3rd Streets. There is an 
additional $70,000 allocated for capital improvements, $265,400 in operations, 
$159,025 in debt payment on soon to expire bonds, and $30,000 in other 
financing uses.  

The URA offers two improvement programs using the Downtown TID revenue. The 
first is a façade improvement grant program that provides a reimbursement of up 
to 50% of project costs not exceeding $100,000. One improvement grant is 
proposed in the 2025 budget. The second program is a new residential 
redevelopment grant program that is meant to encourage building renovation or 
new development for residential spaces. Eligible projects may be granted up to 
50% of project costs not exceeding $250,000 per unit. The remaining capital 
spent using Downtown TID funds is facilitated through discretionary requests to 
the URA.  

Agency Vision and Objectives 

Two work sessions were held with the Urban Renewal Agency during the 
Downtown Master Plan process to help develop a vision for the district and 
objectives to guide efforts by the URA.  

URA Downtown Vision 

URA members provided guidance on their vision for Downtown. They expressed 
the desire to create an economic environment anchored by local businesses that 
are supported by an inviting and connected public realm that attracts people to 
Downtown for a variety of reasons.   
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Economic & Planning Systems, Inc. 
Page | 3 

Objectives  

Areas of focus identified by agency members included addressing parking 
management, providing more spaces/places for people to gather that are not 
private restaurants or bars, and activating underutilized spaces. Based on the 
vision and areas of focus the following objectives were identified.  

• Support reinvestment in existing buildings and places 
• Attract more people to downtown 
• Provide places for people to gather 
• Support wayfinding and parking management 

Master Plan Direction 

The vision and objectives were used to develop Master Plan policies and 
implementation strategies.  

Policies 

Economic development policies specific to the Downtown TID were developed for 
the Master Plan, based on the vision and objectives specified by the URA with 
input from stakeholders, and are shown below.  

• ED-4. Use the powers of the URA and tax increment to support reinvestment 
in existing buildings, attract people downtown, and provide amenities to 
support vitality in Downtown.  

o Use tax increment as a funding support tool and not the 
primary funding source for projects. Set target percentages 
of total URA funding as a percentage of total project cost.  

o Continue to provide URA grants for façade repair and 
building renovations that support existing businesses and 
property owners Downtown. 

o Utilize tax increment funding to support the creation of 
residential units in Downtown with a focus on existing 
building rehabilitation and creation of new workforce 
housing. 

o Utilize a portion of tax increment to support small scale 
projects that enhance public realm or support creation of 
public gathering spaces.  

o Consider support for large scale development projects on a 
case-by-case basis requiring developers prove the project 
will only occur “but for” inclusion of tax increment. Limit 
increment invested in projects to amount generated by the 
project, and to projects that provide a needed community 
benefit.  
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Memorandum: Downtown Tax Increment District Strategy 
Page | 4 

Strategy Considerations 

Recommended strategies for consideration to achieve the URA’s objectives and 
policies are provided below.  

• Set maximum percentages and/or amounts of total project costs that can 
come from District funding.  

o The URA has set limits of up to 50% of project costs for its two 
programs, which is a good best practice to follow to better 
leverage funds. Consider reducing the percentage contribution for 
various programs and projects based on need. Programs focused 
on supporting existing businesses and building owners should 
provide a greater contribution (e.g., the 50% match for façade 
grants) with lower percentage contributions for capital projects led 
by other entities or private development projects.  

• Set a target amount of annual funding that the URA would like to expend for 
programs such as the façade program or residential rehabilitation program. 
Setting a target can help to provide more predictability to the budgeting 
process, encourages proactive efforts to seek applicants, and is a benchmark 
for program viability. A target amount can also help to set limits on projects 
supported if demand increases.  

• Consider revisions to the residential rehabilitation program if no applicants 
emerge or difficulties with approving projects arise. Consider requirements for 
affordability at target AMI levels, variable incentive maximums (per unit) for 
adaptive reuse versus new construction, requiring a statement of need/“but-
for”, tying/limiting grant funding to the estimated tax increment that would be 
generated by the project.  

o The maximum grant amount of $250,000 per unit is a large 
investment per unit for the URA and is oriented to small scale 
projects likely created through adaptive reuse. Allowing for a larger 
contribution for adaptive reuse is a good strategy, however, 
smaller contributions for new construction should be provided. For 
comparison, the Bozeman URA provided incentives that totaled 
between $7,000 and $30,000 per unit for new residential projects 
supported by its Downtown increment district.  

o Many urban renewal agencies/authorities require an applicant to 
prove that the project would not be viable “but-for” the use of 
public funding. This requirement will force the applicant to share 
financial estimates for costs and revenues that show the project 
need and can help right size incentives. A simpler approach used 
by some agencies is to cap investment to a percentage of project 
cost and/or based on specified eligible project improvements.  

o Given that workforce housing has been cited as a major need in 
the Downtown area, a focused use of funds of units that are 
affordable to workers based on a specified percentage of AMI may 

59



Economic & Planning Systems, Inc. 
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make sense. Either requiring units that are affordable to AMI levels 
and/or creating a greater incentive for income restricted units 
(versus market rate units) can support the use of district funds 
directly for this community need. 

