September 6, 2022

7:00 p.m.

Planning Department
City Annex Building

MEMBERS PRESENT: Commissioners Joanne Denney, Margaret Wimborne, Lindsey
Romankiw, Glen Ogden, Brent Dixon George Morrison (via Webex), Kristi Brower (via
Webex).
MEMBERS ABSENT: Arnold Cantu
ALSO PRESENT: Assistant Planning Director Kerry Beutler; planner Caitlin Long, Naysha
Foster, Brian Stevens, Assistant City Attorney Michael Kirkham, Esq. and interested citizens.
CALL TO ORDER: Joanne Denney called the meeting to order at 7:00 p.m.
CHANGES TO AGENDA: None.
MINUTES: Morrison moved to accept the minutes of August 2, 2022, Wimborne seconded
the motion and the motion passed. Dixon abstained as he wasn’t in attendance of the
meeting in August.
Public Hearing(s):
1. ANNX 22-016: ANNEXATION/INITIAL ZONING. Annexation and Initial Zoning of
LC for 8 Acres.
Denney opened the public hearing.
Applicant: Matt Bird, 4980 Riverbend Way, Idaho Falls, Idaho. Bird would like 8 acres of
land near Skyline Highschool annexed with an initial zoning of LC. Bird stated that the land
adjacent to the north is zoned LC and LC is in line with the Imagine IF plans.
Foster presented the staff report, a part of the record.
Wimborne clarified that access would be 17th South and Skyline, but not off Stosich, Foster
agreed.
Dixon asked about the annexation of 17th South that is against the Interstate. Foster stated that
generally they annex the road, and it is part of this proposal. Dixon asked about the proposal of
connectivity with Stosich. Foster stated that there has not been discussion about Stosich, as it is
County road and then private. Dixon feels that it matters what is being developed with
connectivity, and if it is residential, you’d want connectivity to other residential, but if it is
commercial, it shouldn’t be connected, but LC allows both. Foster stated that they will look at
that in the Plat and site plan.
No one appeared in Support/Opposition.
Denney closed the public hearing.
Dixon feels that this makes sense for the use of this property with the surrounding zoning along
Skyline. Dixon asked if the full right of way of Skyline would be annexed and if this is approved
it would create 2 very small county islands. Dixon asked about the potential for forced
annexation in the future of the small islands, and how does the Freeway get counted in that.
Foster stated that the Freeway is treated as any other road, and it is not annexed as it is a State
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Interstate. Dixon was asking if the county island on the west would then be considered adjacent
to the county property to the east that is across the interstate. Beutler stated that the property on
the south side of Pioneer Road has been proposed for annexation, but hasn’t been completed, and
so there would be 3 enclaved county islands and the Freeway would be annexed as the City has
property on both sides to clean up boundaries. Dixon asked if that action would happen to the
freeway north of this area, as there is already both sides annexed. Beutler stated that it is done
periodically as clean up. Dixon asked if Skyline is annexed on both sides. Foster stated that
Skyline is annexed down to this property. Beutler clarified that annexing the rest of Skyline is a
review comment on this annexation, so that right of way would be proposed to be included as it
proceeds forward to City Council.
Dixon moved to recommend to the Mayor and City Council approval of the annexation of
8.804 acres for part of the SE 1/4, Sec 23, T 2N, R 37 E, as proposed, with initial zoning of
LC with Controlled Development Airport Overlay Zone, Morrison seconded the motion.
Denney called for roll call vote: Wimborne, yes; Romankiw, yes; Ogden, yes; Dixon, yes;
Brower, yes; Morrison, yes. The motion passed unanimously.
2. ANNX 22-013: ANNEXATION/INITIAL ZONING. Annexation and Initial Zoning of
LC for 15 Acres.
Denney opened the public hearing.
Applicant: Blake Jolley, Connect Engineering, 2295 N. Yellowstone, Idaho Falls, Idaho.
Jolley identified this property as southwest of Bish’s RV. Jolley is requesting LC zone. Jolley
stated that there are different zones in this area, and this is a mixed-use area. Jolley stated that
Highway 20 frontage could create opportunities for commercial. Jolley stated that the staff
report includes annexation of 33rd so they can improve that roadway.
Stevens presented the staff report, a part of the record.
Dixon asked about the property to the northwest has been annexed to the center line of the road
and the none of the right-hand side has been annexed. Stevens agreed with Dixon’s observation
and indicated that they will annex the road when they annex the adjacent property. Stevens will
put that in the review comments. Beutler clarified that it is a review comment, and this is an
arterial road so they will annex the full right of way as part of annexation of this property.
Beutler stated that 6 months ago City Council changed their policy for arterial roadways to annex
the road as it came into the City as there is value in annexing the right of way so that
improvements can be made and deal with traffic generation. Dixon asked if they have to wait for
more development before the road is developed or is the new impact fee giving the funding
needed for arterials as they go. Beutler stated that the challenge is that even if they annex the
right of way, it is unlikely that they would have the full width of the right of way to develop the
street section for the entire roadway. Beutler doesn’t feel that they can get the additional right of
way necessary (100’) from the property on the north side of the road until they annex, and the
City has jurisdiction to request that right of way. Dixon understands that it doesn’t make sense
to have a road go wide, then narrow, then wide. Beutler added that it will be a case-by-case basis
as they look at arterials.
No one appeared in Support/Opposition.
Denney closed the public hearing.
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Ogden moved to approve the Annexation of 15 acres a Part of Sec 7 T2N R 38 E, with
initial zoning of LC with Controlled Development Airport Overlay Zone as presented,
Morrison seconded the motion. Denney called for roll call vote: Wimborne, yes;
Romankiw, yes; Ogden, yes; Dixon, yes; Brower, yes; Morrison, yes. The motion passed
unanimously.
3. ANNEX 22-012: ANNEXATION/INITIAL ZONING. Annexation and Initial Zoning of
R1 for 51 Acres.
Denney opened the public hearing.
Applicant: No applicant appeared.
There was discussion on whether they should table the item.
Stevens presented the staff report, a part of the record.
Morrison asked Stevens to explain what housing units are allowed in R1. Stevens explained that
R1 allows for single family attached up to a twin home and single family detached.
Romankiw is concerned that there are a lot of people present for this hearing and there is no
applicant. Romankiw asked for advice on tabling the action. Romankiw suggested that if they
table it, they should do it now, before time is wasted on testimony.
Kirkham stated that this is the date and time set for this item to be considered. Kirkham stated
that the applicant requested this hearing, and he received notice of the date and time for the
hearing. Kirkham recommended that the Commission take public testimony and at the end of the
hearing if the Commission doesn’t feel like they’ve received enough information, then the
Commission could table the application and reopen the public hearing at a separate date, and that
will require re-noticing and accepting additional public testimony. Kirkham doesn’t feel that
there is any significant due process deprivation from the applicant not appearing.
Ogden asked to see the zoning map. Ogden asked at what point the City comes west to the
County property. Stevens indicated that the airport is close to the east and the current soccer
complex is to the south. Stevens indicated that there is not a lot of City property on the west side
of the airport. Ogden asked if the property to the east of the subject property (Rosewood
Subdivision) would be annexed by the City. Stevens stated that is up to the property owners in
Rosewood if they ever want City services. Stevens stated that in 30-50 years all the properties
would need City services. Ogden asked if the homestead is part of the annexation. Stevens
stated that the home is not part of the annexation request.
Wimborne confirmed that the City doesn’t have an ag zone, so the other options for zoning that
are less dense than R1 would be RP and RE. Stevens confirmed that R1 is the most common in
the City. Wimborne asked for clarification on what is allowed in R1. Stevens confirmed that R1
allows for twin homes. Wimborne confirmed that if it was zoned R1 it could only be built out in
single family detached houses and possibly twin homes, and four plexes and tri-plexes would not
be allowed. Wimborne asked about the Idaho Code 42-1102 Concerning District Right of Ways,
and how that would impact this property. Wimborne asked if there is anything in this letter that
would impact R1. Kirkham stated that the canals should be considered roads and the code
section refers to an irrigation ditch that is in the ground has priority rights of being there.
Kirkham stated that the City cannot annex an area with pre-existing irrigation canals and tell the
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irrigation company that they have to move the ditches because they want to build something.
Kirkham stated that unless there has been a specific grant for the canal right of way, generally
the canal right of way is where the banks of the canal are, plus additional room for canal
company to maintain ditch approximately 25’. Kirkham stated that if it is prescriptive, which
means there aren’t any recorded rights of ways, it will depend on if it is dedicated it is whatever
the dedication is.
Dixon asked where the new soccer complex will be built. Stevens showed on the slide a field
along 35th W and Broadway. Dixon stated that some canals are like rivers, and some are small
and can be stepped across. Dixon asked what size these canals are. Stevens stated that when he
looked one is smaller than the other, and they come together and there is a headgate. Stevens
showed a bridge that would need to be replaced soon in the County, if this property were to
remain in the County. Stevens stated that this canal is not as large as the one that runs along
Holmes. Dixon stated that elevated canal banks can serve as buffers between different land uses,
but it doesn’t sound like these canals would provide the visual break from one type of land use to
the other. Stevens stated that they are substantial canals.
Ogden asked if this property is annexed would the replacement of the bridge become a
development requirement from the City for the developer. Stevens stated that the developer will
participate in ¼ of the bridge reconstruction. Stevens stated that 17th N is a major collector and
there have been talk of it becoming an arterial and the City wants to have good roads in place for
arterials on a tight time frame so they can avoid accidents and provide the services that the City
is used to providing. Ogden asked if there would be an opportunity to work with the County
where ¾ would still be County. Stevens stated that Lance talks about that bridge needing to be
replaced, so they sound like they are willing to participate. Ogden suggested writing letters to
County Commissioners. Beutler stated that the bridge discussion will be had during the
subdivision and platting process. Beutler doesn’t feel that the bridge is pertinent to the
annexation discussion.
Support/Opposition:
Gerald Grover, 3469 Francesca, Idaho Falls, Idaho. Grover asked what a twin home is.
Denney explained it is two houses sharing one wall. Grover stated that since the applicant is not
here, and people are here to ask the applicant question and have him present his plans, Grover
would like this tabled so the public can hear his presentation. Denney clarified that this hearing
is about annexation and not what the plans for the land are going to be. Grover argued that since
the applicant isn’t here, he feels that he doesn’t want to face the people who are in opposition to
his application.
Todd Sorenson, 2895 W 17th N, Idaho Falls, Idaho. Sorenson gave 4 reasons that the
Commission should reject the application. Sorenson stated that the density being proposed with
the R1 zone is inconsistent with the surrounding area, as this is an agricultural area. Sorenson
stated that the R1 is represented as a less automobile oriented, more walkable development
pattern with a somewhat denser residential environment, and generally located near limited
commercial services. Sorenson stated that this property is not located near limited commercial
services. Sorenson stated that R1 would be inconsistent zoning. The City has property across the
street, but there is not contiguous piece that is zoned R1 and everything else surrounding is
zoned A1 or R2A as this is an agricultural area, and R1 would be inconsistent zoning. Sorenson
stated that the plan that the applicant shared with the neighbors calls for 265 units and if they
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have 1 car each, the roads in the area cannot support that traffic. Sorenson understands that the
City would make some changes upon annexation, but this is an agricultural area, and the homes
have large lots. Sorenson stated that the schools are full, and it is irresponsible to zone this R1
with the proposed density in a school district that is over subscribed. Sorenson asked the
Commission to consider a different zone or reject this application.
Roy Nelson, 1867 N. Bramble, Idaho Falls, Idaho. Nelson pointed out that the houses on
Meadow Lark Lane and Bramble Lane are typically like an RE profile. Nelson has no problem
with future RE development in that area. Nelson stated that within the Imagine IF there is a call
for a traffic study before this turns into an R1. Nelson stated that this is a small area that will be
annexed City and the rest is County, so the road widening would go big, then small, then big,
small.
Brad George, 3207 W 17 N, Idaho Falls, Idaho. George clarified that the canals on the
property are major feeders and feed all of New Sweden, and the other canal is a slough, and it is
20’ deep. George stated that any development to the west is going to require a major lift station.
George asked about the replacement of Old Butte Road, as that road comes into play here.
George stated that there are 350 households in the village, 150 in Silver Leaf, 100 households in
Rosewood. George asked if the replacement of Old Butte would be a done deal and has it passed
legal hurdles and potential lawsuits from the Village. George stated that this project is
downstream from that project, and until that is resolved, adding another several hundred
residential household, as the developer has said that they are going for initial R1, but they want
R2 and the developer has made that clear as they have four plexes, duplexes. George feels it is
premature to approve this project when there is a giant project that is unresolved with Old Butte
Road, and there will be 1000’s of trips into town and 35th West cannot handle that traffic and the
intersection of 35th West and Broadway is an unsafe intersection with some going south to the
interstate and a lot turning left into town, and that is crossing 4 lanes of traffic to turn into town.
George stated that the developer told the neighbors that traffic was not his problem, but it is
everyone’s problem. George feels that it is too soon, and this application needs to be rejected and
addressed at a later time.
Dixon asked about Old Butte Road replacement. Denney asked Dixon to wait until after the
public hearing.
Kirkham stated that there is no information on Old Butte that is germane to the application
before the Commission. Kirkham reminded the Commission that the question is whether
annexation is appropriate, and if so, what the appropriate land use zoning that should be applied.
Kirkham stated that Old Butte may change, but it may not. Kirkham feels that the Commission
can consider whether Old Butte in its current configuration or a different, would make it more or
less appropriate to annex the property, or whether that makes a particular zone more less
appropriate, but do not speculate beyond that.
Lloyd Perry, Idaho Falls, Idaho. Perry is just west of the property and have been there since
1970. Perry is in support of R1. Perry agrees that there is a traffic problem. Perry stated that as
35th hits Broadway it is a traffic problem and that could be resolved with a stop light, and Old
Butte does have a stop light. Perry supports the City turning this property to R1, as the property
is difficult to farm as it is surrounded by canals and with modern farming equipment it is difficult
to farm.
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Joe Belloff, 1735 N. Bramble, Idaho Falls, Idaho. Belloff has been involved in all the
development on the west of Reed’s Dairy since the 70’s. Belloff stated that the first
development was Westridge, and they brought the utilities around and did the Village, and
Rosewood Acres on top and those were 1 acre county lots. Belloff stated that the plan was
always to have the densities become less and less as they went north of Highway 20. Belloff
stated that if you look at the development going north, the development has become less and less.
Belloff stated that it is interesting to note that in 2018 all the zones were changed. Belloff stated
that when Silverleaf was developed in 2016 and R1 zone had larger side yard setbacks and rear
yard requirements than the present R1 does. Belloff stated that if you were to read the
requirements the R1 that presently exists is an RA zone that only allows a density of up to 2 units
per acre, and the density of Silverleaf is less than 2.5 per acre. Belloff stated that if the developer
were to do a PUD it could be 8 units per acre. Belloff stated that he is not opposed to the
annexation of the property, as it is inevitable, but R1 is not an appropriate zone, lacking a plat,
because once the developer is given the R1 zone he has freedom to do what he wants within that
zone. Belloff suggested that they Annex with RA zone as that would be appropriate for the land
use in the surrounding area and the residents would not oppose that zone.
Dixon asked what RA zone is. Belloff stated he misspoke and meant RP.
Nick Contos, 26th West, Idaho Falls, Idaho. Contos stated that the City stated they are seeking
to infill and this not infill, it is an outreach, appendage and peninsula. Contos stated that this
property is not walkable to commercial spaces. Contos stated that it would be a big change to
the area. Contos asked that they not give the developer multiple changes to speak because he is
not here.
Sky Halter, 2722 W 33rd N, Idaho Falls, Idaho. Halter stated that it might not be appropriate
to consider the lawsuits regarding Old Butte Road, but since in this presentation it was
mentioned that Helix Blvd might go to the new soccer complex, so it shows that they are already
assuming that North Old Butte Road will be removed. Halter stated that they need to think that
Old Butte Road might be removed.
Brynn Brunson, 1946 N. 35th W, Idaho Falls, Idaho. Brunson doesn’t feel that this is a
compatible zoning. Brunson has 2 acres and the canal behind her house is a river. Brunson
stated that the canal is deep and connects with all the canal roads. Brunson stated that there are
canals that surround the property and meet up at a diversion. Brunson’s brother farms the farm
to the north of the subject property. Brunson stated that R1 is not compatible zoning to back up
against people with 2-acre properties. Brunson stated that there are crop dusters and if the
buildings are too tall, they cannot fly good. Brunson stated that the high density would cause
issues.
Colter Angel, 2164 N. Bramble, Idaho Falls, Idaho. Angel spoke with Westside Elementary
school teacher and was informed that Westside is at 120% capacity, and then to add the HUD
housing and this proposed housing it would be way over capacity. Angel stated that there are not
currently plans to build a new school. Angel wants a good education for his kids. Angel has
been a law enforcement officer not in this County. Angel worries about the additional housing
coming into neighborhoods. Angel stated that they just learned from the press that they are
unable to prosecute mini crimes and so basically no misdemeanor would be prosecuted. Angel
stated that housing like duplexes are the majority of the locations that he goes to for law
enforcement calls, and if those people aren’t going to be prosecuted, they will continue to live in
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the neighborhood with his children. Angel asked the Commission to reject the proposal. Angel
finds it interesting that the applicant didn’t show up tonight to speak.
Don Clark, 1644 Marchesa Ln., Idaho Falls, Idaho. Clark has lived in Idaho Falls for over 30
years. Clark has been in this area in Rosewood and on Marchesa for over 22 years. Clark has
seen what has happened over the years. Clark stated that Old Butte and Highway 20 only had a
stop sign not a traffic light, just like there is on 35th W and Highway 20. Clark stated that 35th W
has a 55mph speed limit, and it took a long time to get a stop light in at Old Butte and Highway
20, and how many people died at the stop sign. Clark is concerned about high density. Clark’s
daughter was transported to EIRMC after a car wreck at the stop sign of Old Butte and Highway
20. Clark stated that the major pathway for this annexation and development to the business area
of town is along 35th W and 17th N, there is a shortcut that people will take through Marchesa, to
Francesca to avoid the stop sign on 35th W and 17th N. Clark stated that the developer has
showed what he plans to do with the development. Clark wants a traffic light at 35th W and
Highway 20 before this development takes place. Clark asked how many deaths does it take
before a light is warranted.
Denney closed the public hearing.
Denney reminded the Commission that they are deciding annexation and initial zoning. Denney
stated that the highest density zoning is R3 that allows 35 units per acre. Denney stated that this
is R1 which is considered low density. Denney stated that a traffic study is triggered during the
preliminary plat process which would be another hearing. Denney stated that the amount of
housing will trigger a traffic study. Denney stated that schools get built because there is more
students, and if a school is at 110% capacity, more students will help the school district to build
more schools and bring the % back down, and this Commission has no control over schools.
Denney asked about the lift station that was mentioned and having to dig under canals for sewer.
Denney asked where the utilities would come from. Stevens stated that the preliminary plat and
final plat will require utilities to be designed for the area and depending on where they come
from, they might not have to cross the canal. Denney asked the difference between a duplex and
a twin home. Stevens stated that a twin home is both homes are a single-family residence, with a
common wall, with a common property line, sitting on separate parcels, so each individual owns
their own parcel, and they abut on the property line and wall line. Stevens stated that a duplex is
a single parcel owned by one owner, with two dwelling units in it. Stevens stated that they are
different.
Morrison feels that a common courtesy is to have the applicant at the meeting, and the
Commission is at a disadvantage when the applicant is not there to make an equal information
share. Morrison feels that there is confusion between County and City zoning, and they are not
matching up and the public doesn’t understand that. Morrison is concerned about the small
footprint that attaches to this land and will create large, small, large, small roadways. Morrison
stated that the roads are determined by State Legislature and money is given out as they see fit.
Morrison stated that most school bonds are voted down and that can be resolved at the ballot
box. Morrison feels there are holes in this project as it is being presented, and he is against the
project.
Ogden stated that the proposal last month was similar, with narrow roads and wide-open spaces
abutting the property and this is a more restrictive with R1, than those were with R3 zoning.
Ogden doesn’t see with an R1 directly south that this is inconsistent with the area. Ogden stated
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that this zone would fit the property with the Imagine IF master plan. Ogden is disappointed that
the applicant didn’t appear. Ogden feels there will be more opportunities to talk to the applicant
as they go through their plan. Ogden wants to do something about roads and traffic signals, but
that is County, and the public should write to County Commissioners. Ogden agrees with
Morrison that there is only a small connection to existing City property, but he is not bothered
with the R1 designation.
Dixon stated that this is an area that hasn’t been part of the big picture view, as it has always
been just on the other side of the airport, and they haven’t discussed what goes north. Dixon
stated that Mr. Belloff’s comments are informative. Dixon stated that when the Village was
developed, they argued for a zone that had smaller setbacks even though they wanted to develop
as single family because he wanted a more compact area, with the intention that after it was
developed it would be rezoned to a zone that would not allow multi-family and that has
happened. Dixon stated that the Old Butte Road comment was brought up because the Airport
and the FAA have rights to the land and could take it over for airport expansion in which case
Old Butte Road could go away and if that was the case the concern would be that access to this
area for arterials would only come from the West and no connection from the east. Dixon stated
that connectivity from both sides can support higher density, but connectivity from one side
supports the idea that the property is isolated and lower density. Dixon stated that R1 used to be
low density and only single family. Dixon stated that R1 before the zone change in 2018 changed
R1 to what R2 used to be with twin homes and narrower setbacks. Dixon stated that RP used to
be R1. Dixon stated that when the Commission looks at it and hears R1, it is not the R1 that is in
existence all over the City. Dixon is concerned about connectivity on both ends of W 17th N, or
only accessing it as an arterial from N 35th W. Dixon stated that there isn’t an answer, but if there
is the potential that needs to be considered because part of what they are doing with this
applicant is considering the annexation and the zoning. Dixon stated that if access from a major
road is only one direction you don’t want a lot of density in that area. Dixon understands that the
land to the north of the canal is higher, and this land is lower, so the idea of larger lots
overlooking smaller lots is easier, than the opposite. Dixon stated that there is a large county
area in large lots and that is on one side of the canal and that would define a break. Dixon is
concerned where the large lots extend onto the south side of W 17th N because there is not an
argument for that area coming into the City and therefore, there would be no argument to change
from County road section to a City road section because you have developed county on both
sides. Dixon stated that a collector that is county a road section is ok, but if it needs to be an
arterial, and there was a comment that BMPO has considered turning 17th N to an arterial, and
that would be hard to develop as there is enough County that forced annexation would not be in
the future. Dixon again stated that the issue of Old Butte Road is important as that is the easy
vehicular access from this proposed area. Dixon stated that the plan presented to the public was
a lot of twin homes which equated to higher density, like R2 that is now an R1 zone, as opposed
to single family homes that you see in all the developed R1 to the south, so it is not compatible
with the R1 that is in place currently. Dixon is mixed and wants more information. Dixon feels
that this area and how it would develop north of the airport has not been discussed.
Wimborne feels it is important that when they look at annexation properties that they look to see
if it makes sense to annex the property and what zone would make sense. Wimborne wants the
Commission to do that independent of what the developer is talking about. Wimborne stated that
she doesn’t feel the developer could bring her any more information tonight. Wimborne wants to
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make sure that they aren’t approving a zone that suits the developers plan, but rather approving a
zone that makes sense for the property and the surrounding area. Wimborne feels that this
property makes sense to have it annexed, but she is struggling with the correct zone for this
property. Wimborne stated that the large county development to the east, it could make more
sense to do RP versus R1. Wimborne looked at the dimensional standards for residential zones,
and there is not a huge difference between RP and R1, but there is a difference in the lot area,
setbacks, and the difference of 4 units per acre net for RP versus 6 units per acre for R1, and the
biggest difference is the allowed use, and RP does not allow attached single family.
Denney gave the Commission choices for recommendation are approve as presented; approve
annexation with different zone; deny; table.
Morrison would like to see a combination of R1 and RP zoning in this area, and the way that is
laid out should be up to the developer.
Morrison moved to recommend to the Mayor and City Council denial of the annexation
with initial zoning of R1. Morrison’s motion died for lack of second.
Dixon stated that if they looked at different zone it would have to be a lower density zone than
R1 if they want to recommend a different zone. Dixon is trying to figure out how to propose a
different zone, as he could see an argument for the area near the collector being R1 and the area
farther to the north not being R1. Dixon feels RP would be a nice transition from the County that
is developed in what would be an RE zone. Dixon feels it makes sense to annex it in a lower
density zone. Dixon is thinking of tabling the application until the developer comes back with a
proposal that divides the property into the two zones. Morrison agrees with Dixon.
Wimborne objects to letting the developer decide where the line is, as they cannot approve the
property based on what the developer wants. Wimborne stated that the developer can put
together a plan for approval, but this isn’t about the developer, and it is about what zoning makes
sense for this part of the City.
Morrison agrees with Wimborne, but he doesn’t feel the developer did his job as he didn’t show,
so he feels they should table it, or vote no.
Dixon moved to recommend to the Mayor and City Council approval of the Annexation of
51 acres of part of Sec S ½ Sec 10, T 2N, R 37E, with initial zoning of R1 and RP with no
more than 30 acres being zoned R1 and the remainder RP, and the R1 should be on the
South and west area with the RP on the North and east area with a dividing line
determined before it goes to City Council, with Limited Development Airport Overlay
Zones.
Wimborne asked why 30 acres. Dixon stated that he needed to insert a number and so he went
just higher than 50/50. Dixon stated that the RP on the northeast will give protection to the large
county area, whereas if the major arterial is 35th W then it puts R1 density along the collector,
but closer to a major arterial. Wimborne clarified that no more than 30 acres was R1, and the rest
is RP.
Wimborne seconded the motion. Denney called for roll call vote: Wimborne, yes;
Romankiw, yes; Ogden, no; Dixon, yes; Brower, yes; Morrison, yes. The motion passed 5-1.
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Ogden opposed the motion because the property didn’t come to the commission with that split,
and he doesn’t feel they have the right to reject with that type of stipulation.
Denney called a 5-minute recess.
Denney called the meeting back to order.
4. ANNX 22-015: ANNEXATION/INITIAL ZONING. Annexation and Initial Zoning of
TN and R3 for 63 acres.
Denney opened the public hearing.
Applicant: Alex Drecksol, Layton Construction. Drecksol thanked staff for responsiveness.
Drecksol introduced himself as the Development Director at Layton Construction and they are
working on behalf of Well Tower Inc., to identify and develop wellness housing across the
intermountain west. Drecksol stated that the development will be a highly amenitized
community, with an emphasis on walkability, landscaping, social interaction, and overall
wellness of the residents and offers a differentiated housing product with variety and flexibility
for Idaho Falls residents.
Deborah Nelson, Esq., 601 W Bannock, Boise, Idaho. Nelson is a land use attorney working
for the applicant team. Nelson stated that Innovation Point is a proposed residential development
on 62 acres located at Iona Road (33rd North) and N. Boulevard, just north of US 20. Nelson is
requesting that the property be annexed and zoned into two zones TN and R3 to allow the
development of single-family homes in the TN Zone and apartments in the R3 zone. The subject
property is infill parcel that is contiguous to the current City limits on all 4 sides. Nelson stated
that they have concurrently submitted a preliminary plat application. Nelson stated that the
requested zone is consistent with the surrounding zoning, with R3 to the west and southwest, HC
to the east and south, industrial south across Highway 20, research and development for the INL
is west and R1 to the north. Nelson stated that the proposed zoning is consistent with the
Comprehensive Plan. Nelson stated that the general urban transects from Imagine IF envisions a
variety of housing types, smaller and more compact lot sizes and streets arranged in a grid like
pattern to promote connectivity. Nelson stated that TN and R3 support this housing variety.
Nelson stated that the proposed zoning and development meet a specific need called out in the
Comprehensive Plan to provide missing middle housing. Nelson stated that of the 24,000 units
in Idaho Falls in 2020, 93% were single unit townhomes and large apartments, and only 7% were
smaller homes. Nelson stated that young professionals or young families might not be ready for
mortgage and maintenance responsibilities, and this development will serve the missing middle.
Nelson stated that this property is ideally located near INL and could house recent transfers.
Other employers in the area include ISU, CAES, NORCO, etc. Nelson stated that this
development can serve these employers by providing needed housing close by for their workers.
Innovation Point also supports the Comprehensive Plan’s goal to create a walkable center in the
innovation center with INL. This development accomplishes this with compact lots and grid like
streets to provide connectivity. Nelson stated that wellness is called out in the new
Comprehensive Plan and there needs to be healthier, more sustainable neighborhoods, and the
plan designates this property as a location within tier 1 and area 4, making it one of the least
healthy areas of the City. Nelson stated that one of the goals of the plan is to make healthier
communities by improving green space availability, promoting walkability, and bike ability,
diversify housing stock, and reducing dependence on personal vehicles. This development will
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create a community that encourages social interaction and healthy lifestyle with significant
amenities, open space, and connecting sidewalks. Nelson stated that this project meets many
other goals within the Comprehensive Plan including infill development. Nelson stated that this
request is supported by the Comprehensive Plan as the proposal doesn’t burden City services, as
water and sewer is available to serve the property and the site is surrounded by City limits
making it an efficient utilization of City services and infrastructure without adding to sprawl.
Nelson stated that Well Tower did conduct a traffic study to identify potential traffic impacts of
the development, and with the full build out of this development and other developments planned
in the area, all of the roads and intersections in the area, will continue to operate at an acceptable
level, with the recommended mitigation, and the only recommended mitigation to serve this
development and other developments in the area was to improve the intersection of 5th and Iona
(33rd), with turn lanes and stop controls. The applicant will work with the City and BMPO to
contribute to the intersection improvements.
Dixon stated that they like to see the higher density closer to the main roads so that there isn’t
traffic driving through a lower density neighborhood, but this proposal is for R3 at the back of
the lot. Dixon stated that if there was an outlet to Fremont Ave, which is more of an arterial then
it would make sense. Nelson replied that the R3 in the southern portion of the site is to have the
proximity to the highway, with the industrial property directly across, it is appropriate to plan
higher density closer to the more intensive uses and then bring the transitional housing with the
smaller lots to the north of that, and then transition to R1 in the northwest corner, so it can
provide a nice progression. Nelson stated that there will be significant public roads connecting
throughout the entire property. Nelson stated that this has public roads, 2 access points off N.
33rd, coming down into the development and will extend North Boulevard and widen it along the
entire east side of the property with grid like streets coming through. Nelson stated that they will
be extending MK Simpson through their site, and the extension of that road will provide future
residential collector with a wider street when things develop to the west. Nelson stated that there
will be significant connectivity and that will provide the direct east west connection to the INL.
Nelson added that until the western property develops, the internal public streets will be fully
developed with the first phase of the development to ensure connectivity.
Long presented the staff report, a part of the record.
Denney asked if the airport overlay zone effects the height of the building in R3. Long stated
that there is no restriction for height.
Support/Opposition:
Gaylon Williams, 3754 E 97 N, Idaho Falls, Idaho. Williams has farmed the subject property
and surrounding farms for 30 years. Williams made a phone call to an engineer in Boise and
explained to him some water problems and was assured that the issues would be addressed.
Williams explained that at the corner of N. Boulevard and W 33rd N, there is a major irrigation
ditch that flows across the top and down N. Boulevard and the ditch drains farther west and comingles with one of the City wells goes, under East River Road and into Willow Creek and back
to the Snake River. Williams stated that the land that is still farmed to the north and the east (4050 acres) still has their water rights and the right to drain the water. Williams stated that the
ditch ½ mile up borders the Bonneville County Landfill on the east side and then goes into the
Idaho Canal. Williams stated that in the past the wind would blow debris and when the water
goes under the head gates and bridges, it has a tendency to plug. Williams stated that the
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engineer assured Williams that they could pipe the water all the way down Boulevard. Williams
stated that he is not opposed to the development and sounds like they are building Shangri-La
and he is ready to move in. Williams stated that he is concerned that when they build the homes
and have beautiful walkways, and the piped canal plugs and floods the development. Williams is
questioning who to call if there is a plugged pipe. Williams stated that presently if he has a ditch
under a county road that plugs, he calls the County and they send someone to fix it. Williams
asked if the property is annexed, who would he call to fix the plug in the ½ mile pipe along N.
Boulevard. Williams knows it will happen as a lot of water comes through the Idaho Canal, and
until the other farms are bought out and developed, next spring he will turn water in to irrigate
the adjacent land. Williams stated that if he understands the Code, there is not irrigation water
allowed on annexed property. Williams asked who he should call when the pipe plugs and asked
if he would be liable for the damage that the water would cause when the water backs up.
Williams wants some assurance up front that when they develop the land, that he can run the
water to the river.
Denney stated that as far as she understands the irrigation canal was there first, so she doesn’t
think they can make changes, or if they do, then it would be to the City for liability. Denney
stated that she cannot give any assurances.
Williams stated that the lands elevation flows down to the bottom, and if the water backs up it
will follow the natural flow.
Denney reiterated that she cannot give any assurances.
Williams asked who he should talk to, to get an answer. Wimborne stated that the comments are
part of the record. Williams wants it addressed for his protection.
Applicant: Deborah Nelson, Esq., 601 W. Bannock, Boise, Idaho. Nelson appreciates that
Mr. Williams has been farming in the area and does not want to disrupt his operations. Nelson
stated that there is a right and rider law to relocate irrigation and drainage facilities that cross
your private property, so long as you do so in a way that doesn’t damage their use. Nelson stated
that they will do that. Nelson stated that their engineer Brandon McDougal does have a plan to
address the existing drainage water across the property and the plan currently is to take it across
W. on 33rd and down South on the west side so that it ends up really flowing to the same location
and the piping will be engineered to accommodate the flow in a safe way. Nelson stated that
there will be less run off as this area won’t be farmed and their site is required to keep their own
storm water on site. Nelson stated that the pipe will be sized appropriate for the tail water.
Ogden asked if the irrigation water in question is flood ditches, not irrigation canals that are
continually running, so you have to open the gate to run the water into the property. Nelson
agreed that it is tail water.
Denney closed the public hearing.
Dixon stated that the issue of irrigation is handled all over the City and the unique thing here is
the source of blown debris. Dixon stated that they handle canals and creeks all over the City, and
he is confident that proper engineering can take care of the issue in general, and any canal or
pipe occasionally does have need for maintenance. Dixon appreciates the information on how
they want to tie into MK Simpson Blvd to alleviate the concern of R3 being away from 33rd N.
Dixon stated that this is an integrated development. Dixon has suggested denial of R3 in the core
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of the neighborhood in the past, that was when the rest of the neighborhood was already
developed and the roads weren’t developed to carry the R3, and this case, the developer is
responsible for everything including the roads to service the R3. Dixon feels this is a good
location for this development as the INL Site continues to grow and there is a need for housing in
the area. Dixon feels it is compatible with the other development in the area including R3 to the
southwest and R1 across to the north.
Wimborne stated that she is excited about this project as she is a big fan of the TN Zone.
Wimborne feels it is exciting to see it morph to other parts of the City and this
education/research center it is the perfect fit.
Morrison thanked the applicant for the professional and comprehensive presentation. Morrison
thinks that this project will fit in this area well.
Dixon moved to recommend to the Mayor and City Council approval of the Annexation of
63 Acres of the E1/2 of the NW ¼ of Section 7, T 2N, R 38 E, with initial zoning of TN and
R3 with controlled Development Approach Surface Airport Overlay Zone, Romankiw
seconded the motion. Denney called for roll call vote: Wimborne, yes; Romankiw, yes;
Ogden, yes; Dixon, yes; Brower, yes; Morrison, yes. The motion passed unanimously.
5.

PLAT 22-028: PRELIMINARY PLAT for Innovation Point.

Denney opened the public hearing.
Applicant: Deborah Nelson, Esq., 601 W Bannock, Boise, Idaho. Nelson is appearing on
behalf of Well Tower. Nelson stated that this application is for the preliminary plat for
Innovation Point on a 62-acre site of Iona and N. Boulevard. Nelson showed the site plan that
showed the proposed phasing and layout to include 270 single home lots and single lot in the
southwest corner for 240 apartment units. Nelson stated that the first phase of the project will
include the apartments int eh R3 area to the south, as well as all of the new public streets and the
adjacent street improvements including landscaping and sidewalks as required. Phase 2 will
include the north half of the compact single-family homes and the access alleys. Phase 3 will
include the remainder of the single-family homes. Nelson stated that the TN Zone encourages
attractive alley accessed homes for more efficient compact lots. Nelson stated that the alley
access homes are being provided to enhance the pedestrian experience and facilitate the size of
lots. Nelson stated that alley access lots provide attractive frontage because you don’t have
garages and driveways and encourages community gathering for safe pedestrian. Nelson stated
that the preliminary plat will include MK Simpson Blvd to be extended as the east west
residential collector through the site. Nelson stated that the project will improve and extend N.
Boulevard down the east side for potential future connection to US 20 as the City decides to do
that. Nelson stated that the main boulevards through the development include the median
landscape improvements, the traffic calming to deter speeding, the plan also includes a large,
centralized amenity area, with club house, pool and gathering areas, plus 4 additional pocket
parks disbursed throughout. Nelson stated that the plan also includes a larger park site in the
southeast and the applicant has been in discussions with the City Parks department as to whether
they want to use this site for public park facilities, such as multi-sport or soccer fields, and this
site is designed to fit those needs regardless of what the City decides to do.
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Dixon asked how many acres the park is. Nelson stated that the big park is 3.75 acres. Dixon
asked about parking for it, if it was used by the public. Nelson stated that if this is designed as a
City Park, parking will be laid out appropriately, and there is public access from the street along
the north side. Dixon identified the pocket parks, and Nelson agreed with his identification.
Nelson added that the pocket parks are evenly distributed to provide amenities throughout the
development.
Long presented the staff report, a part of the record.
Dixon asked how many units attached the TN zone allows. Long stated that the TN allows a
max of 15 units per acre, and they are planning detached. Beutler stated that TN allows for
apartments buildings and other types of development, so there is not a limitation on how many
attached townhomes it allows.
Support/Opposition:
Mike Marshall, 3734 N 5TH West, Idaho Falls, Idaho. Marshall has no objection. Marshall
stated that there is no way to tie into the high density without his property. Marshall has given
the City permission to go across his property with power lines. Marshall asked at some point
they will want to tie into 5th W, and he is wondering how they will tie in the two planned
subdivisions.
Applicant: Deborah Nelson, Esq. Nelson stated that they will have the north south spine road
that goes along the west side. Nelson stated that will provide the opportunity for any stub streets
and connecting streets to come in from the west. Nelson stated that when those properties
develop, they will have the opportunity to stub in appropriately. Nelson stated that it looks like
the City is intending to create a grid like traditional neighborhood.
Denney closed the public hearing.
Wimborne moved to approve the Preliminary Plat for Innovative Point, as presented,
Morrison seconded the motion. Denney called for roll call vote: Wimborne, yes;
Romankiw, yes; Ogden, yes; Dixon, yes; Brower, yes; Morrison, yes. The motion passed
unanimously.
Wimborne moved to accept the Reasoned Statement of Relevant Criteria and Standards
with a change to I.3 changing from 19 common lots to 20 common lots, Dixon seconded the
motion. Denney called for roll call vote: Wimborne, yes; Romankiw, yes; Ogden, yes;
Dixon, yes; Brower, yes; Morrison, yes. The motion passed unanimously.
Business:
6. PLAT 22-023: FINAL PLAT for Roderick Business Park.
Applicant: No one appeared.
Foster presented the staff report, a part of the record.
Dixon asked about the knob being traded for the triangle portion that is green. Foster indicated
that the green area is zoned park because it is a City storm water retention pond, and the City is
willing to swap the property. Dixon asked if they’d have to go through a rezone to do that swap.
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Foster stated that will come later. Beutler stated that the rezone will occur prior to the
development.
Ogden moved to recommend to the Mayor and City Council approval of the Final Plat for
Roderick Business Park, as presented, Wimborne seconded the motion. Denney called for
roll call vote: Wimborne, yes; Romankiw, yes; Ogden, yes; Dixon, no; Brower, yes;
Morrison, yes. The motion passed 5-1.
Dixon opposed the motion because he feels the zoning should be cleaned up before they have a
final plat.
7. PLAT 22-026: FINAL PLAT for Cassiopeia Parks Subdivision.
Applicant: Barry Bane, 2295 N. Yellowstone, Idaho Falls, Idaho. Bane stated that this
property was recently rezoned to TN and a PUD. Bane stated that the final plat coincides with
the PUD. Bane stated that this is over 3 acres, and the plan is 50 lots total 48 are buildable, and
the 2 unbuildable lots is the overall common area, including storm pond and private drives. The
private drives have a cross access easement and public utility easement. Bane stated that other
non-buildable lot is south of Lola and that is at the request of the City for additional right of way.
Dixon asked if this Final Plat changes anything that was presented before. Bane stated that what
was brought to the Commission before was the PUD and this coincides with the PUD. Dixon
stated that any changes to the PUD would have to come back to P&Z.
Long presented the staff report, a part of the record.
Wimborne moved to recommend to the Mayor and City Council approval of the Final Plat
for Cassiopeia Parks Subdivision as presented, Romankiw seconded the motion. Denney
called for roll call vote: Wimborne, yes; Romankiw, yes; Ogden, yes; Dixon, yes; Brower,
yes; Morrison, yes. The motion passed unanimously
8. PLAT 22-027: FINAL PLAT for Valo at Bellin.
Applicant: Barry Bane, 2295 N. Yellowstone, Idaho Falls, Idaho. Bane stated that this
property came for annexation and initial zone of R2 and that was passed at City Council. Bane
stated that this is 5.5 acres with 1 buildable lot. Bane stated that it will have cross access and
utility easements through it. Bane stated that the right of way has been dedicated for Pancheri
and Bellin.
Foster presented the staff report, a part of the record.
Dixon asked if the access to Pancheri is close to the crest of the hill and may cause safety issues.
Bane stated that they worked with the City Engineer and City Staff on both access points. Bane
stated that they have been directed by the City Engineer to put the access points where they are
at. Bane stated that the new design of Pancheri will bring the entire road up. Bane stated that
they are working with staff as needed. Dixon asked if the development proceeds will they have
access to Pancheri. Bane stated that they will have access, and they will create their access to
work with the existing grade, as well as the future grade.
Morrison moved to recommend to the Mayor and City Council approval of the Final Plat
for Valo at Bellin, as presented, Brower seconded the motion. Denney called for roll call
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vote: Wimborne, yes; Romankiw, yes; Ogden, yes; Dixon, yes; Brower, yes; Morrison, yes.
The motion passed unanimously.
9. PLAT 22-029: FINAL PLAT for Black Feather Apartments.
Applicant: Gilmore Jenkins, HLE, 101 S. Park Ave., Suite 210, Idaho Falls, Idaho. Jenkins
presented a 2-lot plat and both lots are buildable with cross access easements through both lots
providing access to the development and future plans to the north that is unplatted. Jenkins
stated that this is north of Anderson, next to Bush Elementary.
Dixon asked if there is a platted road on the west side of the property. Jenkins doesn’t believe
there is a platted road. Dixon is concerned with the cross access in the northwest corner as it
goes into the adjoining property. Jenkins stated that there is a master plan that will address that
concern and will be accounted for with the plans for the remainder of the lot in the future. Dixon
asked if the area has lava. Jenkins stated that this area has a lot of lava, and the owner is aware
of the lava, and is aware of the challenges for getting sewer off of this lot. Jenkins stated that
their intent is to blast as needed and build up where required to fill in the low areas. Jenkins
stated that sewer is available to the south in the neighborhood. Jenkins stated that the depth
allows for this area to be served without a lift station, but to go further north, they will be
required to look into a private lift station. Dixon confirmed that the same owner owns the rest of
the R3A that is not school. Jenkins agreed with ownership.
Stevens presented the staff report, a part of the record.
Dixon asked how close the off ramp is to the portion of east Anderson on the northeast corner of
the area. Dixon asked if that will be restricted, and no access points will be allowed. Stevens
stated that this area is being studied as one of 2 options for the I15 Highway 20 connector and
that entire area could be consumed by an off/on ramp situation. Dixon confirmed that the access
will come from the south via the cross-access agreement.
Dixon moved to recommend to the Mayor and City Council approval of the Final Plat for
Black Feather Apartments, as presented, Wimborne seconded the motion. Denney called
for roll call vote: Wimborne, yes; Romankiw, yes; Ogden, yes; Dixon, yes; Brower, yes;
Morrison, yes. The motion passed unanimously.
Next Meeting October 4, 2022.
Respectfully Submitted
Beckie Thompson, Recorder
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STAFF REPORT
Annexation and Initial Zoning of LC, Limited Commercial and the
Controlled Development Airport Overlay Zone.
W ½ of the SE ¼ of Sec 26, T2N, R37E

October 4, 2022
Applicant: Eagle Rock
Engineering
Project Manager: Naysha
Foster
Location: Generally, north
of W Sunnyside Rd, east
of Pioneer Rd, south of
Pioneer Rd, and west of
Snake River Pkwy
Size: Approximately
6.361 acres
Zoning:
Existing: County A-1
North: County A-1 &
LC
South: HC
East: County A-1 &
LC
West: P
Proposed Zoning: LC,
with Airport Overlay
Existing Land Uses:
Site: Vacant
North: Vacant
South: Vacant
East: Commercial
West: Residential
Future Land Use Map:
Mixed Use Center and
Corridors
Attachments:
1. Comprehensive Plan
Policies
2. Zoning Information
3. Maps & Aerial Photos

Community
Development
Services

Requested Action: To recommend approval the annexation and
initial zoning of LC, Limited Commercial with the Controlled
Development Airport Overlay Zones to the Mayor and City Council.
Staff Recommendation: Staff recommends approval of the annexation
and initial zoning of LC with the Controlled Development Airport
Overlay Zones.
Annexation: This is a Category “A” annexation as it is requested by
the property owner. The property is in the Area of Impact and
contiguous to City limits along the West and North property lines.
Annexation of the property is consistent with the policies of the City’s
Comprehensive Plan.
Initial Zoning: The proposed zoning is LC, Limited Commercial with
the Controlled Development Airport Overlay Zones. The LC Zone is a

commercial zone for retail and services which supply the daily
household needs for residents. This zone is usually located on major
streets contiguous to residential uses. This zone is characterized by
smaller scale commercial uses which are easily accessible by
pedestrians and non-motorized vehicles from the surrounding residential
neighborhoods, although larger scale developments such as big-box
stores may still serve as anchors. Connectivity is provided with
walkways that provide access to and through the development site.
Parking for vehicles is understated by the use of landscaping, location,
and provision of pedestrian walkways to the businesses. When
residential is developed in the LC zone the R3A standards are
implemented.
Staff Comments: This property is situated int the Area of Impact and
is contiguous to city limits. This property will need to be platted before
development occurs and utilities are in the vicinity. The
Comprehensive Plan identifies this property as Mixed Use Center and
Corridor. The LC Zone is consistent with the policies of the
Comprehensive Plan as well as existing zoning in the area. According
to the Access Management Plan, Pioneer Rd is a Major Collector. The
LC Zone is appropriate for this area with freeway visibility. It is
consistent with the existing land uses in the area.
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Comprehensive Plan Land Use Transects:
pg. 60-70
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Comprehensive Plan Policies:
Focus on Walkable Centers pg. 82

Identify existing and potential walkable centers and focus on promoting a mix of uses where
people can live and easily access daily needs.
Focus on becoming a 15-minute City pg. 82

Identify gaps in 15-minute access from homes to goods and services.
Diversify and Intensify Uses at in Mixed Uses Centers and Corridors pg. 104
Diversify zoning designations at the intersections of arterial and collector streets to zones that allow for
neighborhood services to be established.
Increase Availability of Daily Goods and Services pg. 119

Focus on 65th North and 5th East to be an area of expansion that includes Walkable Center
principles such as additional housing in a walkable context, daily goods and services, and proper
multi-modal infrastructure.
Zoning Ordinance:
11-3-5: PURPOSE OF COMMERCIAL ZONES
LC Limited Commercial Zone. This zone provides a commercial zone for retail and service uses which
supply the daily household needs of the City’s residents. This Zone is usually located on major streets
contiguous to residential uses. This zone is characterized by smaller scale commercial uses which are easily
accessible by pedestrians and non-motorized vehicles from the surrounding residential neighborhoods,
although larger scale developments such as big-box stores may still serve as anchors. Connectivity is
provided with walkways that provide access to and through the development site. Parking for vehicles is
understated by the use of landscaping, location, and provision of pedestrian walkways to the businesses.
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In the LC Zone, residential uses shall comply with the R3A Zone dimensional standards.
R3A Residential Mixed Use Zone. To provide for a mix of uses in which the primary use of the land is for
residential purposes, but in which office buildings and certain other uses of a semi-commercial nature may
be located. Characteristic of this Zone is a greater amount of automobile traffic, greater density, and a wider
variety of dwelling types and uses than is characteristic of the R3 Residential Zone. While office buildings
and certain other uses of a semi-commercial nature may be located in the Zone, the R3A Zone is essentially
residential in character. Therefore, all uses must be developed and maintained in harmony with residential
uses. This zone should be located along major streets such as arterials and collectors.
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STAFF REPORT
Annexation and Initial Zoning of I&M, Industrial and Manufacturing
NW Corner of the NW ¼ of Sec 2, T1N, R37E

October 4, 2022

Applicant: Frank Peterson
Project Manager: Naysha
Foster
Location: Generally, north
of Heyward Way, east of
the Snake River, south of
W 49th S, and west of S
Yellowstone Hwy.
Size: Approximately
13.589 acres

Community
Development
Services

Requested Action: To recommend approval the annexation and
initial zoning of I&M, Industrial and Manufacturing to the Mayor and
City Council.
Staff Recommendation: Staff recommends approval of the annexation
and initial zoning of the I&M Zone.
Annexation: This is a Category “A” annexation as it is requested by
the property owner. The property is in the Area of Impact and
contiguous to City limits along the north property line. Annexation of
the property is consistent with the policies of the City’s
Comprehensive Plan.
Initial Zoning: The proposed zoning is I&M. The I&M zone is an

Zoning:
Existing: County A-1
North: I&M
South: County C-2
East: County C-2
West: County A-1
Proposed Zoning: I&M
Existing Land Uses:
Site: Vacant
North: Vacant
South: Industrial
East: Industrial
West: Residential

Industrial Zone in which the primary use is manufacturing,
fabricating, processing, and warehousing. I&M Zones should be
located close to transportation, utilities, and other facilities for large
employment centers and successful manufacturing operations.
Staff Comments: This property is situated in the Area of Impact and
is contiguous to city limits. This property will need to be platted before
development occurs and utilities are in the vicinity. The
Comprehensive Plan identifies this property as Industrial. The I&M
Zone is consistent with the policies of the Comprehensive Plan as well
as existing zoning in the area. Development south of 49th S, in this
area, is all industrial or heavy commercial uses. W 49th S is a Major
Collector.

Future Land Use Map:
Industrial
Attachments:
1. Comprehensive Plan
Policies
2. Zoning Information
3. Maps & Aerial Photos
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Comprehensive Plan Land Use Transects:
pg. 60-70
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Comprehensive Plan Policies:
Attracting Businesses and Job Opportunities pg. 100
Establish appropriate tools and incentives for new business growth.
Zoning Ordinance:
11-3-7: PURPOSE OF INDUSTRIAL ZONES
I&M Industrial and Manufacturing Zone. This zone provides an industrial zone in which the primary use of
the land is a manufacturing, fabricating, processing, and warehousing. Land zoned I&M should be
relatively flat, open land, conveniently located close to transportation, public utilities and other facilities
necessary for large employment centers and successful manufacturing operations.
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11-2-5: ALLOWED USES IN INDUSTRIAL AND SPECIAL PURPOSE ZONES.
Table 11-2-3: Allowed Uses in Industrial Zones
P = permitted use. C1 = administrative conditional use. C2 = Board of Adjustment conditional use. C3 = City Council conditional
use. A blank denotes a use that is not allowed in that zone.
*Indicates uses that are subject to specific land use provisions set forth in the Standards for Allowed Land Uses Section of this
Chapter.