• Consider creating a small-scale, placemaking project fund using a portion of 
the annual TIF proceeds (LU-22 in the Downtown Master Plan). This fund can 
be used to support activation/beautification efforts, small scale projects, or 
seed larger projects that enhance the public realm Downtown. Consider 
dedicating 5 to 10% of the annual increment generated to this fund. The fund 
can focus on community driven improvements and/or pilot projects that can 
demonstrate the need for larger capital improvements.  

o Potential near term pilot projects include portions of the proposed 
2nd Street Promenade and Festival/Greenway Street (SM-10 in the 
Downtown Master Plan).   

• Future Potential Strategies 

o Consider strategic land purchases to support development of 
desired capital improvements and/or support attraction of 
workforce housing. Evaluate potential to acquire Priority 
Infill/Redevelopment sites in the Downtown Master Plan if they 
come available for purchase. 

o Consider bonding a portion of annual TIF revenue over a 3-to-5-
year period to allow for the URA to fund/support larger capital 
improvement projects.  

 

 

 

60



Economic & Planning Systems, Inc.
T h e  E c o n o m i c s  o f  L a n d  U s e

400 Capitol Mall, 28th Floor   Sacramento, CA 95814
916.649.8010   www.epsys.com

61



Downtown Master Plan

Public Review Draft
• Posted on the project 

webpage – 
www.downtownlivingston.org/plan - 
on July 17th.

• Still subject to change and 
revision; a few components 
flagged as “To Be Updated”
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Downtown Master Plan

Public Review Draft
• Soliciting feedback from the 

public by Wednesday, August 7th.
• Updated Draft to be brought to 

Land Use Board August 14th.

• Comment Form provided on the 
webpage – 

• Select the corresponding 
section/chapter that you’d like 
to provide comments on, 
takes user to an open-ended 
comment prompt by Plan sub-
section. 
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Downtown Master Plan

Public Review Draft
• Organized into 3 

Chapters

• Final Plan will include 
Appendix with 
Supporting and 
Technical Documents

• Community 
Engagement 
Catalog

• Housing Study

• Parking Study
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Downtown Master Plan

Ch. 1 – Master Plan Introduction
• Plan Background

• Study Area

• Demographics

• Existing Conditions

• Planning Process
• Scope of Outreach

• Visioning & 
Engagement

• Engagement Methods & 
Community Input

• Vision Themes
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Downtown Master Plan

Ch. 2 – Master Plan Framework
• Diagram provides a 

graphic representation 
of the physical 
location of many of 
the Master Plan 
Framework 
recommendations

• Helps to illustrate how 
the recommendations 
are spatially 
interconnected & 
should work in 
concert to advance 
the Vision Themes.
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Downtown Master Plan

Ch. 2 – Master Plan Framework Recommendations

• Intended to provide 
flexible guidance to 
the City on how to 
implement the 
community’s vision

• Mix of short-term, 
incremental steps 
and longer-term 
strategic policies, 
initiatives and 
investments

• URA can play 
pivotal role as 
Champion/Partner 
in advancing these
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Downtown Master Plan

Ch. 2 – Master Plan Framework Recommendations 68



Downtown Master Plan

Ch. 2 – Master Plan Framework Recommendations 69



Downtown Master Plan

Ch. 3 – Implementation Action Plan
• Specific Projects & 

Initiatives that can be 
catalytic

• Often more resource-
dependent . . .URA 
could help!

• Mix of Actions:
• Short-term (1-2 

years)

• Medium-term (2-5 
years)

• Long-term (5-10 
years)
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Downtown Master Plan

Ch. 3 – Implementation Action Plan
• Regulatory Tools
• Priority Infill / 

Redevelopment Sites
• Housing Development
• Streetscape 

Improvements
• 2nd Street 

Promenade
• Festival / Greenway 

Street
• Park Street 

Improvements
• Wayfinding & 

Gateways
• Parking Management
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Downtown Master Plan

Ch. 3 – Implementation Action Plan
• An at-a-glance collection 

of Implementation Efforts 
found within the Plan

• Regulatory Changes & 
Incentives

• Overall Downtown 
Activation & 
Amenitization

• Connectivity & Mobility 
Improvements

• Priority Infill / 
Redevelopments

• Streetscape 
Improvements

• Wayfinding & Gateways

• Parking Management
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URA STRATEGY 