Industrial
Proposed Land Use Classification

Special Purpose
R&D
P

LM

I&M

Accessory Use

P

P

P

Accessory Use, Fuel Station*

P

P

P

Accessory Use, Storage Yard*

P

P

P

Airport

P

Agriculture*

C2

P

C2

Agriculture Tourism

C2

P

C2

Amusement Center

P

P

Amusement Center, Indoor Shooting
Range*

P

P

Amusement Center, Outdoor*

P

P

Adult Business*

C2

P

Animal Care Clinic*

P

P

Animal Care Facility*

P

P

Artist Studio

P

P

Auction, Livestock

C2

Building Contractor Shop

P

P

Building Material, Garden and
Equipment

P

P

Cemetery*
Club*

C2
P

P

Communication Facility

P

P

Correctional Facility or Jail

C2

P

Day Care Center*

P

P

Drinking Establishment

P

P

Drive-through Establishment*

P

P

Dwelling, Accessory Unit*

P

P

Eating Establishment

P

P

Eating Establishment, Limited

P

P

Equipment Sales, Rental and Service

P

P

Financial Institution

P

P

Food Processing, Small Scale
Processing With or Without Sales

P

P

Food Products, Processing, With or
Without Retail Sales

P

Food Store

P

P

Fuel Station, Super

P

P
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P
P

P
P

Proposed Land Use Classification

LM

I&M

Health Care and Social Services

R&D

P

P

Higher Education Facilities

P

Hospital*

C2

C2

Industry, Craftsman

P

P

Industry, Heavy

P
C2

P

Industry, Light

P

P

Information Technology

P

P

Laundry and Dry Cleaning

P

P

Lodging Facility

P

Medical Support Facilities

P

Parking Facility

P

P
C2
P

P

P

Park and Recreation Facility*

P

Pawn Shop

P

P

Personnel Service

P

P

Professional Service

P

P

P

Public Service Facility*

P

P

C2

C2

Public Service Facility, Limited

P

P

P

P

Public Service Use

P

P

P

P

Railroad Freight Terminal and Station

P

Recreational Vehicle Park*

C2

Research and Development Business

P

P

Retail

P
P
P
P
P
P
P
P
P

P
P
P
P
P
P
P
P
P
P

P

P

Storage Facility, Indoor
Storage Facility, Outdoor
Storage Yard*
Terminal Yard, Trucking and Bus
Transit Station
Vehicle Body Shop
Vehicle Sales, Rentals and Service
Vehicle Washing Facility
Warehouse
Warehouse, Wholesale With
Flammable Materials

(Ord. 3218, 9-13-18) (Ord. 3233, 12-20-18) (Ord. 3451, 3-31-22)
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STAFF REPORT
Annexation and Initial Zoning of R1, Single Dwelling Residential including
the Limited Development Airport Overlay Zone for 4114, 4129 and 4167 N
5th West and I&M, Industrial and Manufacturing for 1055 W
Sunnyside Road

October 4, 2022

Applicant: City of Idaho
Falls
Project Manager: Kerry
Beutler
Location: Three parcels
on N 5th W located north
of W 33rd N, east and west
of N 5th W and south of W
65th N

Community
Development
Services

Requested Action: To recommend approval the annexation and
initial zoning of R1, Single Dwelling Residential including the
Limited Development Airport Overlay Zone for 4114, 4129 and 4167
N 5th West and I&M, Industrial and Manufacturing for 1055 W
Sunnyside Road to the Mayor and City Council.
Staff Recommendation: Staff recommends approval of the annexation
and initial zoning as it’s consistent with the Council’s Statement of
Annexation Principles.

Proposed Zoning: R1 and
I&M

History: In early 2014 staff was directed to study the effects of the
city’s past policy to extend utilities outside city limits. Staff found that
approximately 300 properties receive city services outside city limits.
The Council has directed staff to begin annexation proceedings for
eligible properties that coincide with their Statement of Annexation
Principles, attached. The city has been systematically processing
annexations for these parcels. The residential properties were not
included in previous city-initiated annexations because they were not
yet contiguous. The storage unit property was not included because we
were unaware the property received city utilities.

Existing Land Uses:
Site: Residential and
Outdoor Storage

Staff Comments: These properties are being considered for
annexation because they coincide with the principles of annexation
outlined by the Council as follows and attached.

Future Land Use Map:
Suburban, Industrial

•
The land is completely enclaved by City boundaries; OR
•
The property as at least one utility connection (regardless of an
annexation agreement for the property); OR
•
The property has an annexation agreement (regardless of whether
or not it receives a City utility); OR
•
The parcel is less than 5 acres and:
o Is contiguous by more than merely touching corners AND
o Includes a primary structure and a primary use that is not
agricultural AND
o Has immediate access to a utility service

One parcel located north
of W 38th S, east of
Professional Way, south of
W Sunnyside Rd, west of
W Elswood Dr

Attachments:
1. Comprehensive Plan
Policies
2. Zoning Information
3. Maps & Aerial Photos
4. Statement of
Annexation Principles
5. Annexation Plan
6. Outside User Contracts
7. Annexation FAQ

The properties at 4114, 4129 and 4167 N 5th West are enclaved by the
City boundaries. The properties all receive water and power service
from the City. The properties at 4129 and 4167 N 5th West both agreed
to annexation at the option of the City as part of their Outside City
Limits Service Contract, attached. 1055 W Sunnyside Road is part of a
much larger county enclave and receives sewer and water services
from the City.
continued on next page
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Annexation: It is the policy of the state of Idaho that cities of the state should be able to annex lands
which are reasonably necessary to assure the orderly development of Idaho’s cities in order to allow
efficient and economically viable provision of tax-supported and fee-supported municipal services, to
enable the orderly development of private lands which benefit from the cost-effective availability of
municipal services in urbanizing areas and to equitably allocate the costs of public services in
management of development on the urban fringe, General Provisions Idaho Statute 50-222.
This is a Category “B” annexation. A Category “B” annexation requires the preparation of an annexation
plan (attached) as well as a public hearing. Properties can be classified as a Category “B” annexation when
the area is contiguous or adjacent to the City and is within the City’s Area of Impact. Category “B”
annexations can also include properties that have been subdivided into lots or parcels of five acres or less.
In a Category “B” annexation implied consent to annex is given when the property is connected to a water or
wastewater collection system operated by the city if the connection was requested in writing or was
completed prior to July 1, 2008. This is the case for each of these properties.
Initial Zoning: The proposed initial zoning is R1, Single Dwelling Residential including the Limited
Development Airport Overlay Zone for 4114, 4129 and 4167 N 5th West and I&M, Industrial and
Manufacturing for 1055 W Sunnyside Road. In determining zoning designations staff considered the existing
county zoning, current land use of the property and future land use identified in the Comprehensive Plan.
Each of the proposed zoning designations is consistent with the current use of the property and will all the
current use of the property to continue. The initial zoning for the residential properties includes the Airport
Overlay Zone designations. These designations do not affect existing uses of the property.
Comprehensive Plan Policies: The Comprehensive Plan identifies the residential properties as being within
the Suburban Transect. The outdoor storage property is within the Industrial Transect.
Comprehensive Plan Land Use Transects:
pg. 60-70
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Zoning Ordinance:
11-3-3: PURPOSES OF RESIDENTIAL ZONES.
(C)
R1 Single Dwelling Residential Zone. This zone provides a residential zone which is representative
of a less automobile-oriented, more walkable development pattern, characterized by somewhat
smaller lot widths; and a somewhat denser residential environment than is characteristic of the RP
Residential Park Zone. The principal uses in the R1 Residential Zone shall be single detached and
attached dwelling units. This zone is also generally located near limited commercial services that
provide daily household needs
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11-3-7: PURPOSE OF INDUSTRIAL ZONES.
(B) I&M Industrial and Manufacturing Zone. This zone provides an industrial zone in which the primary
use of the land is a manufacturing, fabricating, processing, and warehousing. Land zoned I&M should be
relatively flat, open land, conveniently located close to transportation, public utilities and other facilities
necessary for large employment centers and successful manufacturing operations.
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Statement of Annexation Principles
In an effort to provide efficient and equitable tax and fee supported services, encourage orderly growth,
and thoughtfully and carefully expand the tax base of the City, the principles espoused in this document
are intended to provide guidance when considering annexation. These principles represent the general
practice of the City and do not bind City leaders from exercising annexation authority granted by Idaho
statutes. Typically, a departure from these principles would most commonly occur as a response to an
unusual circumstance or need.

General Principles

When considering land use and growth, the City of Idaho Falls will prefer annexation policies that:
• Encourage Core Development. When possible, the city prefers to support development closer to
the City’s core where infrastructure such as roads and utilities already exists. This will help to
avoid urban sprawl.
• Strengthen the Tax Base. The city recognizes the value of maintaining the efficient and cost‐
effective provision of both tax and fee‐supported services.
• Balance Property Rights with Growth. Individual property rights must be protected while at the
same time ensuring the City is able to continue to grow.
• Provide Public Services and Amenities that Enhance Quality of Life. The Community derives
value and strength from a robust Parks and Recreation system, a highly rated Fire Department,
excellent Police protection, a wonderful Library, well‐maintained streets and neighborhoods,
and a commitment to providing a high quality of life at an affordable tax rate.
• Support the Comprehensive Plan. The City’s Comprehensive Plan is carefully developed to
capture best practice planning principles coupled with careful implementation of public input.
The resultant document outlines principles and policies designed to guide growth in a healthy,
sustainable manner.

City‐Initiated Annexation

The City strongly believes there is value in being annexed. The City of Idaho Falls proudly offers
excellent tax and fee supported services and utilities. All residents, both City and County, benefit from
a strong Idaho Falls. Residents in the County close to the City’s core benefit from being close to City
limits and should bear an equal burden in the provision of those benefits. As was argued in a court case
in Baltimore in 1918, “Those who locate near the city limits are bound to know that the
time may come when the legislature will extend the limits and take them in. No principle of right or
justice or fairness places in their hands the power to stop the progress and development of the city,
especially in view of the fact that a large majority of them have located near the city for the purpose of
getting benefit of transacting business or securing employment…in the city” (emphasis added).

At times, the City may exercise its authority to annex prior to the request of the property owner. When
considering these city‐initiated annexations, the City will strive to:
• Focus on properties that receive a City‐operated utility. Many such properties agreed to
annexation at a future date as a condition of receiving the utility service. However, in cases
where the utility was connected prior to 2008, Idaho Code considers the connection to be
consent to annexation. Idaho Falls will consider utility connections just as valid as written
agreements in terms of consent to annexation.
• For properties that do not receive a City‐operated utility, focus on properties that are enclaved,
i.e. completely surrounded, by existing City limits and which clearly benefit from their proximity
to City limits and tax‐supported services that support and enhance surrounding City
neighborhoods.
• Except in response to unusual circumstances or needs, avoid initiating annexation for properties
contiguous merely by touching corners, which do not have primary structures, and do not have
immediate access to utilities.
• Educate property owners of these principles and annexation law to provide predictability and
avoid undue concern over potential annexation.
The following sections specify how the City intends to exercise annexation authority within the bounds
of the Idaho Code Section 50‐222 in conjunction with the principles outlined above:

Category A

The City of Idaho Falls exercises its legal annexation authority for all Category A annexations.
Procedures:
1. For annexation in which, “all private landowners have consented to annexation”:
• The application will be considered at a public hearing by the Planning and Zoning
Commission (P&Z) for its recommendation
• The application will then be considered at a public hearing by the Council for final
decision, passage of the annexation ordinance, and adoption of a reasoned statement
of relevant criteria and standards
2. For annexation of “any residential enclaved lands of less than one hundred (100) privately‐
owned parcels, irrespective of surface area, which are surrounded on all sides by land within a
city or which are bounded on all sides by lands within a city and by the boundary of the city’s
area of impact”:
• City staff will hold a neighborhood meeting prior to the advertisement of the proposed
annexation
• A public hearing will be held before the P&Z for its recommendation
• A public hearing will be held before the Council for final decision, passage of the annexation
ordinance, and adoption of a reasoned statement of relevant criteria and standards

Category B

The same procedure will apply for annexations which “contain less than one hundred (100) separate
private ownerships and platted lots of record and where not all such landowners have consented to
annexation,” as well as annexations where “the subject lands contain more than one hundred (100)
separate private ownerships and platted lots of record and where landowners owning more than fifty

percent (50) of the area of the subject private lands have consented to annexation prior to the
commencement of the annexation process.” These principles do not apply to lands subject to Idaho
Code 50‐222(5)(b)(v)(c) which exempts land of “five (5) acres or greater, actively devoted to agriculture,
as defined in section 63‐604(1), Idaho Code, regardless of whether it is surrounded or bounded on all
sides by lands within a city” from city‐initiated annexations.
Category B annexations will be considered when:
• The land is completely enclaved by City boundaries, but not subject to 50‐222(5)(b)(v)(c) as
noted above; OR
• The property has at least one (1) utility connection (regardless of an annexation agreement for
the property); OR
• The property has an annexation agreement (regardless of whether or not it receives a City
utility); OR
• The parcel is less than 5 acres and:
o Is contiguous by more than merely touching corners AND
o Includes a primary structure and a primary use that is not agricultural AND
o Has immediate access to a utility service
Procedures:
• City staff will prepare an annexation plan prior to advertising the annexation and send it to
property owners within the annexation boundaries
• Staff will hold a neighborhood meeting prior to advertisement of the proposed annexation
• A public hearing will be held by P&Z for its recommendation
• A public hearing will be held by the Council for the final decision, passage of the annexation
ordinance, and adoption of a reasoned statement of relevant criteria and standards

Category C

The City does not intend to exercise its annexation authority for category C annexations

Road Rights‐of‐way
Generally, the City intends to include annexation of the full County right-of-way on any non-local
County right-of-way (e.g., arterial, collector) when one side of such non-local County right-of-way is
eligible for annexation; however, the City will generally defer the annexation of a local County right-ofway (e.g., street, road, or other right-of-way not functioning as an arterial or collector) until properties
on both sides of the local County right-of-way occurs. For all roads, City Public Works staff will confer
with County Public Works staff to determine the appropriate limits of the annexation of a County
right-of-way when annexation of such County right-of-way is considered.

Annexation Plan

Properties Receiving
City Services

I.

The Manner of Providing Tax-Supported Municipal Services to the Lands Proposed to
be Annexed.
a. Fire Protection Services: The City of Idaho Falls Fire Department provides fire
services within the corporate limits of Idaho Falls. The Fire Department operates out
of a central facility located at 343 E Street. The City of Idaho Falls also operates the
Bonneville County Fire Protection District. All of the properties fall within one of
these two areas. Below is a list of city fire Stations and location map.

b. Parks and Recreation Services: The parks department is responsible for a myriad of city
services. The department's operational activities are separated into Parks Maintenance,
Horticulture and Urban Forestry, Weed and Environmental Control, Irrigation
Management and Cemeteries. The Department provides special event assistance, snow
removal, the City-wide banner program, ice arena maintenance, the holiday lighting
program, as well as maintenance of all memorials, flowerbeds and city turf grass. The
staff also works together to provide high quality, safe and well maintained: Athletic
facilities; Cemeteries; Parks; Pavilions and shelters; Public restrooms and Trails
c. Street Services: The properties included in this annexation are completely enclaved by
the City boundary or are contiguous to the City boundary and receive a City provided
service. City maintained streets provide the properties direct access and must be used
to access daily services. As part of maintenance the Streets Division also provides
snow removal.
d. Library Services: Public libraries began in Idaho Falls in 1884 when a public reading
room containing three to four hundred volumes was opened by the Baptist Church. In
1908, this library was turned over to the City of Idaho Falls. The City created a library
board and set a property tax levy exclusively earmarked for library purposes. As part of
the annexation the properties will be eligible to use library services.

e. Police Protection Services: The City of Idaho Falls Police Department provides police
services within the corporate limits of Idaho Falls. The department operates out of a
central facility located at 605 North Capital Avenue, which also houses the Bonneville
County Sheriff’s operations. The City is currently constructing a new police complex on
Northgate Mile that will house future police operations for the City. The department also
operates an animal control center and dispatch center that serves all public safety
agencies in the City of Idaho Falls, and Bonneville County.
II.

The Changes in Taxation and Other Costs Which Would Result if the Subject Lands Were to
be Annexed.
a. See attached Cost Differential Comparison sheet for rates and adjusted fees. Property
taxes and valuations will continue to be assessed by the County Assessor. Once
annexed the properties will also be assessed the City tax rate, some County taxes will
no longer be applicable and will not continue to be assessed with annexation.

III.

The Means of Providing Fee-Supported Municipal Services, if any, to the Lands Proposed to
be Annexed
a. Water Services: The Idaho Falls Water Division provides water service within the
corporate limits of the City of Idaho Falls. This service consists of water supply, storage,
and distribution. There are City maintained waterlines located within the right-of-way
adjacent to each property proposed for annexation with each already receiving water
service from the City. The City’s water service rate will be reduce with annexed.
b. Sanitary Sewer Services: The Idaho Falls Sewer Division provides wastewater service
within the corporate limits of the City of Idaho Falls. This service consists of
collection, conveyance, treatment, and disposal. Wastewater management also
includes storm water collection. One of the properties included in this annexation
already use the City’s wastewater system and the ones that do not will have the ability
to connect to the City’s wastewater system. Properties that do not currently have a
City wastewater service will not be required to connect. The cost of connection to the
wastewater system would be borne by the property owner wishing to connect at the
time of connection. Those who currently have the City’s wastewater service will see a
rate reduction when annexed.
c. Garbage Collection Services: The Idaho Falls Sanitation Division provides garbage
collection service within the corporate limits of the City of Idaho Falls. Properties
which currently contract their own sanitation service with another agency will be served
by the City’s Sanitation Division at the standard rates following annexation.
d. Recreation Services: The Idaho Falls Parks Department provides recreation service
within the corporate limits of the City of Idaho Falls. The Parks and Recreation
Department is responsible for the development and implementation of leisure activities
for participants of all ages and interests. These program activities take place throughout
the City. They manage the Idaho Falls Zoo, three golf courses, the Aquatic Center, the
Wayne Lehto Ice Arena, the Activity Center, and the Recreation Center. City rate
discounts where applicable will be available to the annexed properties for the
recreation programs offered by the department.

e.
Electric Power Services: The City of Idaho Falls has provided electrical energy
services to the residents and businesses of the City since 1900. The City owns and
operates four hydroelectric generating facilities located on the Snake River. Two of
the properties currently receive power from Idaho Falls Power. The annexed
properties that are not currently on Idaho Falls Power service will have the option to
request to switch providers. Such requests must be coordinated through Idaho Falls
Power. Properties that are annexed are eligible to receive power from Idaho Falls
Power, only if requested and approved for dis-continuation of service by Rocky
Mountain Power. Properties that are approved for disconnection from Rocky
Mountain Power will be required to participate in Rocky Mountain Power’s buyout
process. Currently Idaho Falls Power pays half of the determined buyout cost and the
property owner would be responsible for the remaining half. Properties are not
required to discontinue service with their current provider. The ultimate decision
whether Idaho Falls Power can provide service is up to Rocky Mountain Power.
IV.

The Proposed Future Land Use Plan and Zoning Designation, Subject to a Public Hearing.
a. Comprehensive Plan: The properties located in this annexation area are located within
the following designations: (See attached Comprehensive Plan map) Suburban, Special
Use and Industrial.

b. Zoning: The proposed zoning for each residential parcel would be R1, Single
Dwelling Residential. The commercial property would be proposed to be I&M,
Industrial and Manufacturing.

Cost Differential Comparisons for City Services

1

When a property is annexed, there is no requirement for it to connect to City water, sewer, or power.
The rates below are for information purposes only. Please contact a staff member if you would like to
discuss specific rates and fees for your property.
Tax Levy Rates

2

Bonneville County:
Idaho Falls:

.003512769
.007649767

Example: Assessment of a residence (with homeowner’s exemption) valued at $250,000:
Current County Tax: $439.09
Additional Idaho Falls Tax, if Annexed: $956.22
Total: $1,395.31
Water Rates
1” Initial Hookup Fee (If a property doesn’t already have the service): $2,923 (1” Service Connection)
Monthly Non-metered Residential Rate in City: $23.40
Monthly Rate in County: 200% of Metered Rates or Non-metered Rates
Sewer Rates
Initial Hookup Fee (If a property doesn’t already have the service): $1,285 (1” Service Connection)
Monthly Non-metered Residential Rate in City: $24.00
Monthly Rate in County: 110% of Metered Rates or Non-metered Rates
Power Rates
Monthly cost for power varies by usage. Idaho Falls Power’s base rate can be lower than the cost of
Rocky Mountain Power depending on consumption. If you would like a comparison of what your
monthly bill would be if you were an Idaho Falls Power customer, please contact Wid Ritchie at 208612-8143.
Sanitation Rates
Monthly Rate for Residential:

$9.45

1 Rates and fees are for residential use. Rates and fees may vary for commercial uses.
2 Based on 2021 tax year. This is just a comparison of the City and County levy rates. When annexed, some of the
levies, such as Fire District levies, will no longer be assessed. For questions regarding your tax bill please contact the
County Assessor’s office.

FAQ’s: City Initiated Annexation
Q: What is a “City initiated” annexation?
A: A city initiated annexation is one where the City of Idaho Falls begins the annexation process
rather than the property owner.
Q: Why has the City decided to move forward with annexation at this time?
A: In the past, the City has extended city services (water, sewer, power) to properties outside of
City limits. In most cases, property owners agreed at the time to annex once their property
became contiguous (abutting) to the City. In many cases those parcels were never annexed even
when they became contiguous. Annexation is not automatic and take formal action by the Mayor
and Council. The Mayor and Council have directed Community Development Services
Department staff to begin annexation proceedings for properties that receive city services and are
contiguous to city limits.
Q: Can the City annex property without the property owner’s approval?
A: Yes, provided the property meets the minimum requirements of the State Code, see Idaho
Code 50-222.
Q: Will I be responsible to pay for any street improvements?
A: When the City initiates the annexation process property owners are not required to
immediately bring their properties up to meet City standards. Street improvements, such as
sidewalk, curb and gutter, would only be required if a property redevelops or new development
occurs on a vacant parcel within the area annexed. Street maintenance, including snow removal,
will become the responsibility of the City at the time of annexation.
Q: What if I have animals or other uses that are allowed in the County, but aren’t allowed
in the City limits?
A: Uses that were legally established in the County become legal non-conforming uses in the
City. This means that the use can continue provided that the use is not discontinued for a
continuous period of one year and is not altered or intensified.
Q: Will my current City water and sewer bill change?
A: Yes. Un-annexed properties receive water and sewer services at a higher rate than City
residents. Once annexed, rates for such services will be lowered to the City resident rate.
Q: What additional services will I receive from being in the City?
A: If you are not already receiving both water and sewer service, once annexed, you will be
eligible to connect to City’s utilities at your expense. Sanitation, police, fire and parks services
will also be provided.

Q: Can I receive electric service from Idaho Falls Power?
A: Maybe. By law properties that are annexed are eligible to receive power from Idaho Falls
Power, only if requested and approved for dis-continuation of service by Rocky Mountain Power.
You are not required to discontinue service with your current provider. Once annexed, but not
before, you can provide a written request to Idaho Falls Power for service. Idaho Falls Power will
then interface with Rocky Mountain Power, to request change of service. A property owner that is
requesting a change in providers is generally required to pay for a minimum of half the buyout
costs. The ultimate decision whether Idaho Falls Power can provide service is up to Rocky
Mountain Power.
Q: How will annexation affect my property taxes?
A: Property taxes are assessed through the County Assessor’s Office according to the value they
have established for your property. Tax rates for the County and City are different. Once
annexed, you will be assessed according to the City rate. While the City tax rate is higher than the
County rate, some County taxes, such as the Library Tax, are no longer assessed following
annexation.
Q: How can I voice concerns that I have regarding annexation?
A: Any questions or concerns can be directed to the office of Community Development Services.
Also as part of the City-initiated annexation process the City will conduct two public hearings,
one before the Planning and Zoning Commission and before the City Council. Property owners
under consideration for annexation will be notified of all hearing dates by a letter from the City.
Questions or concerns can be voiced in person during those hearings.
Further questions or comments, please contact.
Kerry Beutler, AICP
Assistant Planning Director
Community Development Services Department
680 Park Avenue
Idaho Falls, Idaho 83402
208-612-8278
kbeutler@idahofalls.gov
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INTRODUCTION
INTRODUCTION

This
Urban Renewal
Urban Renewal
This is
is the
the Urban
Renewal Plan
Plan (the
(the “Plan”)
“Plan”) for
for the
the Pancheri
Pancheri East
East Bank
Bank Urban
Renewal
Project
Project (the
(the “Project”)
“Project”) in
in the
the city
city of
of Idaho
Idaho Falls
Falls (the
(the “City”),
“City”), state
state of
of Idaho.
Idaho. Attachments
Attachments 11
through
Attachments”) are
through 55 attached
attached hereto
hereto (collectively,
(collectively, the
the “Plan
“Plan Attachments”)
are incorporated
incorporated herein
herein and
and
shall
be considered
part of
shall be
considered aa part
of this
this Plan.
Plan.
The
The term
term “Project”
“Project” is
is used
used herein
herein to
to describe
describe the
the overall
overall activities
activities defined
defined in
in this
this Plan
Plan
and
urban renewal
project. Reference
and conforms
conforms with
with the
the statutory
statutory definition
definition of
of an
an urban
renewal project.
Reference is
is specifically
specifically
made
by
made to
to Idaho
Idaho Code
Code §§
§§ 50-2018(10)
50-2018(10) and
and 50-2903(13)
50-2903(13) for
for the
the various
various activities
activities contemplated
contemplated by
the
both private
private and
public development
property
the term
term “Project.”
“Project.” Such
Such activities
activities include
include both
and public
development of
of property
within the
urban renewal/revenue
renewal/revenue allocation
within
the urban
allocation area.
area. The
The Pancheri
Pancheri East
East Bank
Bank Project
Project Area
Area is
is also
also
referred
Area.”
referred to
to as
as the
the “Project
“Project Area”
Area” or
or the
the “Revenue
“Revenue Allocation
Allocation Area.”
This
prepared by
by the
This Plan
Plan was
was prepared
the Board
Board of
of Commissioners
Commissioners (the
(the “Agency
“Agency Board”)
Board”) of
of the
the
Urban
Renewal
Agency
of
the
City
of
Idaho
Falls,
also
known
as
the
Idaho
Falls
Redevelopment
Urban Renewal Agency of the City of Idaho Falls, also known as the Idaho Falls Redevelopment
Agency (the
by the
Agency
(the “Agency”),
“Agency”), its
its consultants,
consultants, and
and staff
staff and
and reviewed
reviewed and
and recommended
recommended by
the Agency
Agency
pursuant to
pursuant
to the
the Idaho
Idaho Urban
Urban Renewal
Renewal Law
Law of
of 1965,
1965, Chapter
Chapter 20,
20, Title
Title 50,
50, Idaho
Idaho Code,
Code, as
as
amended
amended (the
(the “Law”),
“Law”), the
the Local
Local Economic
Economic Development
Development Act,
Act, Chapter
Chapter 29,
29, Title
Title 50,
50, Idaho
Idaho Code,
Code,
as
as amended
amended (the
(the “Act”),
“Act”), and
and all
all applicable
applicable local
local laws
laws and
and ordinances.
ordinances.
Idaho
Idaho Code
Code §§ 50-2905
50-2905 identifies
identifies what
what information
information the
the Plan
Plan must
must include
include with
with specificity
specificity
as
as follows:
follows:
(1)
(1)

AA statement
statement describing
describing the
the total
total assessed
assessed valuation
valuation of
of the
the base
base assessment
assessment roll
roll of
of
the
revenue allocation
property
the revenue
allocation area
area and
and the
the total
total assessed
assessed valuation
valuation of
of all
all taxable
taxable property
within
within the
the municipality;
municipality;

(2)
(2)

proposed public
public works
AA statement
statement listing
listing the
the kind,
kind, number,
number, and
and location
location of
of all
all proposed
works or
or
improvements
improvements within
within the
the revenue
revenue allocation
allocation area;
area;

(3)
3)

An
An economic
economic feasibility
feasibility study;
study;

(4)
(4)

A
project costs;
A detailed
detailed list
list of
of estimated
estimated project
costs;

(5)
(5)

A
revenue allocation
A fiscal
fiscal impact
impact statement
statement showing
showing the
the impact
impact of
of the
the revenue
allocation area,
area, both
both
until and
until
and after
after the
the bonds
bonds are
are repaid,
repaid, upon
upon all
all taxing
taxing districts
districts levying
levying taxes
taxes upon
upon
property on
property
on the
the revenue
revenue allocation
allocation area;
area;

(6)
(6)

A
project costs
A description
description of
of the
the methods
methods of
of financing
financing all
all estimated
estimated project
costs and
and the
the time
time
when
be incurred;
when related
related costs
costs or
or monetary
monetary obligations
obligations are
are to
to be
incurred;

(7)
(7)

plan and
provided for
AA termination
termination date
date for
for the
the plan
and the
the revenue
revenue allocation
allocation area
area as
as provided
for in
in
section
plan
section 50-2903(20),
50-2903(20), Idaho
Idaho Code.
Code. In
In determining
determining the
the termination
termination date,
date, the
the plan
11

shall
shall recognize
recognize that
that the
the agency
agency shall
shall receive
receive allocation
allocation of
of revenues
revenues in
in the
the calendar
calendar
year following
provision described
year
following the
the last
last year
year of
of the
the revenue
revenue allocation
allocation provision
described in
in the
the
urban renewal
plan; and
urban
renewal plan;
and
(8)
(8)

AA description
description of
of the
the disposition
disposition or
or retention
retention of
of any
any assets
assets of
of the
the agency
agency upon
upon the
the
termination
prevent the
termination date.
date. Provided
Provided however,
however, nothing
nothing herein
herein shall
shall prevent
the agency
agency from
from
retaining
retaining assets
assets or
or revenues
revenues generated
generated from
from such
such assets
assets as
as long
long as
as the
the agency
agency shall
shall
have
resources other
revenue allocation
have resources
other than
than revenue
allocation funds
funds to
to operate
operate and
and manage
manage such
such

assets.
assets.

This
This Plan
Plan includes
includes the
the above
above information
information with
with specificity.
specificity.
The
proposed development
Area as
The proposed
development and/or
and/or redevelopment
redevelopment of
of the
the Project
Project Area
as described
described in
in this
this
Plan
Plan conforms
conforms to
to the
the Imagine
Imagine IF,
IF, A
A Plan
Plan to
to Move
Move Idaho
Idaho Falls
Falls Forward
Forward Together,
Together, City
City of
of Idaho
Idaho
Falls’
by the
Falls’ Comprehensive
Comprehensive Plan,
Plan, as
as amended
amended (the
(the “Comprehensive
“Comprehensive Plan”),
Plan”), and
and adopted
adopted by
the City
City
Council
(the
“City
Council”)
on
February
24,
2022.
The
Agency
intends
to
rely
heavily
on
Council (the “City Council”) on February 24, 2022. The Agency intends to rely heavily on any
any
applicable
applicable City
City zoning
zoning and
and design
design standards.
standards.
This
This Plan
Plan is
is subject
subject to
to the
the Plan
Plan modification
modification limitations
limitations and
and reporting
reporting requirements
requirements
set
set forth
forth in
in Idaho
Idaho Code
Code §
§ 50-2903A.
50-2903A. Subject
Subject to
to limited
limited exceptions
exceptions as
as set
set forth
forth in
in Idaho
Idaho Code
Code
§§ 50-2903A,
50-2903A, if
if this
this Plan
Plan is
is modified
modified by
by City
City Council
Council ordinance,
ordinance, then
then the
the base
base value
value for
for the
the
year
year immediately
immediately following
following the
the year
year in
in which
which modification
modification occurs
occurs shall
shall include
include the
the current
current
year’s equalized
value of
year’s
equalized assessed
assessed value
of the
the taxable
taxable property
property in
in the
the revenue
revenue allocation
allocation area,
area,
effectively
effectively eliminating
eliminating the
the Agency’s
Agency’s revenue
revenue stream.
stream.
A
A modification
modification shall
shall not
not be
be deemed
deemed to
to occur
occur when
when “[t]here
“[t]here is
is a
a plan
plan amendment
amendment to
to
make
make technical
technical or
or ministerial
ministerial changes
changes to
to a
a plan
plan that
that does
does not
not involve
involve an
an increase
increase in
in the
the use
use
of
of revenues
revenues allocated
allocated to
to the
the agency.”
agency.” Idaho
Idaho Code
Code §
§ 50-2903A(1)(a)(i).
50-2903A(1)(a)(i). Annual
Annual adjustments
adjustments
as
Agency’s annual
as more
more specifically
specifically set
set forth
forth in
in the
the Agency’s
annual budget
budget will
will be
be required
required to
to account
account for
for
more/less
more/less estimated
estimated revenue
revenue and
and project
project timing,
timing, including
including prioritization
prioritization of
of projects.
projects. Any
Any
adjustments
adjustments for
for these
these stated
stated purposes
purposes are
are technical
technical and
and ministerial
ministerial and
and are
are not
not
modifications
modifications under
under Idaho
Idaho Code
Code §
§ 50-2903A.
50-2903A.
Further,
Further, a
a modification
modification shall
shall not
not be
be deemed
deemed to
to occur
occur when
when “[t]here
“[tlhere is
is a
a plan
plan
amendment
amendment to
to support
support growth
growth of
of an
an existing
existing commercial
commercial or
or industrial
industrial project
project in
in an
an
existing
revenue
allocation
area,
subject
to
the
provisions
of
section
50-2905A,
Idaho
existing revenue allocation area, subject to the provisions of section 50-2905A, Idaho
Code.”
Code.” Idaho
Idaho Code
Code §
§ 50-2903A(1)(a)(iv).
50-2903A(1)(a)(iv). The
The Project
Project includes
includes the
the development
development and/or
and/or
redevelopment
redevelopment of
of a
a commercial
commercial project.
project.
This
provides the
powers, duties,
This Plan
Plan provides
the Agency
Agency with
with powers,
duties, and
and obligations
obligations to
to implement
implement and
and
further
program generally
further the
the program
generally formulated
formulated in
in this
this Plan
Plan for
for the
the development,
development, redevelopment,
redevelopment,
rehabilitation, and
revitalization of
boundaries of
rehabilitation,
and revitalization
of the
the area
area within
within the
the boundaries
of the
the Project
Project Area.
Area. The
The
Agency retains
powers allowed
Act. This
presents aa process
process and
Agency
retains all
all powers
allowed by
by the
the Law
Law and
and Act.
This Plan
Plan presents
and aa basic
basic
framework
which plan
plan implementation,
framework within
within which
implementation, including
including contracts,
contracts, agreements
agreements and
and ancillary
ancillary
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documents
presented and
provided to
Agency to
documents will
will be
be presented
and by
by which
which tools
tools are
are provided
to the
the Agency
to fashion,
fashion, develop,
develop,
and
proceed with
with plan
plan implementation.
need for
and proceed
implementation. The
The Plan
Plan has
has balanced
balanced the
the need
for flexibility
flexibility over
over the
the
twenty
Attachment
twenty (20)-year
(20)-year timeframe
timeframe of
of the
the Plan
Plan to
to implement
implement the
the improvements
improvements identified
identified in
in Attachment
5,
with the
need for
narrative
5, with
the need
for specificity
specificity as
as required
required by
by Idaho
Idaho Code
Code Section
Section 50-2905.
50-2905. The
The Plan
Plan narrative
addresses
plan set
addresses the
the required
required elements
elements of
of aa plan
set forth
forth in
in Idaho
Idaho Code
Code Section
Section 50-2905(1),
50-2905(1), (2),
(2), (5),
(5), (7)
(7)
and
narrative, meet
requirement for
and (8).
(8). Attachment
Attachment 5,
5, together
together with
with the
the Plan
Plan narrative,
meet the
the specificity
specificity requirement
for the
the
required
plan elements
required plan
elements set
set forth
forth in
in Idaho
Idaho Code
Code Section
Section 50-2905(2)-(6),
50-2905(2)-(6), recognizing
recognizing that
that actual
actual
Agency
prioritized each
required annual
Agency expenditures
expenditures are
are prioritized
each fiscal
fiscal year
year during
during the
the required
annual budgeting
budgeting
process.
process.
Allowed projects
projects are
Allowed
are those
those activities
activities which
which comply
comply with
with the
the Law
Law and
and the
the Act
Act and
and meet
meet
the
public-private relationship
the overall
overall objectives
objectives of
of this
this Plan.
Plan. The
The public-private
relationship is
is crucial
crucial in
in the
the successful
successful
development
public will
development and/or
and/or redevelopment
redevelopment of
of the
the Project
Project Area.
Area. Typically,
Typically, the
the public
will fund
fund enhanced
enhanced

public improvements
public
improvements like
like utilities,
utilities, streets,
streets, and
and sidewalks
sidewalks which,
which, in
in turn,
turn, create
create an
an attractive
attractive
setting
private investment
uses.
setting for
for adjacent
adjacent private
investment for
for aa mix
mix of
of uses.

The
purpose of
The purpose
of the
the Law
Law and
and Act
Act will
will be
be attained
attained through
through the
the implementation
implementation of
of the
the Plan.
Plan.
The
priorities of
The priorities
of this
this Plan
Plan are:
are:
a.
a.

The
vacant and
buildings, including
remediation and
The removal
removal of
of vacant
and old
old buildings,
including the
the remediation
and
elimination
potential environmental
elimination of
of certain
certain potential
environmental hazards
hazards such
such as
as asbestos
asbestos or
or lead
lead
paint, to
underdeveloped area.
paint,
to remove
remove an
an impediment
impediment to
to development
development of
of this
this underdeveloped
area.

b.
b.

The
public improvements,
new local,
The installation
installation and
and construction
construction of
of public
improvements, including
including new
local,
streets;
streets; improvements
improvements to
to existing
existing roadways
roadways and
and intersections;
intersections; installation
installation of
of
curbs,
which for
purposes of
the term
curbs, gutters
gutters and
and streetscapes,
streetscapes, which
for purposes
of this
this Plan,
Plan, the
term
“streetscapes”
“streetscapes” includes
includes sidewalks,
sidewalks, lighting,
lighting, landscaping,
landscaping, benches,
benches, bike
bike racks,
racks,
public art,
way-finding, and
public
art, signage,
signage, way-finding,
and similar
similar amenities
amenities between
between the
the curb
curb and
and
right-of-way
right-of-way line;
line; installation
installation and/or
and/or improvements
improvements to
to fiber
fiber optic
optic facilities;
facilities;
improvements
public utilities
water and
improvements to
to public
utilities including
including water
and sewer
sewer improvements,
improvements, and
and
fire
protection systems;
fire protection
systems; removal,
removal, burying,
burying, or
or relocation
relocation of
of overhead
overhead utilities;
utilities;
extension
public
extension of
of electrical
electrical distribution
distribution lines
lines and
and transformers
transformers and
and other
other public
improvements;
pathways; and
improvements; installation
installation and
and construction
construction of
of pathways;
and improvement
improvement of
of
storm
storm drainage
drainage facilities;
facilities;

c.
C.

The
planning, design,
reconstruction of
pathways
The planning,
design, construction
construction and
and reconstruction
of local
local roads
roads and
and pathways
to
pedestrian mobility,
to support
support access
access management,
management, connectivity,
connectivity, and
and pedestrian
mobility, including
including
the
the extension
extension of
of rights-of-way,
rights-of-way, improvements
improvements to
to S.
S. Yellowstone
Yellowstone Avenue,
Avenue, and
and the
the
improvements
improvements to
to the
the River
River Walk.
Walk.

d.
d.

The
undeveloped or
The replanning,
replanning, redesign,
redesign, and
and development
development of
of undeveloped
or underdeveloped
underdeveloped
areas
because of
areas which
which are
are stagnant
stagnant or
or improperly
improperly utilized
utilized because
of limited
limited traffic
traffic access,
access,
underserved utilities,
underserved
utilities, and
and other
other site
site conditions;
conditions;
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e.
e.

The
The strengthening
strengthening of
of the
the economic
economic base
base of
of the
the Project
Project Area
Area and
and the
the community
community
by the
needed site
public improvements
by
the installation
installation of
of needed
site and
and public
improvements to
to stimulate
stimulate new
new
private development
providing employment
private
development providing
employment and
and economic
economic growth;
growth;

f.f.

The
provision of
pedestrian
The provision
of adequate
adequate land
land for
for open
open space,
space, street
street rights-of-way
rights-of-way and
and pedestrian
rights-of-way, including
pathways along
rights-of-way,
including pathways
along the
the Snake
Snake River;
River;

g.
g.

In
In conjunction
conjunction with
with the
the City,
City, the
the establishment
establishment and
and implementation
implementation of
of
performance criteria
performance
criteria to
to assure
assure high
high site
site design
design standards
standards and
and environmental
environmental
quality
which provide
provide unity
unity and
quality and
and other
other design
design elements
elements which
and integrity
integrity to
to the
the entire
entire
Project
Area, and
public objectives
Project Area,
and leveraging
leveraging such
such development
development to
to achieve
achieve public
objectives and
and
efficient
efficient use
use of
of scarce
scarce resources;
resources;

h.
h.

The
base by
private development,
The strengthening
strengthening of
of the
the tax
tax base
by encouraging
encouraging private
development, thus
thus
increasing
properties within
Area as
increasing the
the assessed
assessed valuation
valuation of
of properties
within the
the Project
Project Area
as aa whole
whole
and
which the
and benefiting
benefiting the
the various
various taxing
taxing districts
districts in
in which
the urban
urban renewal
renewal area
area is
is
located;
located;

i.1.

The
property to
The acquisition
acquisition of
of real
real property
to support
support development
development and/or
and/or redevelopment
redevelopment
initiatives
Initiatives consistent
consistent with
with the
the Law
Law and
and Act;
Act; and
and

Jj.

The
necessary public
public infrastructure
both public
public and
The funding
funding of
of necessary
infrastructure to
to accommodate
accommodate both
and
private development.
private
development.

101
101

General
Agency
General Procedures
Procedures of
of the
the Agency

The
Agency is
public body,
politic, as
under the
The Agency
is aa public
body, corporate
corporate and
and politic,
as defined
defined and
and described
described under
the
Law
bylaws as
Law and
and the
the Act.
Act. The
The Agency
Agency is
is also
also governed
governed by
by its
its bylaws
as authorized
authorized by
by the
the Law
Law and
and
adopted
by the
Agency. Under
Agency is
adopted by
the Agency.
Under the
the Law,
Law, the
the Agency
is governed
governed by
by the
the Idaho
Idaho open
open meeting
meeting law;
law;
the
the Public
Public Records
Records Act;
Act; the
the Ethics
Ethics in
in Government
Government Act
Act of
of 2015,
2015, Chapters
Chapters 1,
1, 2
2 and
and 4
4 of
of Title
Title 74,
74,
Idaho
pursuant to
Idaho Code;
Code; reporting
reporting requirements
requirements pursuant
to Idaho
Idaho Code
Code §§
§§ 67-450B,
67-450B, 67-1076,
67-1076, 50-2903A
50-2903A and
and
50-2913;
under Chapter
50-2913; and
and the
the competitive
competitive bidding
bidding requirements
requirements under
Chapter 28,
28, Title
Title 67,
67, Idaho
Idaho Code,
Code, as
as
well
procurement or
public improvement
well as
as other
other procurement
or other
other public
improvement delivery
delivery methods.
methods.
Subject
Agency shall
Subject to
to limited
limited exceptions,
exceptions, the
the Agency
shall conduct
conduct all
all meetings
meetings in
in open
open session
session and
and
allow
meaningful
public
input
as
mandated
by
the
issue
considered
or
by
any
statutory
allow meaningful public input as mandated by the issue considered or by any statutory or
or
regulatory
provision.
regulatory provision.
The
Agency may
policy statements.
policy
The Agency
may adopt
adopt separate
separate policy
statements. Any
Any modification
modification to
to any
any policy
statement
not aa modification
statement is
is aa technical
technical or
or ministerial
ministerial adjustment
adjustment and
and is
is not
modification to
to this
this Plan
Plan under
under
Idaho
Idaho Code
Code §§ 50-2903A.
50-2903A.

4

102
102

Procedures
Procedures Necessary
Necessary to
to Meet
Meet State
State and
and Local
Local Requirements:
Requirements:
Conformance
Conformance with
with the
the Idaho
Idaho Urban
Urban Renewal
Renewal Law
Law of
of 1965,
1965, as
as Amended
Amended

Idaho
resolution, must
Idaho law
law requires
requires that
that the
the City
City Council,
Council, by
by resolution,
must determine
determine aa geographic
geographic area
area
be aa deteriorated
be
deteriorated area
area or
or aa deteriorating
deteriorating area,
area, or
or aa combination
combination thereof,
thereof, and
and designate
designate such
such area
area
as
urban renewal
project prior
prior to
preparation of
plan. A
as appropriate
appropriate for
for an
an urban
renewal project
to preparation
of an
an urban
urban renewal
renewal plan.
A
consultant
proposed project
project area
Area”) and
prepare an
consultant was
was retained
retained to
to study
study aa proposed
area (the
(the “Study
“Study Area”)
and prepare
an
eligibility
portion of
previously included
within the
boundaries of
eligibility report.
report. A
A portion
of the
the Study
Study Area
Area was
was previously
included within
the boundaries
of
the
Area
the original
original Pancheri
Pancheri Project
Project Area,
Area, which
which terminated
terminated in
in 2020.
2020. The
The original
original Pancheri
Pancheri Project
Project Area
resulted in
northwest portion
portion of
which area
was not
not
resulted
in the
the successful
successful development
development of
of the
the northwest
of that
that area,
area, which
area was
included
boundaries of
Area; however,
included within
within the
the boundaries
of the
the Study
Study Area;
however, the
the area
area to
to the
the south
south has
has continued
continued
to
to remain
remain in
in an
an underdeveloped
underdeveloped state
state facing
facing significant
significant development
development impediments.
impediments. The
The Pancheri
Pancheri
East
East Bank
Bank Eligibility
Eligibility Report,
Report, dated
dated February
February 2022
2022 (the
(the “Report”),
“Report”), was
was submitted
submitted to
to the
the Agency.
Agency.
The
No. 22-04
The Agency
Agency accepted
accepted the
the Report
Report by
by Agency
Agency Resolution
Resolution No.
22-04 on
on February
February 17,
17, 2022,
2022, and
and
thereafter
thereafter submitted
submitted the
the Report
Report to
to the
the City
City Council.
Council.
The
by the
The Study
Study Area
Area was
was deemed
deemed by
the City
City Council
Council to
to be
be aa deteriorating
deteriorating area
area and/or
and/or aa
deteriorated
renewal project
project by
deteriorated area
area and
and therefore
therefore eligible
eligible for
for an
an urban
urban renewal
by adoption
adoption of
of Resolution
Resolution
No. 2022-05
No. 2022-05,
No.
2022-05 on
on February
February 24,
24, 2022.
2022. With
With the
the adoption
adoption of
of Resolution
Resolution No.
2022-05, the
the City
City
Council
be aa deteriorated
Council declared
declared the
the Study
Study Area
Area described
described in
in the
the Report
Report to
to be
deteriorated area
area and/or
and/or aa
deteriorating
Act, and
Agency to
deteriorating area
area as
as defined
defined by
by the
the Law
Law and
and Act,
and further
further directed
directed the
the Agency
to commence
commence
preparation of
plan. The
boundaries of
preparation
of an
an urban
urban renewal
renewal plan.
The boundaries
of the
the Project
Project Area
Area are
are the
the same
same as
as the
the
Study
Study Area.
Area.
The
prepared and
The Plan
Plan was
was prepared
and submitted
submitted to
to the
the Agency
Agency for
for its
its review
review and
and approval.
approval. The
The
Agency
No. 07-22
Agency approved
approved the
the Plan
Plan by
by the
the adoption
adoption of
of Agency
Agency Resolution
Resolution No.
07-22 on
on September
September 15,
15,
2022,
2022, and
and submitted
submitted the
the Plan
Plan to
to the
the City
City Council
Council with
with its
its recommendation
recommendation for
for adoption.
adoption.
In
In accordance
accordance with
with the
the Law,
Law, this
this Plan
Plan was
was submitted
submitted to
to the
the Planning
Planning and
and Zoning
Zoning
Commission
reported to
Commission of
of the
the City.
City. After
After consideration
consideration of
of the
the Plan,
Plan, the
the Commission
Commission reported
to the
the City
City
Council
Council that
that this
this Plan
Plan is
is in
in conformity
conformity with
with the
the City’s
City’s Comprehensive
Comprehensive Plan.
Plan.
Pursuant
published due
Pursuant to
to the
the Law,
Law, and
and Act,
Act, the
the City
City Council
Council having
having published
due notice
notice thereof,
thereof, aa
public hearing
Notice of
was published
published in
Post Register,
Register, aa
public
hearing was
was held
held on
on this
this Plan.
Plan. Notice
of the
the hearing
hearing was
in the
the Post
newspaper
newspaper having
having general
general circulation
circulation in
in the
the City.
City. The
The City
City Council
Council adopted
adopted this
this Plan
Plan on
on
______________ ___,, 2022,
by
Ordinance
No.
____________.
2022, by Ordinance No.
103
103

History
History and
and Current
Current Conditions
Conditions of
of the
the Area
Area

As
As more
more specifically
specifically described
described in
in the
the Report,
Report, this
this Project
Project Area
Area consists
consists of
of 36
36 acres
acres
immediately
immediately east
east of
of the
the Snake
Snake River,
River, south
south of
of Pancheri
Pancheri Drive,
Drive, and
and west
west of
of the
the Yellowstone
Yellowstone
Highway.
portion of
which was
was
Highway. The
The Project
Project Area
Area includes
includes aa portion
of the
the original
original Pancheri
Pancheri Project
Project Area
Area which
terminated
Area does
terminated in
in 2020.
2020. The
The Project
Project Area
does not
not include
include the
the successfully
successfully developed
developed northwest
northwest
portion
which included
new motel.
portion of
of the
the former
former Pancheri
Pancheri Project
Project Area,
Area, which
included aa new
motel. The
The Project
Project Area
Area
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includes
parcels, seventeen
private ownership.
private parcels
parcels
includes twenty-three
twenty-three parcels,
seventeen of
of which
which are
are in
in private
ownership. The
The private
range in
range
in size
size from
from 100
100 square
square feet
feet to
to 6.25
6.25 acres
acres and
and occupy
occupy slightly
slightly over
over 25
25 acres
acres of
of the
the Project
Project
Area. Publicly
parcels and/or
parcels related
public uses
Area.
Publicly owned
owned parcels
and/or parcels
related to
to public
uses within
within the
the Project
Project Area
Area
include,
but are
portion of
portion of
include, but
are not
not limited
limited to,
to, aa portion
of the
the River
River Walk
Walk along
along the
the Snake
Snake River,
River, aa portion
of
the
parcel for
potential right-ofthe Yellowstone
Yellowstone Highway,
Highway, an
an Idaho
Idaho Falls
Falls Power
Power sub-station,
sub-station, and
and aa parcel
for potential
right-ofway extension.
way
extension.
The
within the
businesses, older
The current
current land
land uses
uses within
the Project
Project Area
Area consist
consist of
of commercial
commercial businesses,
older
industrial
uses, open
Almost sixty
percent of
industrial and
and warehousing
warehousing uses,
open storage,
storage, and
and vacant
vacant lands.
lands. Almost
sixty percent
of the
the
private parcels
parcels in
vacant or
underutilized. The
private
in the
the Project
Project Area
Area are
are currently
currently either
either vacant
or underutilized.
The largest
largest
building in
building
in the
the Project
Project Area
Area is
is aa manufacturing
manufacturing facility
facility for
for former
former King
King B,
B, which
which has
has been
been vacant
vacant
since
portion of
vacant and
not
since 2015.
2015. A
A significant
significant portion
of the
the Project
Project Area
Area is
is underdeveloped
underdeveloped and/or
and/or vacant
and is
is not
being used
present within
being
used to
to its
its highest
highest and
and best
best use
use due
due to
to the
the deteriorating
deteriorating conditions
conditions present
within the
the
Project
Project Area.
Area. The
The area
area around
around the
the Project
Project Area
Area and
and on
on the
the west
west bank
bank of
of the
the Snake
Snake River
River are
are
developing
developing into
into healthy
healthy commercial
commercial centers;
centers; however,
however, the
the significant
significant impediments
impediments to
to
development
development have
have continued
continued to
to delay
delay economic
economic opportunities
opportunities in
in the
the Project
Project Area.
Area.
The
proposes improvements
public infrastructure
publicly owned
The Plan
Plan proposes
improvements to
to public
infrastructure and
and other
other publicly
owned
assets,
Attachment 5,
assets, as
as more
more specifically
specifically set
set forth
forth in
in Attachment
5, including
including but
but not
not limited
limited to
to demolition
demolition of
of aa
vacant manufacturing
which may
potential environmental
vacant
manufacturing facility,
facility, which
may include
include remediation
remediation of
of any
any potential
environmental
issues
paint and/or
issues such
such as
as lead
lead paint
and/or asbestos;
asbestos; improvements
improvements to
to the
the River
River Walk
Walk along
along the
the east
east bank
bank of
of
the
boundary of
the Snake
Snake River
River from
from Pancheri
Pancheri to
to the
the boundary
of the
the Project
Project Area;
Area; improvements
improvements to
to streets,
streets,
streetscapes,
pedestrian/bike facilities
points, and
streetscapes, and
and pedestrian/bike
facilities and
and other
other recreation
recreation and/or
and/or access
access points,
and other
other
public facilities,
but not
not limited
public
facilities, including
including but
limited to
to expansion
expansion of,
of, or
or improvements
improvements to,
to, sewer
sewer and
and water
water
facilities,
public
facilities, fiber
fiber optic
optic facilities,
facilities, electric
electric facilities,
facilities, storm
storm drainage
drainage facilities
facilities and
and other
other similar
similar public
infrastructure
infrastructure improvements
improvements as
as necessary
necessary creating
creating the
the framework
framework for
for the
the development
development of
of aa mixed
mixed
use corridor
use area
people recreate,
use
corridor and
and urban
urban center
center intended
intended to
to create
create aa mixed
mixed use
area where
where people
recreate, eat,
eat,
work, shop
pedestrian oriented
work,
shop and
and gather
gather including
including commercial
commercial enterprises
enterprises and
and pedestrian
oriented facilities.
facilities. In
In
execution
execution of
of this
this concept,
concept, there
there may
may be
be consideration
consideration of
of extending
extending rights-of-way
rights-of-way through
through the
the
Project
Project Area
Area to
to the
the Yellowstone
Yellowstone Highway,
Highway, or
or other
other similar
similar concept
concept to
to open
open up
up the
the area
area adjacent
adjacent
to
Area with
broader
to the
the Snake
Snake River
River to
to encourage
encourage access
access and
and to
to better
better connect
connect the
the Project
Project Area
with the
the broader
community.
underdeveloped or
not being
community. The
The Project
Project Area
Area is
is underdeveloped
or vacant
vacant and
and is
is not
being used
used to
to its
its highest
highest
and
and best
best use
use due
due to
to substantial
substantial number
number of
of deteriorated
deteriorated or
or deteriorating
deteriorating structures;
structures; age
age or
or
obsolescence
public infrastructure
predominance of
obsolescence of
of public
infrastructure utilities
utilities or
or uses;
uses; the
the predominance
of defective
defective or
or
inadequate
inadequate street
street layout;
layout; faulty
faulty lot
lot layout
layout in
in relation
relation to
to size,
size, adequacy,
adequacy, accessibility
accessibility or
or
usefulness;
insanitary
or
unsafe
conditions;
deterioration
of
site
or
other
improvements;
usefulness; insanitary or unsafe conditions; deterioration of site or other improvements;
outmoded
patterns; unsuitable
unsuitable topography;
outmoded street
street patterns;
topography; and
and lack
lack of
of correlation
correlation with
with streets
streets in
in the
the City.
City.
The
The foregoing
foregoing conditions
conditions have
have resulted
resulted in
in economic
economic underdevelopment
underdevelopment of
of the
the Project
Project Area,
Area,
substantially
substantially impaired
impaired or
or arrested
arrested the
the sound
sound growth
growth of
of the
the City,
City, constitutes
constitutes an
an economic
economic or
or social
social
liability
public health,
present condition
liability and
and is
is aa menace
menace to
to the
the public
health, safety,
safety, morals
morals or
or welfare
welfare in
in its
its present
condition
and
and use.
use.
The
preparation and
plan, including
The preparation
and approval
approval of
of an
an urban
urban renewal
renewal plan,
including aa revenue
revenue allocation
allocation
financing
provision, gives
resources to
public infrastructure
financing provision,
gives the
the City
City additional
additional resources
to solve
solve the
the public
infrastructure and
and
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development
development impediment
impediment issues
issues in
in this
this area.
area. Revenue
Revenue allocation
allocation financing
financing should
should help
help to
to
improve
property taxes
by new
improve the
the situation.
situation. In
In effect,
effect, property
taxes generated
generated by
new developments
developments within
within the
the
Project
be used
used by
public improvements
Project Area
Area may
may be
by the
the Agency
Agency to
to finance
finance aa variety
variety of
of needed
needed public
improvements and
and
facilities.
new developments
jobs in
facilities. Finally,
Finally, some
some of
of the
the new
developments may
may also
also generate
generate new
new jobs
in the
the community
community
that
that would,
would, in
in turn,
turn, benefit
benefit area
area residents.
residents.
It
prohibitive costs
It is
is unlikely
unlikely individual
individual developers
developers will
will take
take on
on the
the prohibitive
costs of
of constructing
constructing the
the
necessary infrastructure
without the
revenue allocation
necessary
infrastructure in
in the
the Project
Project Area
Area without
the ability
ability of
of revenue
allocation funds
funds to
to
help
urban renewal
help offset
offset at
at least
least some
some of
of these
these costs.
costs. But
But for
for urban
renewal and
and revenue
revenue allocation
allocation financing,
financing,
the
proposed improvements
revitalization of
the proposed
improvements to
to support
support development
development and
and revitalization
of the
the Project
Project Area
Area would
would
not
not occur.
occur.
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Purpose
Purpose of
of Activities
Activities