 Existing Conditions

 Vision and Objectives

 Master Plan Direction 
– Policies
– Strategies

OUTLINE
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EXISTING CONDITIONS

 Formed in 2003

 Extended in 2019 for additional 15 
years through 2034

 Existing Programs
– Façade Improvement Grants
– Residential Rehabilitation and 

Redevelopment Grants

FY 2025 Budget
 Existing Fund Balance: $1.85 Million
 Revenue

– Annual Increment Revenue: $944,000
 Expenditures

– Alley Infrastructure: $1.27 million
– Capital Improvements (façade grant): $70,000
– Operations: $265,400
– Debt Service: $159,025
– Other: $30,000
– Total: $1.34 million
 Estimated Future Revenue

– Approximately $7.5 million to $9 million 
between 2026 and 2034

DOWNTOWN TID
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VISION AND OBJECTIVES

 Vision: Sustain an economic environment 
anchored by local businesses that are 
supported by an inviting and connected 
public realm that attracts people to 
Downtown for a variety of reasons. 

 Objectives:
– Support reinvestment in existing buildings 

and places
– Attract more people to downtown
– Provide places for people to gather
– Support wayfinding and parking 

management
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MASTER PLAN POLICIES
 ED-4. Use the powers of the URA and tax increment to support reinvestment 

in existing buildings, attract people downtown, and provide amenities to 
support vitality in Downtown. 

– Use tax increment as a funding support tool and not the primary funding source for 
projects. Set target percentages of total URA funding as a percentage of total project 
cost. 

– Continue to provide URA grants for façade repair and building renovations that 
support existing businesses and property owners Downtown.

– Utilize tax increment funding to support the creation of residential units in 
Downtown with a focus on existing building rehabilitation and creation of new 
workforce housing.

– Utilize a portion of tax increment to support small scale projects that enhance public 
realm or support creation of public gathering spaces. 

– Consider support for large scale development projects on a case-by-case basis 
requiring developers prove the project will only occur “but for” inclusion of tax 
increment. Limit increment invested in projects to amount generated by the project, 
and to projects that provide a needed community benefit. 
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STRATEGIES
 Set maximum percentages and/or amounts of total projects that can come 

from district funding. 
– Currently use 50% for programs

 Set annual targets for expenditures (i.e. programs, capital improvements, 
etc..)

 Consider revisions to the residential rehabilitation program 
– Potential project requirements: target AMI level, variable incentive amounts for 

rehabs vs new development, requiring a statement of need (but-for), tie grant 
amount to increment generated by project. 

– Up to $250,000 per unit grant is large
• Might be appropriate for small scale rehabs
• Too large for new development: Example Bozeman in 2023 granted between $7,000 and 

$30,000 per unit. 

 Consider creating a small-scale, placemaking project pilot fund (LU-22)
– Dedicated annual portion of increment (e.g. - 10% annually, $10,000)
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POTENTIAL FUTURE STRATEGIES
 Consider bonding a portion of annual TIF revenue over a 3-to-5-year period 

to allow for the URA to fund/support larger capital improvement projects. 

 Consider strategic land purchases to support development of desired capital 
improvements and/or support attraction of workforce housing. 

– Evaluate potential to acquire Priority Infill/Redevelopment sites if they come available 
for purchase.
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HOUSING STUDY
 Demand Study

– The cost and composition of the 
housing stock in Livingston has 
started to shift.

– Over 80 percent of the job growth in 
Park County in the past five years is 
attributed to industries with average 
wages that translate to household 
incomes below 120% of AMI.

– The City of Livingston overall needs to 
continue to attract diverse housing 
products to keep pace with 
employment-driven demand.

– Estimated Demand
• Livingston Total: 850 units
• Annually: 85 units

 Feasibility Study
– Mixed-Use Condo

• Least feasible
• Gap per unit: $115,000

– Apartment Building
• Small feasibility gap
• Gap per unit: $12,000

– Townhomes
• Gap dependent on sale price
• Sale price <$500,000

– Gap per unit: $25,000+

Option Option 1 Option 2 Option 3

Description
4-Story Mixed-Use 
Condo (Behind the 

Murray Hotel)

3-Story Walk-Up 
Apartment 

(NW Energy Lot)

3-Story Townhomes 
(Front Street Lot)

Zoning Mixed-Use Mixed-Use Mixed-Use

Stories 3-Story 3-Story 3-Story

Parking Parking Garage Tuck Under / Surface Tuck Under / Surface

4-Story
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