Attachment
public improvements
projects list
Attachment 55 includes
includes the
the public
improvements and
and projects
list identifying
identifying with
with
specificity
the
proposed
public
improvements
and
projects
contemplated
in
the
Project
Area.
specificity the proposed public improvements and projects contemplated in the Project Area. The
The
description
public improvements/projects,
description of
of activities,
activities, public
improvements/projects, and
and the
the estimated
estimated costs
costs of
of those
those items
items are
are
intended
intended to
to create
create an
an outside
outside limit
limit of
of the
the Agency’s
Agency’s activity.
activity. Due
Due to
to the
the inherent
inherent difficulty
difficulty in
in
projecting future
Agency
projecting
future levy
levy rates,
rates, future
future taxable
taxable value,
value, and
and the
the future
future costs
costs of
of construction,
construction, the
the Agency
reserves the
reserves
the right
right to:
to:
a.
a.

Change
Change funding
funding amounts
amounts from
from one
one Project
Project to
to another.
another.

b.
b.

Re-prioritize
Re-prioritize the
the Projects
Projects described
described in
in this
this Plan
Plan and
and the
the Plan
Plan Attachments.
Attachments.

c.
C.

Retain
various activities
Retain flexibility
flexibility in
in funding
funding the
the various
activities in
in order
order to
to best
best meet
meet the
the Plan
Plan
and
Area.
and the
the needs
needs of
of the
the Project
Project Area.

d.
d.

Retain
use the
Agency’s funds
Retain flexibility
flexibility in
in determining
determining whether
whether to
to use
the Agency’s
funds or
or funds
funds
generated
generated by
by other
other sources.
sources.

e.
e.

Alter
proposed improvements
Alter the
the location
location of
of proposed
improvements set
set forth
forth in
in Attachment
Attachment 5
5 to
to support
support
development
Attachment 55 is
development when
when it
it occurs.
occurs. The
The information
information included
included in
in Attachment
is based
based
on
property owners
on information
information obtained
obtained from
from property
owners and
and City
City staff,
staff, however,
however, it
it is
is
difficult
project with
difficult to
to project
with any
any certainty
certainty where
where the
the improvements
improvements will
will be
be sited
sited until
until
any
projects submit
plans to
permitting.
any future
future projects
submit plans
to the
the City
City for
for design
design review
review and/or
and/or permitting.

The
The Agency
Agency intends
intends to
to discuss
discuss and
and negotiate
negotiate with
with any
any owner
owner or
or developer
developer of
of the
the
parcels
within the
parcels within
the Project
Project Area
Area seeking
seeking Agency
Agency assistance
assistance during
during the
the duration
duration of
of the
the Plan
Plan
and
negotiation, the
and Project
Project Area.
Area. During
During such
such negotiation,
the Agency
Agency will
will determine
determine the
the eligibility
eligibility of
of the
the
activities
Agency may
by way
percentage or
activities sought
sought for
for Agency
Agency funding,
funding, the
the amount
amount the
the Agency
may fund
fund by
way of
of percentage
or
other
other criteria
criteria including
including the
the need
need for
for such
such assistance.
assistance. The
The Agency
Agency will
will also
also take
take into
into account
account the
the
amount
proceeds estimated
amount of
of revenue
revenue allocation
allocation proceeds
estimated to
to be
be generated
generated from
from the
the developer’s
developer’s activities.
activities.
The
reserves the
right to
policy, its
percentage or
The Agency
Agency also
also reserves
the right
to establish,
establish, by
by way
way of
of policy,
its funding
funding percentage
or
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participation, which
prioritize the
projects or
participation,
which would
would apply
apply to
to all
all developers
developers and
and owners
owners and
and may
may prioritize
the projects
or
types
projects as
types of
of projects
as development
development occurs.
occurs.
Throughout
references to
Throughout this
this Plan,
Plan, there
there are
are references
to Agency
Agency activities,
activities, Agency
Agency funding,
funding, and
and the
the
acquisition,
public improvements.
acquisition, development,
development, and
and contribution
contribution of
of public
improvements. Such
Such references
references do
do not
not
necessarily constitute
but, rather,
necessarily
constitute aa full,
full, final,
final, and
and formal
formal commitment
commitment by
by the
the Agency
Agency but,
rather, grant
grant to
to the
the
Agency the
participate as
Agency
the discretion
discretion to
to participate
as stated
stated subject
subject to
to achieving
achieving the
the objectives
objectives of
of this
this Plan
Plan and
and
provided such
under the
provided
such activity
activity is
is deemed
deemed eligible
eligible under
the Law
Law and
and the
the Act.
Act. The
The activities
activities listed
listed in
in
Attachment 55 will
be determined
prioritized as
Area develops
Attachment
will be
determined or
or prioritized
as the
the overall
overall Project
Project Area
develops and
and through
through
the
budget setting
process.
the annual
annual budget
setting process.
The
not prioritized
prioritized but
The activities
activities listed
listed in
in Attachment
Attachment 5
5 are
are not
but are
are anticipated
anticipated to
to be
be
completed
As required
by the
Agency will
completed as
as determined
determined by
by available
available funds.
funds. As
required by
the Law
Law and
and Act,
Act, the
the Agency
will
adopt
projected timing
primarily aa function
adopt more
more specific
specific budgets
budgets annually.
annually. The
The projected
timing of
of funding
funding is
is primarily
function of
of
the
the availability
availability of
of market
market conditions
conditions and
and financial
financial resources
resources but
but is
is also
also strategic,
strategic, considering
considering the
the
timing
private development
partnership opportunities
timing of
of private
development partnership
opportunities and
and the
the ability
ability of
of certain
certain strategic
strategic
activities
points in
planned duration
activities to
to stimulate
stimulate development
development at
at given
given points
in time
time within
within the
the planned
duration of
of the
the
urban renewal
renewal district
revenue allocation
urban
district and
and revenue
allocation area.
area.
The
prioritized public
public improvements,
The Study
Study (Attachment
(Attachment 5)
5) has
has described
described aa list
list of
of prioritized
improvements,
projects, and
projects,
and other
other related
related activities
activities with
with an
an estimated
estimated cost
cost in
in 2022
2022 dollars
dollars of
of approximately
approximately
$2,320,000.
not take
increasing
as increasing
such as
factors, such
inflationary factors,
account inflationary
into account
take into
does not
amount does
This amount
$2,320,000. This
construction
construction costs,
costs, which
which would
would increase
increase that
that figure
figure depending
depending on
on when
when the
the owner,
owner, developer
developer
and/or
and/or Agency
Agency is
is able
able to
to develop,
develop, construct
construct or
or initiate
initiate those
those activities.
activities. The
The Study
Study has
has concluded
concluded
the
based on
the capacity
capacity of
of revenue
revenue allocation
allocation funds
funds through
through the
the term
term of
of the
the Plan
Plan based
on the
the assumed
assumed
development
projects and
will likely
development projects
and assessed
assessed value
value increases
increases will
likely generate
generate an
an estimated
estimated $2,813,207
$2,813,207
in
proceeds. The
Agency reserves
in revenue
revenue allocation
allocation proceeds.
The Agency
reserves the
the discretion
discretion and
and flexibility
flexibility to
to use
use revenue
revenue
allocation
proceeds in
predicted in
allocation proceeds
in excess
excess of
of the
the amounts
amounts predicted
in the
the event
event higher
higher increases
increases in
in assessed
assessed
values
values occur
occur during
during the
the term
term of
of the
the Plan
Plan for
for the
the improvements
improvements and
and activities
activities identified.
identified.
Additionally,
use other
Additionally, the
the Agency
Agency reserves
reserves the
the discretion
discretion and
and flexibility
flexibility to
to use
other sources
sources of
of funds
funds
unrelated to
unrelated
to revenue
revenue allocation
allocation to
to assist
assist in
in the
the funding
funding of
of the
the improvements
improvements and
and activities
activities
identified.
identified.
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DESCRIPTION
DESCRIPTION OF
OF PROJECT
PROJECT AREA
AREA

The
boundaries of
The boundaries
of the
the Project
Project Area
Area and
and the
the Revenue
Revenue Allocation
Allocation Area
Area are
are shown
shown on
on the
the
Boundary
Allocation
Boundary Map
Map of
of Pancheri
Pancheri East
East Bank
Bank Urban
Urban Renewal
Renewal Project
Project Area
Area and
and Revenue
Revenue Allocation
Area
by reference
Area attached
attached hereto
hereto as
as Attachment
Attachment 11 and
and incorporated
incorporated herein
herein by
reference and
and are
are described
described in
in
the
Urban Renewal
the Legal
Legal Description
Description of
of Pancheri
Pancheri East
East Bank
Bank Urban
Renewal Project
Project Area
Area and
and Revenue
Revenue
Allocation
reference. For
Allocation Area,
Area, attached
attached hereto
hereto as
as Attachment
Attachment 2
2 and
and incorporated
incorporated herein
herein by
by reference.
For
purposes
boundary descriptions
use of
proceeds for
payment of
purposes of
of boundary
descriptions and
and use
of proceeds
for payment
of improvements,
improvements, the
the
boundary
be deemed
natural
boundary shall
shall be
deemed to
to extend
extend to
to the
the outer
outer boundary
boundary of
of rights-of-way
rights-of-way or
or other
other natural
boundary
unless otherwise
boundary unless
otherwise stated.
stated.
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PROPOSED
PROPOSED REDEVELOPMENT
REDEVELOPMENT ACTIONS
ACTIONS
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General
General

The
Agency proposes
proposes to
prevent the
The Agency
to eliminate
eliminate and
and prevent
the spread
spread of
of deteriorating
deteriorating conditions
conditions and
and
deterioration
public and
deterioration in
in the
the Project
Project Area
Area by
by employing
employing aa strategy
strategy to
to improve
improve and
and develop
develop public
and
private lands,
private
lands, to
to increase
increase connectivity
connectivity and
and to
to grow
grow the
the economy
economy and
and employment
employment opportunities
opportunities
in
but is
not limited
in the
the Project
Project Area.
Area. Implementation
Implementation of
of the
the strategy
strategy includes,
includes, but
is not
limited to
to the
the following
following
actions:
actions:
a.
a.

The
public
The demolition
demolition or
or removal
removal of
of certain
certain buildings
buildings and/or
and/or improvements
improvements for
for public
benefit, to
benefit,
to eliminate
eliminate unhealthful,
unhealthful, unsanitary,
unsanitary, or
or unsafe
unsafe conditions,
conditions, eliminate
eliminate
obsolete
uses detrimental
public welfare
obsolete or
or other
other uses
detrimental to
to the
the public
welfare or
or otherwise
otherwise to
to remove
remove or
or
to
prevent the
to prevent
the spread
spread of
of deteriorating
deteriorating or
or deteriorated
deteriorated conditions;
conditions;

b.
b.

The
remediation of
where
The environmental
environmental assessment
assessment and
and remediation
of brownfield
brownfield sites,
sites, or
or sites
sites where
environmental
environmental conditions
conditions detrimental
detrimental to
to redevelopment
redevelopment exist;
exist;

c.
C.

The
The engineering,
engineering, design,
design, installation,
installation, construction,
construction, and/or
and/or reconstruction
reconstruction of
of streets
streets
and
potential for
right-of-way extension
and streetscapes,
streetscapes, including
including the
the potential
for aa right-of-way
extension within
within the
the
Project
Area and
Project Area
and improvements
improvements to
to S.
S. Yellowstone
Yellowstone Avenue
Avenue and
and related/adjacent
related/adjacent
pedestrian facilities,
pedestrian
facilities, curb
curb and
and gutter,
gutter, intersection
intersection improvements,
improvements, and
and traffic
traffic
control
control measures;
measures;

d.
d.

The
The engineering,
engineering, design,
design, installation,
installation, construction,
construction, and/or
and/or reconstruction
reconstruction of
of
improvements
bank of
improvements to
to the
the River
River Walk
Walk along
along the
the east
east bank
of the
the Snake
Snake River
River from
from
Pancheri
boundary of
projects;
Pancheri to
to the
the boundary
of the
the Project
Project Area,
Area, and
and related
related improvement
improvement projects;

e.
e.

The
The engineering,
engineering, design,
design, installation,
installation, construction,
construction, and/or
and/or reconstruction
reconstruction of
of storm
storm
water management
with federal,
water
management infrastructure
infrastructure to
to support
support compliance
compliance with
federal, state,
state, and
and
local
public
local regulations
regulations for
for storm
storm water
water discharge
discharge related
related to
to the
the Projects
Projects and
and other
other public
improvements,
not limited
improvements, including
including but
but not
limited to,
to, floodway
floodway and
and flood
flood zone
zone mitigation;
mitigation;
and
public improvements,
by the
and other
other public
improvements, that
that may
may be
be deemed
deemed appropriate
appropriate by
the Board;
Board,

f.f.

The
The engineering,
engineering, design,
design, installation,
installation, construction,
construction, and/or
and/or reconstruction
reconstruction of
of
utilities
including
but
not
limited
to
improvements
and
upgrades
to
the
water
utilities including but not limited to improvements and upgrades to the water
distribution
distribution system,
system, including
including extension
extension or
or expansion
expansion of
of the
the water
water distribution
distribution
system,
water capacity
system, water
capacity improvements,
improvements, water
water storage
storage upgrades,
upgrades, sewer
sewer system
system
improvements
upgrades, including
improvements and
and upgrades,
including extension
extension or
or expansion
expansion of
of the
the sewer
sewer
collection
collection system,
system, lift
lift station,
station, and
and improvements,
improvements, and
and extension,
extension, expansion
expansion and/or
and/or
upgrades to
power, gas,
upgrades
to power,
gas, fiber
fiber optics,
optics, communications
communications and
and other
other such
such facilities;
facilities;

g.
g.

The
provision for
participation by
property owners
The provision
for participation
by property
owners and
and developers
developers within
within the
the
Project
Project Area
Area to
to achieve
achieve the
the objectives
objectives of
of this
this Plan;
Plan;
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h.

The
private enterprise
public agencies
The redevelopment
redevelopment of
of land
land by
by private
enterprise or
or public
agencies for
for uses
uses in
in
accordance
with this
accordance with
this Plan;
Plan;

i.

The
rehabilitation of
present owners,
The rehabilitation
of structures
structures and
and improvements
improvements by
by present
owners, their
their
successors,
Agency;
successors, and
and the
the Agency;

j.

The
property for
public right-of-way
The acquisition
acquisition of
of real
real property
for public
right-of-way and
and streetscape
streetscape
improvements
upgrades of
underground and
improvements and
and the
the extension,
extension, expansion
expansion and/or
and/or upgrades
of underground
and
aboveground
utilities, pathways
pathways and
points and
aboveground utilities,
and trails,
trails, recreational
recreational access
access points
and to
to
encourage
encourage development
development opportunities
opportunities consistent
consistent with
with the
the Comprehensive
Comprehensive Plan;
Plan;

k.

The
property through
process in
with
The disposition
disposition of
of real
real property
through aa competitive
competitive process
in accordance
accordance with
this
this Plan,
Plan, Idaho
Idaho law,
law, including
including Idaho
Idaho Code
Code Section
Section 50-2011,
50-2011, and
and any
any disposition
disposition
policies adopted
policies
adopted by
by the
the Agency;
Agency;

l.

The
public
The demolition
demolition or
or removal
removal of
of certain
certain buildings
buildings and/or
and/or improvements
improvements for
for public
rights-of-way
pedestrian facilities,
utility
rights-of-way and
and streetscape
streetscape improvements,
improvements, pedestrian
facilities, utility
undergrounding extension,
upgrades, public
public parks
parks and
public
undergrounding
extension, and
and upgrades,
and trails,
trails, other
other public
facilities,
parcels, to
unsanitary,
facilities, to
to decrease
decrease underutilized
underutilized parcels,
to eliminate
eliminate unhealthful,
unhealthful, unsanitary,
or
unsafe conditions,
public
or unsafe
conditions, eliminate
eliminate obsolete
obsolete or
or other
other uses
uses detrimental
detrimental to
to the
the public
welfare
prevent the
welfare or
or otherwise
otherwise to
to remove
remove or
or to
to prevent
the spread
spread of
of deteriorating
deteriorating or
or
deteriorated
deteriorated conditions;
conditions;

m.

The
provision of
The provision
of financial
financial and
and other
other assistance
assistance to
to encourage
encourage and
and attract
attract business
business
enterprise
enterprise including
including but
but not
not limited
limited to
to start-ups
start-ups and
and microbusinesses,
microbusinesses, mid-sized
mid-sized
companies
companies and
and large-scale
large-scale corporations
corporations and
and industries;
industries;

n.

The
rehabilitation of
present owners,
The rehabilitation
of structures
structures and
and improvements
improvements by
by present
owners, their
their
successors,
Agency;
successors, and
and the
the Agency;

o.

To
To the
the extent
extent allowed
allowed by
by law,
law, lend
lend or
or invest
invest federal
federal funds
funds to
to facilitate
facilitate
redevelopment;
redevelopment;

p.

The
provision for
relocation assistance
The provision
for relocation
assistance to
to displaced
displaced Project
Project Area
Area occupants,
occupants, as
as
required
required by
by law,
law, or
or within
within the
the discretion
discretion of
of the
the Agency
Agency Board
Board for
for displaced
displaced
businesses;
businesses;

q.

In
In conjunction
conjunction with
with the
the City,
City, the
the establishment
establishment and
and implementation
implementation of
of
performance criteria
performance
criteria to
to assure
assure high
high site
site design
design standards
standards and
and environmental
environmental
quality
provide unity
quality and
and other
other design
design elements
elements which
which provide
unity and
and integrity
integrity to
to the
the entire
entire
Project
Area, including
planning studies,
Project Area,
including commitment
commitment of
of funds
funds for
for planning
studies, achieving
achieving high
high
standards
public
standards of
of development,
development, and
and leveraging
leveraging such
such development
development to
to achieve
achieve public
objectives
objectives and
and efficient
efficient use
use of
of scarce
scarce resources;
resources;
10
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r.
I.

Other
Other related
related improvements
improvements to
to those
those set
set forth
forth above
above as
as further
further set
set forth
forth in
in
Attachment
Attachment 5.
5.

In
purposes and
In the
the accomplishment
accomplishment of
of these
these purposes
and activities
activities and
and in
in the
the implementation
implementation and
and
furtherance
powers provided
provided in
furtherance of
of this
this Plan,
Plan, the
the Agency
Agency is
is authorized
authorized to
to use
use all
all the
the powers
in this
this Plan,
Plan, and
and
all
powers now
permitted by
all the
the powers
now or
or hereafter
hereafter permitted
by the
the Law
Law and
and Act.
Act.
302
302

Urban
Urban Renewal
Renewal Plan
Plan Objectives
Objectives

Urban
necessary in
problems of
physical
Urban renewal
renewal action
action is
is necessary
in the
the Project
Project Area
Area to
to combat
combat problems
of physical
deterioration
deterioration or
or deteriorating
deteriorating conditions.
conditions. As
As set
set forth
forth in
in greater
greater detail
detail in
in Section
Section 103,
103, the
the Project
Project
Area
Area has
has aa history
history of
of stagnant
stagnant growth
growth and
and development
development compared
compared to
to other
other areas
areas of
of the
the City
City based
based
on
on deteriorated
deteriorated or
or deteriorating
deteriorating conditions
conditions that
that have
have arrested
arrested or
or impaired
impaired growth
growth in
in the
the Project
Project
Area
primarily attributed
Area primarily
attributed to:
to: substantial
substantial number
number of
of deteriorated
deteriorated or
or deteriorating
deteriorating structures;
structures; age
age or
or
obsolescence;
predominance of
obsolescence; the
the predominance
of defective
defective or
or inadequate
inadequate street
street layout;
layout; faulty
faulty lot
lot layout
layout in
in
relation
to
size,
adequacy,
accessibility
or
usefulness;
insanitary
or
unsafe
conditions;
relation to size, adequacy, accessibility or usefulness; insanitary or unsafe conditions;
deterioration
patterns; unsuitable
unsuitable topography;
deterioration of
of site
site or
or other
other improvements;
improvements; outmoded
outmoded street
street patterns;
topography; and
and
lack
with streets
proposal to
work in
lack of
of correlation
correlation with
streets in
in the
the City.
City. The
The Plan
Plan for
for the
the Project
Project Area
Area is
is aa proposal
to work
in
partnership with
public and
private entities
partnership
with public
and private
entities to
to improve,
improve, develop,
develop, and
and grow
grow the
the economy
economy within
within
the
by the
program set
the Project
Project Area
Area by
the implementation
implementation of
of aa strategy
strategy and
and program
set forth
forth in
in Section
Section 301
301 and
and in
in
Attachment 5.
Attachment
5.
The
provisions of
public and
private property
property in
The provisions
of this
this Plan
Plan are
are applicable
applicable to
to all
all public
and private
in the
the Project
Project
Area.
provisions of
be interpreted
Area. The
The provisions
of the
the Plan
Plan shall
shall be
interpreted and
and applied
applied as
as objectives
objectives and
and goals,
goals,
recognizing
recognizing the
the need
need for
for flexibility
flexibility in
in interpretation
interpretation and
and implementation,
implementation, while
while at
at the
the same
same time
time
not in
way abdicating
rights and
privileges of
property owners
not
in any
any way
abdicating the
the rights
and privileges
of the
the property
owners which
which are
are vested
vested in
in
the
present and
properties. All
All development
under an
the present
and future
future zoning
zoning classifications
classifications of
of the
the properties.
development under
an owner
owner
participation agreement
participation
agreement shall
shall conform
conform to
to those
those standards
standards specified
specified in
in Section
Section 303.1
303.1 of
of this
this Plan.
Plan.
This
practical in
been paid
paid to
This Plan
Plan must
must be
be practical
in order
order to
to succeed.
succeed. Particular
Particular attention
attention has
has been
to how
how
it
be implemented,
it can
can be
implemented, given
given the
the changing
changing nature
nature of
of market
market conditions.
conditions. Transforming
Transforming the
the Project
Project
Area
vital, thriving
part of
Area into
into aa vital,
thriving part
of the
the community
community requires
requires an
an assertive
assertive strategy.
strategy. The
The following
following list
list
represents
represents the
the key
key elements
elements of
of that
that effort:
effort:
a.
a.

Initiate
projects
Initiate simultaneous
simultaneous projects
and
utility
improvements
and utility improvements to
to
plays aa key
plays
key role
role in
in creating
creating
going.
going.

designed
designed to
to revitalize
revitalize the
the Project
Project Area.
Area. From
From street
street
significant
new
private
development,
the
Agency
significant new private development, the Agency
the
the necessary
necessary momentum
momentum to
to get
get and
and keep
keep things
things

b.
b.

Develop
new commercial,
new ninety
Develop new
commercial, office
office and
and retail
retail opportunities,
opportunities, including
including aa new
ninety
room
potential for
building and
room hotel,
hotel, and
and the
the potential
for aa retail/office
retail/office building
and restaurant
restaurant
opportunities
opportunities and
and encourage
encourage economic
economic development
development to
to transition
transition into
into aa thriving
thriving
commercial
commercial corridor.
corridor.
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c.
C.

Secure
public open
Secure and
and improve
improve certain
certain public
open space
space in
in critical
critical areas
areas and
and expand
expand the
the
River
River Walk
Walk Improvements
Improvements along
along the
the Snake
Snake River
River throughout
throughout the
the Project
Project Area,
Area,
increasing
points.
increasing recreation
recreation accessibility
accessibility points.

Without
public intervention,
Without direct
direct public
intervention, the
the Project
Project Area
Area could
could conceivably
conceivably remain
remain unchanged
unchanged
and
next twenty
years. The
and in
in aa deteriorated
deteriorated and/or
and/or deteriorating
deteriorating condition
condition for
for the
the next
twenty (20)
(20) years.
The Plan
Plan
creates
creates the
the necessary
necessary flexible
flexible framework
framework for
for the
the Project
Project Area
Area to
to support
support the
the City’s
City’s economic
economic
development
while complying
with the
requirement set
development objectives
objectives while
complying with
the “specificity”
“specificity” requirement
set forth
forth in
in Idaho
Idaho
Code
Code §§ 50-2905.
50-2905.
Land
Area will
underutilized,
Land use
use in
in the
the Project
Project Area
will be
be modified
modified to
to the
the extent
extent that
that underutilized,
underdeveloped, deteriorated,
buildings and
now devoted
underdeveloped,
deteriorated, deteriorating
deteriorating buildings
and vacant
vacant land
land now
devoted to
to scattered
scattered
inconsistent
uses and
uses inconsistent
be converted
inconsistent uses
and uses
inconsistent with
with the
the future
future land
land uses
uses of
of the
the area
area will
will be
converted to
to aa
hotel
with the
hotel and
and other
other commercial,
commercial, office,
office, restaurant
restaurant and
and retail
retail uses
uses consistent
consistent with
the Comprehensive
Comprehensive
Plan,
Use Corridor
Plan, which
which envisions
envisions the
the area
area as
as aa Mixed
Mixed Use
Corridor and
and Urban
Urban Center/Core.
Center/Core. Mixed
Mixed use
use
corridors
are
those
areas
where
people
eat,
shop,
and
gather.
An
Urban
Center
is
characterized
corridors are those areas where people eat, shop, and gather. An Urban Center is characterized by
by
taller
pedestrian oriented
taller structures,
structures, mixed-use
mixed-use buildings,
buildings, pedestrian
oriented facilities,
facilities, and
and commercial
commercial enterprises.
enterprises.
In
In implementing
implementing the
the activities
activities described
described in
in this
this Plan,
Plan, the
the Agency
Agency shall
shall give
give due
due consideration
consideration to
to
the
provision of
park and
the provision
of adequate
adequate open
open space,
space, park
and recreation
recreation areas
areas and
and facilities
facilities that
that may
may be
be
desirable
neighborhood improvement,
with special
desirable for
for neighborhood
improvement, with
special consideration
consideration for
for the
the health,
health, safety
safety and
and
welfare
Area covered
welfare of
of residents
residents in
in the
the general
general vicinity
vicinity of
of the
the Project
Project Area
covered by
by the
the Plan,
Plan, recognizing,
recognizing,
however,
primary purpose
purpose of
new private
private
however, the
the primary
of this
this Plan
Plan and
and Project
Project Area
Area is
is to
to support
support new
development
providing for
development providing
for economic
economic growth
growth through
through diverse,
diverse, resilient,
resilient, regionally
regionally supportive,
supportive,
enhanced
enhanced employment
employment opportunities
opportunities and
and to
to establish
establish aa thriving
thriving commercial
commercial area.
area.
303
303

Participation
Participation Opportunities
Opportunities and
and Participation
Participation Agreements
Agreements
303.1
303.1 Participation
Participation Agreements
Agreements

The
various development
participation agreements
The Agency
Agency shall
shall enter
enter into
into various
development participation
agreements with
with any
any
existing
property in
property owner
existing or
or future
future owner
owner of
of property
in the
the Project
Project Area,
Area, in
in the
the event
event the
the property
owner seeks
seeks
and/or
receives assistance
and/or receives
assistance from
from the
the Agency
Agency in
in the
the development
development and/or
and/or redevelopment
redevelopment of
of the
the
property. The
participation agreement,”
property.
The term
term “owner
“owner participation
agreement,” “participation
“participation agreement,”
agreement,” or
or “development
“development
agreement”
participation agreements
property owner,
agreement” are
are intended
intended to
to include
include all
all participation
agreements with
with aa property
owner, including
including
reimbursement
participation agreements.
reimbursement agreements,
agreements, grant
grant agreements
agreements or
or other
other forms
forms of
of participation
agreements. In
In that
that
event,
the
Agency
may
allow
for
an
existing
or
future
owner
of
property
to
remove
the
property
event, the Agency may allow for an existing or future owner of property to remove the property
and/or
participation
and/or structure
structure from
from future
future Agency
Agency acquisition
acquisition subject
subject to
to entering
entering into
into an
an owner
owner participation
agreement.
participation agreements
agreement. The
The Agency
Agency may
may also
also enter
enter into
into owner
owner participation
agreements with
with other
other future
future
owners
Area throughout
owners and
and developers
developers within
within the
the Project
Project Area
throughout the
the duration
duration of
of this
this Plan
Plan in
in order
order to
to
implement
implement the
the infrastructure
infrastructure improvements
improvements set
set forth
forth in
in this
this Plan.
Plan.
Each
building in
be rehabilitated
rehabilitated or
Each structure
structure and
and building
in the
the Project
Project Area
Area to
to be
or to
to be
be constructed
constructed as
as
aa condition
participation agreement
Agency and
pursuant to
condition of
of the
the owner
owner participation
agreement between
between the
the Agency
and the
the owner
owner pursuant
to
this
be satisfactorily
pursuant to
this Plan
Plan will
will be
be considered
considered to
to be
satisfactorily rehabilitated
rehabilitated and
and constructed
constructed pursuant
to the
the
12
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requirements
requirements of
of the
the Law
Law and
and Act,
Act, and
and the
the Agency
Agency will
will so
so certify,
certify, if
if the
the rehabilitated
rehabilitated or
or new
new
structure
participation agreement
structure meets
meets the
the standards
standards set
set forth
forth in
in an
an executed
executed owner
owner participation
agreement and
and
complies
provisions of
complies with
with applicable
applicable provisions
of this
this Plan,
Plan, local
local codes
codes and
and ordinances
ordinances and
and the
the Idaho
Idaho Code.
Code.
Additional
below:
Additional conditions
conditions described
described below:
a.
a.

Any
property within
be required
required to
Any such
such property
within the
the Project
Project Area
Area shall
shall be
to conform
conform to
to all
all
applicable
provisions, requirements,
applicable provisions,
requirements, and
and regulations
regulations of
of this
this Plan.
Plan. The
The owner
owner
participation agreement
require as
participation by
participation
agreement may
may require
as aa condition
condition of
of financial
financial participation
by
the
by the
property owner
the Agency
Agency aa commitment
commitment by
the property
owner to
to meet
meet the
the greater
greater objectives
objectives of
of
the
use elements
the land
land use
elements identified
identified in
in the
the Comprehensive
Comprehensive Plan,
Plan, and
and applicable
applicable zoning
zoning
ordinances,
ordinances, and
and other
other requirements
requirements deemed
deemed appropriate
appropriate and
and necessary
necessary by
by the
the
Agency.
rehabilitation each
be safe
Agency. Upon
Upon completion
completion of
of any
any rehabilitation
each structure
structure must
must be
safe and
and
sound
physical respects
property
sound in
in all
all physical
respects and
and be
be refurbished
refurbished and
and altered
altered to
to bring
bring the
the property
to
upgraded marketable
will continue
to an
an upgraded
marketable condition
condition that
that will
continue throughout
throughout an
an estimated
estimated
useful life
useful
life for
for aa minimum
minimum of
of twenty
twenty (20)
(20) years.
years.

b.b.

Any owner
provisions of
Any
owner shall
shall give
give due
due consideration
consideration to
to the
the provisions
of adequate
adequate open
open space
space
and
pathways.
and pathways.

c.
C.

All
portions of
which are
remain within
All such
such buildings
buildings or
or portions
of buildings
buildings which
are to
to remain
within the
the Project
Project
Area shall
Area
shall be
be rehabilitated
rehabilitated or
or constructed
constructed in
in conformity
conformity with
with all
all applicable
applicable codes
codes
and
and ordinances
ordinances of
of the
the City.
City.

d.
d.

Any
provisions,
Any new
new construction
construction shall
shall also
also conform
conform to
to all
all applicable
applicable provisions,
requirements,
requirements, and
and regulations
regulations of
of this
this Plan,
Plan, as
as well
well as,
as, to
to all
all applicable
applicable codes
codes and
and
ordinances
ordinances of
of the
the City.
City.

All
All owner
owner participation
participation agreements
agreements will
will address
address development
development timing,
timing, justification
justification and
and
eligibility
Agency shall
eligibility of
of project
project costs,
costs, and
and achievement
achievement of
of the
the objectives
objectives of
of the
the Plan.
Plan. The
The Agency
shall
retain
retain its
its discretion
discretion in
in the
the funding
funding level
level of
of its
its participation.
participation. Obligations
Obligations under
under owner
owner
participation agreements
participation
agreements shall
shall terminate
terminate no
no later
later than
than the
the termination
termination date
date of
of this
this Plan,
Plan,
December
December 31,
31, 2042.
2042. The
The Agency
Agency shall
shall retain
retain its
its discretion
discretion to
to negotiate
negotiate an
an earlier
earlier date
date to
to
accomplish
accomplish all
all obligations
obligations under
under any
any owner
owner participation
participation agreement.
agreement.
In
participation agreements,
participants who
property shall
be required
In all
all participation
agreements, participants
who retain
retain real
real property
shall be
required to
to
join
in
the
recordation
of
such
documents
as
may
be
necessary
to
make
the
provisions
of
this
join in the recordation of such documents as may be necessary to make the provisions of this
Plan
properties. Whether
participant enters
participation
Plan applicable
applicable to
to their
their properties.
Whether or
or not
not aa participant
enters into
into aa participation
agreement
provisions of
public and
private
agreement with
with the
the Agency,
Agency, the
the provisions
of this
this Plan
Plan are
are applicable
applicable to
to all
all public
and private
property in
property
in the
the Project
Project Area.
Area.
In
participant under
participation agreement
In the
the event
event aa participant
under aa participation
agreement fails
fails or
or refuses
refuses to
to rehabilitate,
rehabilitate,
develop,
real property
property pursuant
pursuant to
participation agreement,
develop, use,
use, and
and maintain
maintain its
its real
to this
this Plan
Plan and
and aa participation
agreement,
the
property or
be acquired
the real
real property
or any
any interest
interest therein
therein may
may be
acquired by
by the
the Agency
Agency in
in accordance
accordance with
with
13
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Section
Section 305.1
305.1 of
of this
this Plan
Plan and
and sold
sold or
or leased
leased for
for rehabilitation
rehabilitation or
or development
development in
in accordance
accordance

with this
with
this Plan.
Plan.

Owner
participation agreements
used to
Owner participation
agreements may
may be
be used
to implement
implement the
the following
following objectives:
objectives:
a.

Encouraging
property owners
revitalize and/or
Encouraging property
owners to
to revitalize
and/or remediate
remediate deteriorated
deteriorated areas
areas or
or
deteriorating
parcels to
Area.
deteriorating areas
areas of
of their
their parcels
to accelerate
accelerate development
development in
in the
the Project
Project Area.

b.

Subject
Act, providing
providing incentives
property
Subject to
to the
the limitations
limitations of
of the
the Law
Law and
and the
the Act,
incentives to
to property
owners
utilization and
permitted uses
uses during
owners to
to encourage
encourage utilization
and expansion
expansion of
of existing
existing permitted
during
the
period to
prevent aa decline
base and
the transition
transition period
to prevent
decline in
in the
the employment
employment base
and aa
proliferation of
vacant and
parcels in
proliferation
of vacant
and deteriorated
deteriorated parcels
in the
the Project
Project Area
Area during
during the
the
extended
Area.
extended redevelopment
redevelopment of
of the
the Project
Project Area.

c.

To
To accommodate
accommodate improvements
improvements and
and expansions
expansions allowed
allowed by
by City
City regulations
regulations and
and
generally
consistent
with
this
Plan
for
the
Project
Area.
generally consistent with this Plan for the Project Area.

d.

Subject
providing incentives
Subject to
to the
the limitations
limitations of
of the
the Law
Law and
and Act,
Act, providing
incentives to
to improve
improve
nonconforming
properties so
nonconforming properties
so they
they implement
implement the
the design
design guidelines
guidelines contained
contained in
in
this
possible and
this Plan
Plan to
to the
the extent
extent possible
and to
to encourage
encourage an
an orderly
orderly transition
transition from
from
nonconforming
uses through
nonconforming to
to conforming
conforming uses
through the
the term
term of
of the
the Plan.
Plan.

e.

Provide
participant of
Provide for
for advance
advance funding
funding by
by the
the developer/owner
developer/owner participant
of those
those certain
certain
public improvements
related to
needed for
private development
public
improvements related
to or
or needed
for the
the private
development and
and related
related
to
public improvements.
to the
the construction
construction of
of certain
certain public
improvements. In
In that
that event,
event, the
the Agency
Agency will
will
agree
participation agreement
reimburse aa portion
portion of,
agree as
as set
set out
out in
in the
the participation
agreement to
to reimburse
of, or
or all
all of,
of,
the
public improvements
participation agreement
the costs
costs of
of public
improvements identified
identified in
in the
the participation
agreement from
from
the
by the
private development.
the revenue
revenue allocation
allocation generated
generated by
the private
development.

304
304

Cooperation
Cooperation with
with Public
Public Bodies
Bodies

Certain
public bodies
bodies are
with or
Certain public
are authorized
authorized by
by state
state law
law to
to aid
aid and
and cooperate,
cooperate, with
or without
without
consideration,
planning, undertaking,
undertaking, construction,
consideration, in
in the
the planning,
construction, or
or operation
operation of
of this
this Project.
Project. The
The
Agency
public bodies
Agency shall
shall seek
seek the
the aid
aid and
and cooperation
cooperation of
of such
such public
bodies and
and shall
shall attempt
attempt to
to coordinate
coordinate
this
public bodies
bodies in
purposes of
this Plan
Plan with
with the
the activities
activities of
of such
such public
in order
order to
to accomplish
accomplish the
the purposes
of
redevelopment
and
the
highest
public
good.
redevelopment and the highest public good.
The
by law,
property owned
public bodies
bodies
The Agency,
Agency, by
law, is
is not
not authorized
authorized to
to acquire
acquire real
real property
owned by
by public
without
public bodies.
Agency will
public
without the
the consent
consent of
of such
such public
bodies. The
The Agency
will seek
seek the
the cooperation
cooperation of
of all
all public
bodies which
property in
plans for
bodies
which own
own or
or intend
intend to
to acquire
acquire property
in the
the Project
Project Area.
Area. All
All plans
for development
development of
of
property in
public body
Agency approval,
property
in the
the Project
Project Area
Area by
by aa public
body shall
shall be
be subject
subject to
to Agency
approval, in
in the
the event
event
the
providing any
the Agency
Agency is
is providing
any financial
financial assistance.
assistance.
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Subject
public bodies
bodies the
planning
Subject to
to applicable
applicable authority,
authority, the
the Agency
Agency may
may impose
impose on
on all
all public
the planning
and
present uses
and design
design controls
controls contained
contained in
in this
this Plan
Plan to
to ensure
ensure that
that present
uses and
and any
any future
future development
development
by public
public bodies
bodies will
Agency is
by
will conform
conform to
to the
the requirements
requirements of
of this
this Plan.
Plan. The
The Agency
is authorized
authorized to
to
financially
public entity
public land,
financially (and
(and otherwise)
otherwise) assist
assist any
any public
entity in
in the
the cost
cost of
of public
land, buildings,
buildings, facilities,
facilities,
structures,
by the
Act.
structures, or
or other
other improvements
improvements of
of the
the Project
Project Area
Area as
as allowed
allowed by
the Law
Law and
and the
the Act.
The
Agency specifically
The Agency
specifically intends
intends to
to cooperate
cooperate to
to the
the extent
extent allowable
allowable with
with the
the City
City for
for the
the
engineering,
reconstruction of
public infrastructure
engineering, design,
design, installation,
installation, construction
construction and/or
and/or reconstruction
of public
infrastructure
improvements,
potential for
Area,
improvements, including
including the
the potential
for aa right-of-way
right-of-way extension
extension in
in the
the Project
Project Area,
improvements
improvements to
to S.
S. Yellowstone
Yellowstone Avenue,
Avenue, the
the River
River Walk
Walk Improvements,
Improvements, sewer
sewer and
and water
water
system
system improvements,
improvements, drainage
drainage district
district improvements
improvements and
and improvements
improvements to
to gas,
gas, electrical
electrical and
and
fiber
well as
pedestrian improvements
fiber infrastructure,
infrastructure, as
as well
as other
other street,
street, streetscape,
streetscape, and
and pedestrian
improvements including
including
but not
Attachment 5.
but
not limited
limited to
to those
those improvements
improvements set
set forth
forth in
in Section
Section 301
301 and
and in
in Attachment
5. The
The Agency
Agency
shall
relocation, screening,
projects,
shall also
also cooperate
cooperate with
with the
the City
City on
on various
various relocation,
screening, or
or undergrounding
undergrounding projects,
the
providing of
the providing
of fiber
fiber optic
optic capability,
capability, and
and the
the funding
funding of
of gas,
gas, electrical
electrical water,
water, and
and sewer
sewer
improvements.
To
the
extent
any
public
entity,
including
the
City,
has
funded
certain
improvements. To the extent any public entity, including the City, has funded certain
improvements
improvements such
such as
as water
water and
and sewer
sewer facilities,
facilities, the
the Agency
Agency may
may reimburse
reimburse those
those entities
entities for
for
those
with any
public entity
jurisdiction over
those expenses.
expenses. The
The Agency
Agency shall
shall also
also cooperate
cooperate with
any public
entity having
having jurisdiction
over
rights-of-way
Area and
public bodies
bodies
rights-of-way for
for the
the improvement
improvement of
of roads
roads within
within the
the Project
Project Area
and with
with the
the public
responsible for
responsible
for water
water and
and sewer
sewer improvements.
improvements. The
The Agency
Agency also
also intends
intends to
to cooperate
cooperate and
and seek
seek
available
available assistance
assistance from
from state,
state, federal
federal and
and other
other sources
sources for
for economic
economic development.
development.
In
Agency is
participating in
public development
In the
the event
event the
the Agency
is participating
in the
the public
development by
by way
way of
of financial
financial
incentive
public body
participation agreement
with the
incentive or
or otherwise,
otherwise, the
the public
body shall
shall enter
enter into
into aa participation
agreement with
the
Agency
be bound
Agency and
and then
then shall
shall be
bound by
by the
the Plan
Plan and
and other
other land
land use
use elements
elements and
and shall
shall conform
conform to
to
those
those standards
standards specified
specified in
in Section
Section 303.1
303.1 of
of this
this Plan.
Plan.
This
not financially
bind or
public
This Plan
Plan does
does not
financially bind
or obligate
obligate the
the City,
City, Agency
Agency and/or
and/or any
any other
other public
entity
project or
property acquisition;
purposes of
entity to
to any
any project
or property
acquisition; rather,
rather, for
for purposes
of determining
determining the
the economic
economic
feasibility
projects and
feasibility of
of the
the Plan
Plan certain
certain projects
and expenditures
expenditures have
have been
been estimated
estimated and
and included
included in
in the
the
analysis.
Agency revenue
analysis. Agency
revenue and
and the
the ability
ability to
to fund
fund reimbursement
reimbursement of
of eligible
eligible Project
Project Costs
Costs is
is more
more
specifically
participation agreement
budget adopted
by
specifically detailed
detailed in
in any
any owner
owner participation
agreement and
and in
in the
the annual
annual budget
adopted by
the
the Agency
Agency Board.
Board.
305
305

Property
Property Acquisition
Acquisition
305.1
305.1 Real
Real Property
Property

Only
Agency may
Only as
as specifically
specifically authorized
authorized herein,
herein, the
the Agency
may acquire,
acquire, through
through the
the voluntary
voluntary
measures
below, but
but is
real property
property located
measures described
described below,
is not
not required
required to
to acquire,
acquire, any
any real
located in
in the
the Project
Project
Area where
property is
public improvements,
Area
where it
it is
is determined
determined that
that the
the property
is needed
needed for
for construction
construction of
of public
improvements,
required to
required
to eliminate
eliminate or
or mitigate
mitigate the
the deteriorated
deteriorated or
or deteriorating
deteriorating conditions,
conditions, to
to facilitate
facilitate
economic
property intended
economic development,
development, including
including acquisition
acquisition of
of real
real property
intended for
for disposition
disposition to
to
qualified
process, and
qualified developers
developers through
through aa competitive
competitive process,
and as
as otherwise
otherwise allowed
allowed by
by law.
law. The
The
15
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acquisition
be by
acquisition shall
shall be
by any
any means
means authorized
authorized by
by law,
law, including,
including, but
but not
not limited
limited to,
to, the
the Law,
Law, the
the
Act,
Act, and
and the
the Uniform
Uniform Relocation
Relocation Assistance
Assistance and
and Real
Real Property
Property Acquisition
Acquisition Policies
Policies Act
Act of
of 1970,
1970,
as
as amended,
amended, but
but shall
shall not
not include
include the
the right
right to
to invoke
invoke eminent
eminent domain
domain authority
authority except
except as
as
authorized
provided herein.
authorized by
by Idaho
Idaho law
law and
and provided
herein. The
The Agency
Agency is
is authorized
authorized to
to acquire
acquire either
either the
the
entire
property less
entire fee
fee or
or any
any other
other interest
interest in
in real
real property
less than
than aa fee,
fee, including
including structures
structures and
and fixtures
fixtures
upon the
real property,
property, without
without acquiring
upon which
which those
upon
the real
acquiring the
the land
land upon
those structures
structures and
and fixtures
fixtures are
are
located.
located.
The
property through
The Agency
Agency intends
intends to
to acquire
acquire any
any real
real property
through voluntary
voluntary or
or consensual
consensual gift,
gift,
devise,
purchase. Such
property may
be for
devise, exchange,
exchange, or
or purchase.
Such acquisition
acquisition of
of property
may be
for the
the development
development of
of the
the
public improvements
properties may
properties owned
public
improvements identified
identified in
in this
this Plan.
Plan. Such
Such properties
may include
include properties
owned by
by
private parties
parties or
public entities.
use of
resources for
private
or public
entities. This
This Plan
Plan anticipates
anticipates the
the Agency’s
Agency’s use
of its
its resources
for
property acquisition.
property
acquisition.
In
Agency identifies
property which
be acquired
In the
the event
event the
the Agency
identifies certain
certain property
which should
should be
acquired to
to develop
develop
certain
public
improvements
intended
to
be
constructed
under
the
provisions
of
this
Plan,
certain public improvements intended to be constructed under the provisions of this Plan, the
the
Agency shall
property acquisition
public entity
Agency
shall coordinate
coordinate such
such property
acquisition with
with any
any other
other public
entity (e.g.,
(e.g., without
without
limitation,
limitation, the
the City,
City, the
the state
state of
of Idaho,
Idaho, or
or any
any of
of its
its authorized
authorized agencies),
agencies), including
including the
the assistance
assistance
of
property either
of the
the Agency
Agency of
of funds
funds to
to acquire
acquire said
said property
either through
through aa voluntary
voluntary acquisition
acquisition or
or the
the
public entity’s
public
entity’s invoking
invoking of
of its
its eminent
eminent domain
domain authority
authority as
as limited
limited by
by Idaho
Idaho Code
Code Section
Section 77701A.
701A.
The
properties for
uses identified
The Agency
Agency is
is authorized
authorized by
by this
this Plan
Plan to
to acquire
acquire the
the properties
for the
the uses
identified in
in
Attachment
not limited
property to
Attachment 3
3 hereto,
hereto, including
including but
but not
limited to
to property
to be
be acquired
acquired for
for the
the extension
extension or
or
expansion
underground public
public facilities.
expansion of
of certain
certain rights-of-way
rights-of-way or
or to
to accommodate
accommodate underground
facilities.
The
Agency is
by this
The Agency
is authorized
authorized by
this Plan
Plan and
and Idaho
Idaho Code
Code §§
§§ 50-2010
50-2010 and
and 50-2018(12)
50-2018(12) to
to
acquire
properties identified
purposes set
acquire the
the properties
identified in
in Attachment
Attachment 3
3 hereto
hereto for
for the
the purposes
set forth
forth in
in this
this Plan.
Plan.
The
participate in
The Agency
Agency has
has identified
identified its
its intent
intent to
to acquire
acquire and/or
and/or participate
in the
the development
development of
of certain
certain
public improvements,
but not
not limited
public
improvements, including,
including, but
limited to
to those
those identified
identified in
in Section
Section 301
301 of
of the
the Plan
Plan and
and
Attachment 5.
Agency’s property
property acquisition
Attachment
5. The
The Agency’s
acquisition will
will result
result in
in remediating
remediating deteriorating
deteriorating
conditions
by facilitating
buildings,
conditions in
in the
the Project
Project Area
Area by
facilitating the
the development
development of
of mixed-use
mixed-use buildings,
commercial
pedestrian oriented
public improvements
commercial enterprises,
enterprises, and
and pedestrian
oriented facilities.
facilities. The
The public
improvements are
are intended
intended
to
public entities,
upon
to be
be dedicated
dedicated to
to the
the City,
City, and/or
and/or other
other appropriate
appropriate public
entities, as
as the
the case
case may
may be,
be, upon
completion.
Agency reserves
properties identified,
completion. The
The Agency
reserves the
the right
right to
to determine
determine which
which properties
identified, if
if any,
any,
should
be
acquired.
should be acquired.
It
public interest
It is
is in
in the
the public
interest and
and may
may be
be necessary,
necessary, in
in order
order to
to eliminate
eliminate the
the conditions
conditions
requiring
power of
requiring redevelopment
redevelopment and
and in
in order
order to
to execute
execute this
this Plan,
Plan, for
for the
the power
of eminent
eminent domain
domain to
to be
be
employed
employed by
by the
the Agency,
Agency, or
or by
by the
the City
City with
with the
the Agency
Agency acting
acting in
in an
an advisory
advisory capacity,
capacity,’ 1 to
to
acquire
property in
public improvements
acquire real
real property
in the
the Project
Project Area
Area for
for the
the public
improvements identified
identified in
in this
this Plan,
Plan,
which cannot
be acquired
by gift,
purchase, or
which
cannot be
acquired by
gift, devise,
devise, exchange,
exchange, purchase,
or any
any other
other lawful
lawful method.
method.
! House
House Bill
Bill 1044,
1044, adopted
adopted by
by the
the Idaho
Idaho Legislature
Legislature during
during the
the 2021
2021 Legislative
Legislative Session,
Session, limited
limited the
the Agency’s
Agency’s
ability
ability to
to exercise
exercise eminent
eminent domain.
domain.

1
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Under the
provisions of
Act, the
urban renewal
plan “shall
be sufficiently
Under
the provisions
of the
the Act,
the urban
renewal plan
“shall be
sufficiently complete
complete to
to
indicate
indicate such
such land
land acquisition,
acquisition, demolition,
demolition, and
and removal
removal of
of structures,
structures, redevelopment,
redevelopment,
improvements,
proposed to
improvements, and
and rehabilitation
rehabilitation as
as may
may be
be proposed
to be
be carried
carried out
out in
in the
the urban
urban renewal
renewal
area.”
properties by
by use
use as
area.” Idaho
Idaho Code
Code §§ 50-2018(12).
50-2018(12). The
The Agency
Agency has
has generally
generally described
described those
those properties
as
set
Attachment 33 for
public improvements.
Agency
set out
out in
in Attachment
for acquisition
acquisition for
for the
the construction
construction of
of public
improvements. The
The Agency
may
property for
purpose of
public utilities.
may also
also acquire
acquire property
for the
the purpose
of developing
developing streetscape
streetscape and
and public
utilities. The
The
Agency reserves
properties, if
be acquired.
Agency
reserves the
the right
right to
to determine
determine which
which properties,
if any,
any, should
should be
acquired.
305.2
305.2 Personal
Personal Property
Property
Generally,
personal property
property shall
Generally, personal
shall not
not be
be acquired.
acquired. However,
However, where
where necessary
necessary in
in the
the
execution
personal property
property in
execution of
of this
this Plan,
Plan, the
the Agency
Agency is
is authorized
authorized to
to acquire
acquire personal
in the
the Project
Project Area
Area
by any
by
any lawful
lawful means,
means, including
including eminent
eminent domain
domain as
as limited
limited by
by Idaho
Idaho Code
Code Section
Section 7-701A
7-701A for
for
the
purpose of
public improvements
the purpose
of developing
developing the
the public
improvements described
described in
in section
section 305.1.
305.1.
306
306

Property
Property Management
Management

During
real property,
property, if
During the
the time
time real
if any,
any, in
in the
the Project
Project Area
Area is
is owned
owned by
by the
the Agency,
Agency, such
such
property shall
under the
Agency. Such
property may
be rented
property
shall be
be under
the management
management and
and control
control of
of the
the Agency.
Such property
may be
rented
or
pending its
redevelopment, and
or leased
leased by
by the
the Agency
Agency pending
its disposition
disposition for
for development
development and/or
and/or redevelopment,
and such
such
rental
pursuant to
policies as
rental or
or lease
lease shall
shall be
be pursuant
to such
such policies
as the
the Agency
Agency may
may adopt.
adopt.
307
307

Relocation
Relocation of
of Persons
Persons (Including
(Including Individuals
Individuals and
and Families),
Families), Business
Business
Concerns,
Concerns, and
and Others
Others Displaced
Displaced by
by the
the Project
Project

If
Agency receives
If the
the Agency
receives federal
federal funds
funds for
for real
real estate
estate acquisition
acquisition and
and relocation,
relocation, the
the Agency
Agency
shall
shall comply
comply with
with 24
24 C.F.R.
C.F.R. Part
Part 42,
42, implementing
implementing the
the Uniform
Uniform Relocation
Relocation Assistance
Assistance and
and Real
Real
Property
Act of
Property Acquisition
Acquisition Policies
Policies Act
of 1970,
1970, as
as amended.
amended.
The
Agency reserves
benefits for
The Agency
reserves the
the right
right to
to extend
extend benefits
for relocation
relocation to
to those
those not
not otherwise
otherwise
entitled
relocation benefits
entitled to
to relocation
benefits as
as aa matter
matter of
of state
state law
law under
under the
the Act
Act or
or the
the Law.
Law. The
The Agency
Agency may
may
determine
promulgated by
by the
determine to
to use
use as
as aa reference
reference the
the relocation
relocation benefits
benefits and
and guidelines
guidelines promulgated
the federal
federal
government,
government, the
the state
state government,
government, or
or local
local government,
government, including
including the
the State
State Department
Department of
of
Transportation.
Transportation. The
The intent
intent of
of this
this section
section is
is to
to allow
allow the
the Agency
Agency sufficient
sufficient flexibility
flexibility to
to award
award
relocation benefits
benefits on
payment of
per case
relocation
on some
some rational
rational basis,
basis, or
or by
by payment
of some
some lump-sum
lump-sum per
case basis.
basis. The
The
Agency may
Agency
may also
also consider
consider the
the analysis
analysis of
of replacement
replacement value
value for
for the
the compensation
compensation awarded
awarded to
to
either
owner
occupants
or
businesses
displaced
by
the
Agency
to
achieve
the
objectives
of
this
either owner occupants or businesses displaced by the Agency to achieve the objectives of this
Plan.
Agency may
Plan. The
The Agency
may adopt
adopt relocation
relocation guidelines
guidelines which
which would
would define
define the
the extent
extent of
of relocation
relocation
assistance
projects and
relocation assistance
assistance in
in non-federally
non-federally assisted
assisted projects
and which
which relocation
assistance to
to the
the greatest
greatest extent
extent
feasible
be uniform.
uniform. The
Agency shall
feasible would
would be
The Agency
shall also
also coordinate
coordinate with
with the
the various
various local,
local, state,
state, or
or
federal
be warranted.
federal agencies
agencies concerning
concerning relocation
relocation assistance
assistance as
as may
may be
warranted.
In
with,
In the
the event
event the
the Agency’s
Agency’s activities
activities result
result in
in displacement,
displacement, the
the Agency
Agency shall
shall comply
comply with,
at
at aa minimum,
minimum, the
the standards
standards set
set forth
forth in
in the
the Law.
Law. The
The Agency
Agency shall
shall also
also comply
comply with
with all
all
17
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applicable
benefits and
applicable state
state laws
laws concerning
concerning relocation
relocation benefits
and shall
shall also
also coordinate
coordinate with
with the
the various
various
local,
relocation assistance.
local, state,
state, or
or federal
federal agencies
agencies concerning
concerning relocation
assistance.
308
308

Demolition,
Demolition, Clearance,
Clearance, and
and Site
Site Preparation
Preparation

The
required) to
The Agency
Agency is
is authorized
authorized (but
(but not
not required)
to demolish
demolish and
and clear
clear buildings,
buildings, structures,
structures,
and
property in
Area as
and other
other improvements
improvements from
from any
any real
real property
in the
the Project
Project Area
as necessary
necessary to
to carry
carry out
out the
the
purposes of
purposes
of this
this Plan.
Plan.
Further,
not required)
required) to
prepare, or
prepared,
Further, the
the Agency
Agency is
is authorized
authorized (but
(but not
to prepare,
or cause
cause to
to be
be prepared,
as
building sites
property in
Area owned
as building
sites any
any real
real property
in the
the Project
Project Area
owned by
by the
the Agency
Agency including
including site
site
preparation and/or
remediation. In
preparation
and/or environmental
environmental remediation.
In connection
connection therewith,
therewith, the
the Agency
Agency may
may cause,
cause,
provide for,
pedestrian walkways,
provide
for, or
or undertake
undertake the
the installation
installation or
or construction
construction of
of streets,
streets, utilities,
utilities, pedestrian
walkways,
parking facilities,
public improvements
parking
facilities, drainage
drainage facilities,
facilities, and
and other
other public
improvements necessary
necessary to
to carry
carry out
out this
this
Plan.
Plan.
309
309

Property
Property Disposition
Disposition and
and Development
Development
309.1
309.1 Disposition
Disposition by
by the
the Agency
Agency

For
purposes of
Agency is
For the
the purposes
of this
this Plan,
Plan, the
the Agency
is authorized
authorized to
to sell,
sell, lease,
lease, lease/purchase,
lease/purchase,
exchange,
pledge, encumber
exchange, subdivide,
subdivide, transfer,
transfer, assign,
assign, pledge,
encumber by
by mortgage
mortgage or
or deed
deed of
of trust,
trust, or
or
otherwise
property under
under the
provisions set
otherwise dispose
dispose of
of any
any interest
interest in
in real
real property
the reuse
reuse provisions
set forth
forth in
in Idaho
Idaho
law,
pursuant to
policies adopted
law, including
including Idaho
Idaho Code
Code §§ 50-2011
50-2011 and
and pursuant
to any
any disposition
disposition policies
adopted by
by the
the
Agency. To
permitted by
property by
Agency.
To the
the extent
extent permitted
by law,
law, the
the Agency
Agency is
is authorized
authorized to
to dispose
dispose of
of real
real property
by
negotiated lease,
public bidding.
negotiated
lease, sale,
sale, or
or transfer
transfer without
without public
bidding.
Real
property acquired
by the
be conveyed
where
Real property
acquired by
the Agency
Agency may
may be
conveyed by
by the
the Agency
Agency and,
and, where
beneficial to
Area, without
public body
body as
beneficial
to the
the Project
Project Area,
without charge
charge to
to any
any public
as allowed
allowed by
by law.
law. All
All real
real
property acquired
be sold
public or
private
property
acquired by
by the
the Agency
Agency in
in the
the Project
Project Area
Area shall
shall be
sold or
or leased
leased to
to public
or private
persons or
uses permitted
permitted in
persons
or entities
entities for
for development
development for
for the
the uses
in this
this Plan.
Plan.
Air rights
permitted use
use within
Air
rights and
and subterranean
subterranean rights
rights may
may be
be disposed
disposed of
of for
for any
any permitted
within the
the
Project
Project Area
Area boundaries.
boundaries.
309.2
309.2 Disposition
Disposition and
and Development
Development Agreements
Agreements
To
provide adequate
provisions of
will be
be carried
To provide
adequate safeguards
safeguards to
to ensure
ensure that
that the
the provisions
of this
this Plan
Plan will
carried
out
prevent the
property sold,
out and
and to
to prevent
the recurrence
recurrence of
of deteriorating
deteriorating conditions,
conditions, all
all real
real property
sold, leased,
leased, or
or
conveyed
provisions of
conveyed by
by the
the Agency
Agency is
is subject
subject to
to the
the provisions
of this
this Plan.
Plan.
The
reserve such
powers and
The Agency
Agency shall
shall reserve
such powers
and controls
controls in
in the
the disposition
disposition and
and development
development
documents
prevent transfer,
use of
documents as
as the
the Agency
Agency deems
deems may
may be
be necessary
necessary to
to prevent
transfer, retention,
retention, or
or use
of
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property for
purposes and
pursuant to
property
for speculative
speculative purposes
and to
to ensure
ensure that
that development
development is
is carried
carried out
out pursuant
to this
this
Plan.
Plan.
Leases,
restrictions of
Leases, lease/purchases,
lease/purchases, deeds,
deeds, contracts,
contracts, agreements,
agreements, and
and declarations
declarations of
of restrictions
of
the
the Agency
Agency may
may contain
contain restrictions,
restrictions, covenants,
covenants, covenants
covenants running
running with
with the
the land,
land, rights
rights of
of
reverter, conditions
provisions necessary
necessary to
reverter,
conditions subsequent,
subsequent, equitable
equitable servitudes,
servitudes, or
or any
any other
other provisions
to carry
carry
out
by the
Agency, such
portions
out this
this Plan.
Plan. Where
Where appropriate,
appropriate, as
as determined
determined by
the Agency,
such documents,
documents, or
or portions
thereof,
be recorded
recorded in
thereof, shall
shall be
in the
the office
office of
of the
the Recorder
Recorder of
of Bonneville
Bonneville County,
County, Idaho.
Idaho.
All
property in
be no
All property
in the
the Project
Project Area
Area is
is hereby
hereby subject
subject to
to the
the restriction
restriction that
that there
there shall
shall be
no
discrimination
based upon
discrimination or
or segregation
segregation based
upon race,
race, color,
color, creed,
creed, religion,
religion, sex,
sex, age,
age, national
national origin,
origin, or
or
ancestry
ancestry in
in the
the sale,
sale, lease,
lease, sublease,
sublease, transfer,
transfer, use,
use, occupancy,
occupancy, disability/handicap,
disability/handicap, tenure,
tenure, or
or
enjoyment
property in
property sold,
enjoyment of
of property
in the
the Project
Project Area.
Area. All
All property
sold, leased,
leased, conveyed,
conveyed, or
or subject
subject to
to aa
disposition
disposition and
and development
development agreement
agreement shall
shall be
be expressly
expressly subject
subject by
by appropriate
appropriate documents
documents to
to
the
the restriction
restriction that
that all
all deeds,
deeds, leases,
leases, or
or contracts
contracts for
for the
the sale,
sale, lease,
lease, sublease,
sublease, or
or other
other transfer
transfer of
of
land
nondiscrimination and
land in
in the
the Project
Project Area
Area shall
shall contain
contain such
such nondiscrimination
and nonsegregation
nonsegregation clauses
clauses as
as
required
required by
by law.
law.
As required
be in
best interest
As
required by
by law
law or
or as
as determined
determined in
in the
the Agency’s
Agency’s discretion
discretion to
to be
in the
the best
interest
of
public, the
requirements and
of the
the Agency
Agency and
and the
the public,
the following
following requirements
and obligations
obligations shall
shall be
be included
included in
in the
the
disposition
disposition and
and development
development agreement.
agreement.
That
That the
the developers,
developers, their
their successors,
successors, and
and assigns
assigns agree:
agree:
a.
a.

That
proposed development
be
That aa detailed
detailed scope
scope and
and schedule
schedule for
for the
the proposed
development shall
shall be
submitted
by the
submitted to
to and
and agreed
agreed upon
upon by
the Agency.
Agency.

b.
b.

That
purchase or
That the
the purchase
or lease
lease of
of the
the land
land and/or
and/or subterranean
subterranean rights
rights and/or
and/or air
air rights
rights
is
purpose of
is for
for the
the purpose
of redevelopment
redevelopment and
and not
not for
for speculation.
speculation.

c.
C.

That
jointly
That the
the building
building of
of improvements
improvements will
will be
be commenced
commenced and
and completed
completed as
as jointly
scheduled
scheduled and
and determined
determined by
by the
the Agency
Agency and
and the
the developer(s).
developer(s).

d.
d.

That
plans will
will be
That the
the site
site and
and construction
construction plans
be submitted
submitted to
to the
the Agency
Agency for
for review
review as
as
to
provisions and
purposes of
to conformity
conformity with
with the
the provisions
and purposes
of this
this Plan
Plan and
and to
to support
support the
the
planning, design
planning,
design and
and transportation
transportation goals
goals set
set forth
forth in
in the
the Comprehensive
Comprehensive Plan.
Plan.

e.
e.

All
All new
new construction
construction shall
shall have
have aa minimum
minimum estimated
estimated life
life of
of no
no less
less than
than twenty
twenty
(20)
(20) years.
years.

f.f.

That
That rehabilitation
rehabilitation of
of any
any existing
existing structure
structure must
must assure
assure that
that the
the structure
structure is
is safe
safe
and
physical respects
respects and
be refurbished
refurbished and
bring the
and sound
sound in
in all
all physical
and be
and altered
altered to
to bring
the
property to
upgraded marketable
property
to an
an upgraded
marketable condition
condition which
which will
will continue
continue throughout
throughout an
an
estimated
useful life
years.
estimated useful
life for
for aa minimum
minimum of
of twenty
twenty (20)
(20) years.
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g.
g.

That
That the
the Agency
Agency receives
receives adequate
adequate assurance
assurance acceptable
acceptable to
to the
the Agency
Agency to
to ensure
ensure
performance under
performance
under the
the contract
contract for
for sale.
sale.

h.
h.

All such
portions of
All
such buildings
buildings or
or portions
of the
the buildings
buildings which
which are
are to
to remain
remain within
within the
the
Project
be reconstructed
reconstructed in
Project Area
Area shall
shall be
in conformity
conformity with
with all
all applicable
applicable codes
codes and
and
ordinances
ordinances of
of the
the City.
City.

i.1.

All disposition
be governed
provisions
All
disposition and
and development
development documents
documents shall
shall be
governed by
by the
the provisions
of
of Section
Section 407
407 of
of this
this Plan.
Plan.

Jj.

All
participation
All other
other requirements
requirements and
and obligations
obligations as
as may
may be
be set
set forth
forth in
in any
any participation
policy established
by the
Agency.
policy
established and/or
and/or amended
amended by
the Agency.

The
Agency also
The Agency
also reserves
reserves the
the right
right to
to determine
determine the
the extent
extent of
of its
its participation
participation based
based
upon
the
achievements
of
the
objectives
of
this
Plan.
Obligations
under
any
disposition
upon the achievements of the objectives of this Plan. Obligations under any disposition and
and
development
which run
development agreement
agreement and
and deed
deed covenants,
covenants, except
except for
for covenants
covenants which
run with
with the
the land
land
beyond
beyond the
the termination
termination date
date of
of this
this Plan,
Plan, shall
shall terminate
terminate no
no later
later than
than December
December 31,
31, 2042.
2042.
The
Agency shall
The Agency
shall retain
retain its
its discretion
discretion to
to negotiate
negotiate an
an earlier
earlier date
date to
to accomplish
accomplish all
all
obligations
obligations under
under any
any disposition
disposition and
and development
development agreement.
agreement.
309.3
309.3 Development
Development by
by the
the Agency
Agency
To
permitted by
pay for,
To the
the extent
extent now
now or
or hereafter
hereafter permitted
by law,
law, the
the Agency
Agency is
is authorized
authorized to
to pay
for,
develop,
public improvements
public
develop, or
or construct
construct public
improvements within
within the
the Project
Project Area
Area for
for itself
itself or
or for
for any
any public
body or
which public
public improvements
benefit to
body
or entity,
entity, which
improvements are
are or
or would
would be
be of
of benefit
to the
the Project
Project Area.
Area.
Specifically,
Agency may
pay for,
public improvements
Specifically, the
the Agency
may pay
for, install,
install, or
or construct
construct the
the public
improvements authorized
authorized
under Idaho
under
Idaho Code
Code §§
§§ 50-2007,
50-2007, 50-2018(10)
50-2018(10) and
and (13),
(13), and
and 50-2903(9),
50-2903(9), (13),
(13), and
and (14),
(14), and
and as
as
otherwise
otherwise identified
identified in
in Attachment
Attachment 5,
5, attached
attached hereto,
hereto, and
and incorporated
incorporated herein
herein by
by reference,
reference, and
and
this
pay for
required, therefore.
this Plan,
Plan, and
and may
may acquire
acquire or
or pay
for the
the land
land required,
therefore.
Any
public facility
ultimately owned
Any public
facility ultimately
owned by
by the
the Agency
Agency shall
shall be
be operated
operated and
and managed
managed in
in
such
preserve the
public purpose
purpose nature
such aa manner
manner to
to preserve
the public
nature of
of the
the facility.
facility. Any
Any lease
lease agreement
agreement with
with aa
private entity
provisions sufficient
private
entity or
or management
management contract
contract agreement
agreement shall
shall include
include all
all necessary
necessary provisions
sufficient
to
protect the
public interest
public purpose.
purpose.
to protect
the public
interest and
and public
The
The Agency
Agency may
may enter
enter into
into contracts,
contracts, leases,
leases, and
and agreements
agreements with
with the
the City
City or
or other
other
public bodies
bodies or
private entities
pursuant to
under
public
or private
entities pursuant
to this
this section,
section, and
and the
the obligation
obligation of
of the
the Agency
Agency under
such
Agency as
such contract,
contract, lease,
lease, or
or agreement
agreement shall
shall constitute
constitute an
an indebtedness
indebtedness of
of the
the Agency
as described
described in
in
Idaho
payable out
Idaho Code
Code §§ 50-2909
50-2909 which
which may
may be
be made
made payable
out of
of the
the taxes
taxes levied
levied in
in the
the Project
Project Area
Area
and
Agency under
and allocated
allocated to
to the
the Agency
under Idaho
Idaho Code
Code §§ 50-2908(2)(b)
50-2908(2)(b) and
and Section
Section 500
500 of
of this
this Plan
Plan or
or
out
out of
of any
any other
other available
available funds.
funds.
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310
310

Development
Development Plans
Plans

All development
plans (whether
public or
private) prepared
prepared pursuant
pursuant to
All
development plans
(whether public
or private)
to an
an owner
owner
participation or
participation
or disposition
disposition and
and development
development agreement,
agreement, shall
shall be
be submitted
submitted to
to the
the Agency
Agency Board
Board
for
All development
for approval
approval and
and architectural
architectural review.
review. All
development in
in the
the Project
Project Area
Area must
must conform
conform to
to
those
be consistent
with all
those standards
standards specified
specified in
in Section
Section 407.
407. Additionally,
Additionally, development
development must
must be
consistent with
all
City
be supportive
City ordinances,
ordinances, design
design overlays
overlays and
and be
supportive of
of the
the goals
goals set
set forth
forth in
in the
the Comprehensive
Comprehensive
Plan.
Plan.
311
311

Participation
Participation with
with Others
Others

Under
Under the
the Law,
Law, the
the Agency
Agency has
has the
the authority
authority to
to lend
lend or
or invest
invest funds
funds obtained
obtained from
from the
the
federal
purposes of
under federal
federal government
government for
for the
the purposes
of the
the Law
Law if
if allowable
allowable under
federal laws
laws or
or regulations.
regulations.
The
be available
by regulations
regulations promulgated
promulgated
The federal
federal funds
funds that
that may
may be
available to
to the
the Agency
Agency are
are governed
governed by
by the
Urban Development
by
the Department
Department of
of Housing
Housing and
and Urban
Development for
for the
the Community
Community Development
Development Block
Block
Grant
Program
(“CDBG”),
the
Economic
Development
Administration,
the
Small
Business
Grant Program (“CDBG”), the Economic Development Administration, the Small Business
Administration, or
use of
Administration,
or other
other federal
federal agencies.
agencies. In
In order
order to
to enhance
enhance such
such grants,
grants, the
the Agency’s
Agency’s use
of
revenue allocation
revenue
allocation funds
funds is
is critical.
critical.
Under
participate with
with the
private sector
Under those
those regulations
regulations the
the Agency
Agency may
may participate
the private
sector in
in the
the
development
private projects
projects that
development and
and financing
financing of
of those
those private
that will
will attain
attain certain
certain federal
federal objectives.
objectives.
The
provision of
The Agency
Agency may,
may, therefore,
therefore, use
use the
the federal
federal funds
funds for
for the
the provision
of assistance
assistance to
to

private for-profit
but not
private
for-profit business,
business, including,
including, but
not limited
limited to,
to, grants,
grants, loans,
loans, loan
loan guarantees,
guarantees, interest
interest
supplements,
supplements, technical
technical assistance,
assistance, and
and other
other forms
forms to
to support,
support, for
for any
any other
other activity
activity necessary
necessary or
or
appropriate
project.
appropriate to
to carry
carry out
out an
an economic
economic development
development project.

As
participate
As allowed
allowed by
by law,
law, the
the Agency
Agency may
may also
also use
use funds
funds from
from any
any other
other sources
sources or
or participate
with
private or
public sector
programs administered
with the
the private
or public
sector with
with regard
regard to
to any
any programs
administered by
by the
the Idaho
Idaho
Department
purpose set
under the
Department of
of Commerce,
Commerce, or
or other
other State
State or
or federal
federal agencies,
agencies, for
for any
any purpose
set forth
forth under
the
Law
Act.
Law or
or Act.
The
The Agency
Agency may
may enter
enter into
into contracts,
contracts, leases,
leases, and
and agreements
agreements with
with the
the City,
City, or
or other
other
public bodies
bodies or
private entities,
pursuant to
public
or private
entities, pursuant
to this
this section,
section, and
and the
the obligation
obligation of
of the
the Agency
Agency under
under
such
Agency as
such contract,
contract, lease,
lease, or
or agreement
agreement shall
shall constitute
constitute an
an indebtedness
indebtedness of
of the
the Agency
as described
described in
in
Idaho
Code
§
50-2909
which
may
be
made
payable
out
of
the
taxes
levied
in
the
Project
Area
Idaho Code § 50-2909 which may be made payable out of the taxes levied in the Project Area
and
Agency under
and allocated
allocated to
to the
the Agency
under Idaho
Idaho Code
Code §§ 50-2908(2)(b)
50-2908(2)(b) and
and Section
Section 500
500 of
of this
this Plan
Plan or
or
out
out of
of any
any other
other available
available funds.
funds.
312
312

Conforming
Conforming Owners
Owners

The
real
The Agency
Agency may,
may, at
at the
the Agency’s
Agency’s sole
sole and
and absolute
absolute discretion,
discretion, determine
determine that
that certain
certain real
property within
presently meets
property
within the
the Project
Project Area
Area presently
meets the
the requirements
requirements of
of this
this Plan,
Plan, and
and the
the owner
owner of
of
such
property will
be permitted
permitted to
without aa participation
participation
such property
will be
to remain
remain as
as aa conforming
conforming owner
owner without
21
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agreement
Agency, provided
provided such
agreement with
with the
the Agency,
such owner
owner continues
continues to
to operate,
operate, use,
use, and
and maintain
maintain the
the real
real
property within
property
within the
the requirements
requirements of
of this
this Plan.
Plan.
400
400

USES
USES PERMITTED
PERMITTED IN
IN THE
THE PROJECT
PROJECT AREA
AREA
401
401

Designated
Designated Land
Land Uses
Uses

The
upon the
use designations
The Agency
Agency intends
intends to
to rely
rely upon
the overall
overall land
land use
designations and
and zoning
zoning
classifications
Attachment 44 and
classifications of
of the
the City,
City, as
as may
may be
be amended,
amended, as
as depicted
depicted on
on Attachment
and as
as set
set forth
forth in
in
the
the City’s
City’s Comprehensive
Comprehensive Plan,
Plan, including
including the
the future
future land
land use
use map
map and
and zoning
zoning classifications,
classifications, as
as
may
be amended.
part, the
proposed as
Use Corridor
may be
amended. For
For the
the most
most part,
the Project
Project Area
Area is
is proposed
as aa Mixed
Mixed Use
Corridor and
and
Urban
which includes
buildings, pedestrian
pedestrian oriented
Urban Center/Core,
Center/Core, which
includes mixed-use
mixed-use buildings,
oriented facilities
facilities and
and
commercial
people eat,
commercial enterprises,
enterprises, to
to support
support an
an area
area where
where people
eat, shop
shop and
and gather.
gather. Provided,
Provided,
however,
nothing herein
within this
be deemed
particular right
right to
however, nothing
herein within
this Plan
Plan shall
shall be
deemed to
to be
be granting
granting any
any particular
to
zoning
zoning classification
classification or
or use.
use.
402
402

Public
Public Rights-of-Way
Rights-of-Way

The
Area includes
Avenue frontage
portion of
The Project
Project Area
includes S.
S. Yellowstone
Yellowstone Avenue
frontage and
and aa portion
of the
the
intersection
intersection with
with S.
S. Yellowstone
Yellowstone Avenue
Avenue and
and Pancheri
Pancheri Drive.
Drive. Otherwise,
Otherwise, the
the Project
Project Area
Area does
does
not
public streets
paving width,
not contain
contain internal
internal public
streets with
with modern
modern paving
width, facilities
facilities for
for storm
storm drainage,
drainage,
sidewalks,
proposed development
provides for
potential of
sidewalks, and
and illumination.
illumination. The
The proposed
development provides
for the
the potential
of aa right-ofright-ofway
potential for
way extension
extension within
within the
the Project
Project Area
Area and
and there
there is
is potential
for additional
additional new
new internal
internal streets
streets
and
rights-of-way. The
and rights-of-way.
The new
new roadways
roadways and
and streets
streets will
will be
be engineered,
engineered, designed,
designed, installed,
installed, and
and
constructed
policies and
constructed in
in conjunction
conjunction with
with any
any applicable
applicable policies
and design
design standards
standards of
of the
the City
City
regarding dedicated
public streets,
be
regarding
dedicated rights-of-way.
rights-of-way. Additional
Additional public
streets, alleys,
alleys, and
and easements
easements may
may be
created
proper development,
created in
in the
the Project
Project Area
Area as
as needed
needed for
for proper
development, and
and as
as otherwise
otherwise described
described in
in this
this
Plan
Plan and
and Attachment
Attachment 5.
5.
Any
rights-of-way and
Any development,
development, maintenance
maintenance and
and future
future changes
changes in
in the
the developed
developed rights-of-way
and
street
street layout
layout shall
shall be
be in
in accordance
accordance with
with the
the objectives
objectives of
of this
this Plan
Plan and
and the
the City’s
City’s design
design
standards;
be effectuated
prescribed by
be
standards; shall
shall be
effectuated in
in the
the manner
manner prescribed
by State
State and
and local
local law;
law; and
and shall
shall be
guided
guided by
by the
the following
following criteria:
criteria:
a.
a.

proposed and
potential new
AA balancing
balancing of
of the
the needs
needs of
of proposed
and potential
new developments
developments for
for
adequate
pedestrian
and
vehicular
access,
vehicular
parking,
and
delivery
loading
adequate pedestrian and vehicular access, vehicular parking, and delivery loading
docks
permitted to
docks with
with the
the similar
similar needs
needs of
of any
any existing
existing developments
developments permitted
to remain.
remain.
Such
rights of
Such balancing
balancing shall
shall take
take into
into consideration
consideration the
the rights
of existing
existing owners
owners and
and
tenants
participation adopted
by the
tenants under
under the
the rules
rules for
for owner
owner and
and tenant
tenant participation
adopted by
the Agency
Agency
for
participation agreements
for the
the Project
Project and
and any
any participation
agreements executed
executed thereunder;
thereunder;

b.
b.

The
requirements imposed
by such
The requirements
imposed by
such factors
factors as
as topography,
topography, traffic
traffic safety,
safety, and
and
aesthetics;
aesthetics; and
and
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c.
C.

The
potential need
The potential
need to
to serve
serve not
not only
only the
the Project
Project Area
Area and
and new
new or
or existing
existing
developments,
by providing
providing
developments, but
but to
to also
also serve
serve areas
areas outside
outside the
the Project
Project Area
Area by
convenient
convenient and
and efficient
efficient vehicular
vehicular access
access and
and movement.
movement.

The
public rights-of-way
pedestrian traffic,
The public
rights-of-way may
may be
be used
used for
for vehicular
vehicular and/or
and/or pedestrian
traffic, as
as well
well as
as
for
public improvements,
public and
private utilities,
utilities, and
public
for public
improvements, public
and private
and activities
activities typically
typically found
found in
in public
rights-of-way.
rights-of-way.
403
403

Interim
Interim Uses
Uses

Pending
ultimate development
by developers
participants, the
Agency is
Pending the
the ultimate
development of
of land
land by
developers and
and participants,
the Agency
is
authorized
permit the
uses that
not in
authorized to
to use
use or
or permit
the use
use of
of any
any land
land in
in the
the Project
Project Area
Area for
for interim
interim uses
that are
are not
in
conformity
permitted in
use must
conformity with
with the
the uses
uses permitted
in this
this Plan.
Plan. However,
However, any
any interim
interim use
must comply
comply with
with
applicable
applicable City
City Code.
Code.
404
404

Development
Development in
in the
the Project
Project Area
Area Subject
Subject to
to the
the Plan
Plan

All
property in
under the
provisions of
All real
real property
in the
the Project
Project Area,
Area, under
the provisions
of either
either aa disposition
disposition and
and
development
participation agreement,
development agreement
agreement or
or an
an owner
owner participation
agreement, is
is made
made subject
subject to
to the
the controls
controls and
and
requirements of
No such
real property
property shall
redeveloped, rehabilitated,
requirements
of this
this Plan.
Plan. No
such real
shall be
be developed,
developed, redeveloped,
rehabilitated,
or
or otherwise
otherwise changed
changed after
after the
the date
date of
of the
the adoption
adoption of
of this
this Plan,
Plan, except
except in
in conformance
conformance with
with the
the
provisions of
provisions
of this
this Plan.
Plan.
405
405

Construction
Construction Shall
Shall Comply
Comply with
with Applicable
Applicable Federal,
Federal, State,
State, and
and Local
Local Laws
Laws
and
and Ordinances
Ordinances and
and Agency
Agency Development
Development Standards
Standards

All construction
Area shall
All
construction in
in the
the Project
Project Area
shall comply
comply with
with all
all applicable
applicable state
state and
and local
local laws
laws
and
and codes,
codes, as
as may
may be
be amended
amended from
from time
time to
to time,
time, and
and any
any applicable
applicable City
City Council
Council ordinances
ordinances
pending codification,
but not
pending
codification, including
including but
not limited
limited to,
to, regulations
regulations concerning
concerning the
the type,
type, size,
size, density
density
and
buildings; open
privacy; the
and height
height of
of buildings;
open space,
space, landscaping,
landscaping, light,
light, air,
air, and
and privacy;
the undergrounding
undergrounding of
of
utilities; limitation
prohibition of
utilities;
limitation or
or prohibition
of development
development that
that is
is incompatible
incompatible with
with the
the surrounding
surrounding area
area

by reason
reason of
noise, odor,
parcel subdivision;
by
of appearance,
appearance, traffic,
traffic, smoke,
smoke, glare,
glare, noise,
odor, or
or similar
similar factors;
factors; parcel
subdivision;
off-street
parking requirements.
off-street loading
loading and
and off-street
off-street parking
requirements.

In
In addition
addition to
to applicable
applicable codes,
codes, ordinances,
ordinances, or
or other
other requirements
requirements governing
governing
development
in
the
Project
Area,
additional
specific
performance
and
development
development in the Project Area, additional specific performance and development standards
standards
may
be adopted
by the
Agency to
Area
may be
adopted by
the Agency
to control
control and
and direct
direct redevelopment
redevelopment activities
activities in
in the
the Project
Project Area
in
participation agreement,
with
in the
the event
event of
of an
an owner
owner participation
agreement, including
including but
but not
not limited
limited to
to compliance
compliance with
the
the City
City of
of Idaho
Idaho Falls
Falls Bridge
Bridge and
and Street
Street Regulation
Regulation Ordinance,
Ordinance, Chapter
Chapter 1A,
1A, Title
Title 11,
11, of
of the
the City
City
Code.
Code.

23
23

406
406

Nonconforming
Nonconforming Uses
Uses

This
property owners
Agency regarding
This Section
Section applies
applies to
to property
owners seeking
seeking assistance
assistance from
from the
the Agency
regarding
their
property. The
permit an
use to
building and
their property.
The Agency
Agency may
may permit
an existing
existing use
to remain
remain in
in an
an existing
existing building
and site
site
usage in
provisions of
provided that
usage
in good
good condition,
condition, which
which use
use does
does not
not conform
conform to
to the
the provisions
of this
this Plan,
Plan, provided
that
such
proposed developments
such use
use is
is generally
generally compatible
compatible with
with existing
existing and
and proposed
developments and
and uses
uses in
in the
the
Project
property must
be willing
participation
Project Area.
Area. The
The owner
owner of
of such
such aa property
must be
willing to
to enter
enter into
into an
an owner
owner participation
agreement
be necessary
agreement and
and agree
agree to
to the
the imposition
imposition of
of such
such reasonable
reasonable restrictions
restrictions as
as may
may be
necessary to
to
protect the
use of
Area.
protect
the development
development and
and use
of the
the Project
Project Area.
The
The Agency
Agency may
may authorize
authorize additions,
additions, alterations,
alterations, repairs,
repairs, or
or other
other improvements
improvements in
in the
the
Project
uses which
provisions of
Project Area
Area for
for uses
which do
do not
not conform
conform to
to the
the provisions
of this
this Plan
Plan where
where such
such
improvements
portion of
improvements are
are within
within aa portion
of the
the Project
Project Area
Area where,
where, in
in the
the determination
determination of
of the
the
Agency,
Agency, such
such improvements
improvements would
would be
be compatible
compatible with
with surrounding
surrounding Project
Project uses
uses and
and
development.
development.
All nonconforming
uses shall
All
nonconforming uses
shall also
also comply
comply with
with the
the City
City codes
codes and
and ordinances.
ordinances.
407
407

Design
Design Guidelines
Guidelines for
for Development
Development under
under aa Disposition
Disposition and
and Development
Development
Agreement
Agreement or
or Owner
Owner Participation
Participation Agreement
Agreement

Within
restrictions, and
Within the
the limits,
limits, restrictions,
and controls
controls established
established in
in this
this Plan,
Plan, the
the Agency
Agency is
is
authorized
buildings, density,
authorized to
to establish
establish heights
heights of
of buildings,
density, land
land coverage,
coverage, setback
setback requirements,
requirements, design
design
criteria,
criteria, traffic
traffic circulation,
circulation, traffic
traffic access,
access, and
and other
other development
development and
and design
design controls
controls necessary
necessary
for
proper development
private and
public areas
Any
for proper
development of
of both
both private
and public
areas within
within the
the Project
Project Area.
Area. Any
development
with the
regarding heights,
development must
must also
also comply
comply with
the City’s
City’s zoning
zoning ordinance
ordinance regarding
heights, setbacks,
setbacks,
density,
density, and
and other
other like
like standards.
standards.
In
property which
In the
the case
case of
of property
which is
is the
the subject
subject of
of aa disposition
disposition and
and development
development agreement
agreement
or
participation agreement
no new
or owner
owner participation
agreement with
with the
the Agency,
Agency, no
new improvement
improvement shall
shall be
be constructed,
constructed,
and
and no
no existing
existing improvement
improvement shall
shall be
be substantially
substantially modified,
modified, altered,
altered, repaired,
repaired, or
or rehabilitated,
rehabilitated,
except
with this
except in
in accordance
accordance with
this Plan.
Plan. Under
Under aa disposition
disposition and
and development
development agreement
agreement or
or owner
owner
participation agreement,
use elements
participation
agreement, the
the design
design guidelines
guidelines and
and land
land use
elements of
of the
the Plan
Plan shall
shall be
be
achieved
retains the
achieved to
to the
the greatest
greatest extent
extent feasible,
feasible, though
though the
the Agency
Agency retains
the authority
authority to
to grant
grant minor
minor
variations
Agency and
variations under
under this
this Plan
Plan and
and subject
subject to
to aa negotiated
negotiated agreement
agreement between
between the
the Agency
and the
the
developer
or
property
owner.
developer or property owner.
Under
plans shall
Under those
those agreements,
agreements, the
the architectural,
architectural, landscape,
landscape, and
and site
site plans
shall be
be submitted
submitted to
to
the
Agency and
by the
Agency may
the Agency
and approved
approved in
in writing
writing by
the Agency.
Agency. In
In such
such agreements,
agreements, the
the Agency
may impose
impose
additional
plans do
additional design
design controls.
controls. The
The Agency
Agency shall
shall find
find that
that any
any approved
approved plans
do comply
comply with
with this
this
Plan.
Agency reserves
basis through
Plan. The
The Agency
reserves the
the right
right to
to impose
impose such
such design
design standards
standards on
on an
an ad
ad hoc
hoc basis
through
the
process of
participation
the approval
approval process
of the
the disposition
disposition and
and development
development agreement
agreement or
or owner
owner participation
agreement.
by the
agreement. Any
Any change
change to
to such
such approved
approved design
design must
must be
be consented
consented to
to by
the Agency
Agency and
and such
such
24
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consent
upon reduction
participation towards
consent may
may be
be conditioned
conditioned upon
reduction of
of Agency’s
Agency’s financial
financial participation
towards the
the
Project.
Project.
In
provisions will
will
In the
the event
event the
the Agency
Agency adopts
adopts design
design standards
standards or
or controls,
controls, those
those provisions
thereafter
portion thereof
Area. These
thereafter apply
apply to
to each
each site
site or
or portion
thereof in
in the
the Project
Project Area.
These additional
additional design
design
standards
will be
provisions of
standards or
or controls
controls will
be implemented
implemented through
through the
the provisions
of any
any disposition
disposition and
and
development
participation agreement.
development agreement
agreement or
or owner
owner participation
agreement. These
These controls
controls are
are in
in addition
addition to
to any
any
standards
provisions of
provided,
standards and
and provisions
of any
any applicable
applicable City
City building
building or
or zoning
zoning ordinances;
ordinances; provided,
however,
building
however, each
each and
and every
every development
development shall
shall comply
comply with
with all
all applicable
applicable City
City zoning
zoning and
and building
ordinances.
ordinances.
500
500

METHODS
METHODS OF
OF FINANCING
FINANCING THE
THE PROJECT
PROJECT
501
501

General
General Description
Description of
of the
the Proposed
Proposed Financing
Financing Method
Method

The
The Agency
Agency is
is authorized
authorized to
to finance
finance this
this Project
Project with
with revenue
revenue allocation
allocation funds,
funds, financial
financial
assistance
assistance from
from the
the City
City (loans,
(loans, grants,
grants, other
other financial
financial assistance),
assistance), state
state of
of Idaho,
Idaho, federal
federal
government
public entities,
government or
or other
other public
entities, interest
interest income,
income, developer
developer advanced
advanced funds,
funds, donations,
donations, loans
loans
from
private financial
Agencyfrom private
financial institutions
institutions (bonds,
(bonds, notes,
notes, line
line of
of credit),
credit), the
the lease
lease or
or sale
sale of
of Agencyowned
property, public
public parking
parking revenue,
public or
private,
owned property,
revenue, or
or any
any other
other available
available source,
source, public
or private,
including
public entity.
including assistance
assistance from
from any
any taxing
taxing district
district or
or any
any public
entity.
The
Agency is
borrow funds,
The Agency
is also
also authorized
authorized to
to obtain
obtain advances,
advances, lines
lines of
of credit,
credit, borrow
funds, and
and
create
create indebtedness
indebtedness in
in carrying
carrying out
out this
this Plan.
Plan. The
The Agency
Agency may
may also
also consider
consider an
an inter-fund
inter-fund
transfer
urban renewal
project areas.
principal and
transfer from
from other
other urban
renewal project
areas. The
The principal
and interest
interest on
on such
such advances,
advances,
funds,
paid from
funds, and
and indebtedness
indebtedness may
may be
be paid
from any
any funds
funds available
available to
to the
the Agency.
Agency. The
The City,
City, as
as it
it is
is
able,
public
able, may
may also
also supply
supply additional
additional assistance
assistance through
through City
City loans
loans and
and grants
grants for
for various
various public
improvements
public agency,
properly budgeted
budgeted and
improvements and
and facilities.
facilities. The
The City
City or
or any
any other
other public
agency, as
as properly
and
subject
Agency
subject to
to any
any constitutional
constitutional and/or
and/or statutory
statutory limitations,
limitations, may
may expend
expend money
money to
to assist
assist the
the Agency
in
in carrying
carrying out
out this
this Project.
Project.
As
As allowed
allowed by
by law
law and
and subject
subject to
to restrictions
restrictions as
as are
are imposed
imposed by
by law,
law, the
the Agency
Agency is
is
authorized
authorized to
to issue
issue notes
notes or
or bonds
bonds from
from time
time to
to time,
time, if
if it
it deems
deems appropriate
appropriate to
to do
do so,
so, in
in order
order to
to
finance
part of
Neither the
persons
finance all
all or
or any
any part
of the
the Project.
Project. Neither
the members
members of
of the
the Agency
Agency nor
nor any
any persons
executing
bonds are
personally on
bonds by
executing the
the bonds
are liable
liable personally
on the
the bonds
by reason
reason of
of their
their issuance.
issuance.
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Other
Other Loans
Loans and
and Grants
Grants

Any other
Any
other loans,
loans, grants,
grants, guarantees,
guarantees, or
or financial
financial assistance
assistance from
from the
the United
United States,
States, the
the
state
public or
private source
will be
be utilized
utilized if
state of
of Idaho
Idaho CDBG
CDBG funds,
funds, or
or any
any other
other public
or private
source will
if available.
available.
The
Agency may
The Agency
may consider
consider funding
funding sources
sources through
through Local
Local Improvement
Improvement Districts
Districts as
as authorized
authorized
by state
Neither the
nor any
persons executing
by
state law.
law. Neither
the members
members of
of the
the Agency
Agency nor
any persons
executing such
such loans
loans or
or grants
grants
shall
be liable
by reason
shall be
liable on
on the
the loans
loans or
or grants
grants by
reason of
of their
their issuance.
issuance.
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The
Agency also
private contributions,
The Agency
also intends
intends to
to seek
seek appropriate
appropriate private
contributions, where
where applicable,
applicable, to
to
assist
assist in
in the
the funding
funding of
of the
the activities
activities described
described herein.
herein.
503
503

Revenue
Revenue Allocation
Allocation Financing
Financing Provisions
Provisions

The
provisions as
The Agency
Agency hereby
hereby adopts
adopts revenue
revenue allocation
allocation financing
financing provisions
as authorized
authorized by
by the
the
Act, effective
provisions shall
Act,
effective retroactively
retroactively to
to January
January 1,
1, 2022.
2022. These
These revenue
revenue allocation
allocation provisions
shall apply
apply to
to
all
all taxing
taxing districts
districts which
which are
are located
located in
in or
or overlap
overlap the
the Revenue
Revenue Allocation
Allocation Area
Area shown
shown and
and
described
Agency shall
described on
on Attachments
Attachments 11 and
and 2
2 to
to this
this Plan.
Plan. The
The Agency
shall take
take all
all actions
actions necessary
necessary or
or
convenient
revenue allocation
provisions. The
convenient to
to implement
implement these
these revenue
allocation financing
financing provisions.
The Agency
Agency specifically
specifically
finds
property within
Area is
finds that
that the
the equalized
equalized assessed
assessed valuation
valuation of
of property
within the
the Revenue
Revenue Allocation
Allocation Area
is
likely
likely to
to increase
increase as
as aa result
result of
of the
the initiation
initiation of
of the
the Project.
Project.
The
by one
resolutions adopted
by its
The Agency,
Agency, acting
acting by
one or
or more
more resolutions
adopted by
its Board,
Board, is
is hereby
hereby authorized
authorized
to
portion of
pursuant to
Act to
pay as
to apply
apply all
all or
or any
any portion
of the
the revenues
revenues allocated
allocated to
to the
the Agency
Agency pursuant
to the
the Act
to pay
as
costs
are
incurred
(pay-as-you-go)
or
to
pledge
all
or
any
portion
of
such
revenues
to
the
costs are incurred (pay-as-you-go) or to pledge all or any portion of such revenues to the
repayment
property owners,
borrowed,
repayment of
of any
any moneys
moneys advance-funded
advance-funded by
by developers
developers or
or property
owners, borrowed,
indebtedness
notes or
bonds issued
refinance the
indebtedness incurred,
incurred, or
or notes
or bonds
issued by
by the
the Agency
Agency to
to finance
finance or
or to
to refinance
the
Project
urban renewal
projects.
Project Costs
Costs (as
(as defined
defined in
in Idaho
Idaho Code
Code §§ 50-2903(14))
50-2903(14)) of
of one
one or
or more
more urban
renewal projects.
The
The Agency
Agency may
may consider
consider aa note
note or
or line
line of
of credit
credit issued
issued by
by aa bank
bank or
or lending
lending institution
institution
premised upon
revenue allocation
private development
premised
upon revenue
allocation funds
funds generated
generated by
by aa substantial
substantial private
development
contemplated
contemplated by
by the
the Study,
Study, as
as defined
defined in
in Section
Section 503.1,
503.1, which
which would
would allow
allow the
the Agency
Agency to
to more
more
quickly
public improvements
by this
quickly fund
fund the
the public
improvements contemplated
contemplated by
this Plan.
Plan. Likewise,
Likewise, aa developer/owner
developer/owner
advanced
public infrastructure
advanced funding
funding of
of certain
certain eligible
eligible public
infrastructure improvements
improvements to
to be
be reimbursed
reimbursed
pursuant to
participation agreement
purpose.
pursuant
to an
an owner
owner participation
agreement could
could achieve
achieve the
the same
same purpose.
Upon
revenue allocation
Upon enactment
enactment of
of aa City
City Council
Council ordinance
ordinance finally
finally adopting
adopting these
these revenue
allocation
financing
provisions and
Allocation Area
Area described
part of
financing provisions
and defining
defining the
the Revenue
Revenue Allocation
described herein
herein as
as part
of the
the
Plan,
which the
Plan, there
there shall
shall hereby
hereby be
be created
created aa special
special fund
fund of
of the
the Agency
Agency into
into which
the County
County Treasurer
Treasurer
shall
provided in
Agency shall
shall deposit
deposit allocated
allocated revenues
revenues as
as provided
in Idaho
Idaho Code
Code §§ 50-2908.
50-2908. The
The Agency
shall use
use
such
with Idaho
purpose of
such funds
funds solely
solely in
in accordance
accordance with
Idaho Code
Code §§ 50-2909
50-2909 and
and solely
solely for
for the
the purpose
of
providing funds
pay the
providing
funds to
to pay
the Project
Project Costs,
Costs, including
including any
any incidental
incidental costs,
costs, of
of such
such urban
urban renewal
renewal
projects
by resolution
resolution or
projects as
as the
the Agency
Agency may
may determine
determine by
or resolutions
resolutions of
of its
its Board.
Board.
A
proposed public
public improvements
A statement
statement listing
listing proposed
improvements and
and facilities,
facilities, aa schedule
schedule of
of
improvements,
proposed public
public infrastructure
improvements, the
the location
location of
of proposed
infrastructure improvements,
improvements, an
an economic
economic
feasibility
project costs,
upon other
feasibility study,
study, estimated
estimated project
costs, fiscal
fiscal impact
impact upon
other taxing
taxing districts,
districts, and
and methods
methods
of
project costs
of financing
financing project
costs required
required by
by Idaho
Idaho Code
Code §§ 50-2905
50-2905 is
is included
included in
in this
this Plan
Plan and
and in
in
Attachment
necessarily incorporates
projections
Attachment 5
5 to
to this
this Plan.
Plan. This
This statement
statement necessarily
incorporates estimates
estimates and
and projections
based on
Agency’s and
present knowledge
knowledge and
based
on the
the Agency’s
and consultants’
consultants’ present
and expectations.
expectations. The
The Agency
Agency is
is
hereby
presently anticipated
projects and
hereby authorized
authorized to
to adjust
adjust the
the presently
anticipated urban
urban renewal
renewal projects
and use
use of
of revenue
revenue
allocation
allocation financing
financing of
of the
the related
related Project
Project Costs
Costs to
to effectuate
effectuate the
the general
general objections
objections of
of the
the Plan
Plan in
in
order
for
revenue inconsistencies,
market
adjustments,
future
priorities,
order to
to account
account
for revenue
inconsistencies,
market
adjustments,
future
priorities,
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developers/owners
pursuant to
participation agreement,
developers/owners seeking
seeking Agency
Agency assistance
assistance pursuant
to an
an owner
owner participation
agreement, and
and
unknown future
revenue and
reimbursement of
unknown
future costs.
costs. Agency
Agency revenue
and the
the ability
ability to
to fund
fund reimbursement
of eligible
eligible Project
Project
Costs
Costs is
is more
more specifically
specifically detailed
detailed in
in the
the annual
annual budget.
budget.
The
Agency may
proceeds on
The Agency
may appropriate
appropriate funds
funds consisting
consisting of
of revenue
revenue allocation
allocation proceeds
on an
an
annual
without the
notes or
annual basis
basis without
the issuance
issuance of
of notes
or bonds.
bonds. The
The Agency
Agency may
may also
also obtain
obtain advances
advances or
or
loans
private entity
loans from
from the
the City
City or
or Agency,
Agency, or
or private
entity and
and financial
financial institutions
institutions in
in order
order to
to immediately
immediately
commence
public improvements.
commence construction
construction of
of certain
certain of
of the
the public
improvements. Developer
Developer advanced
advanced funding
funding of
of
public improvements
purpose. The
proceeds are
public
improvements could
could also
also achieve
achieve the
the same
same purpose.
The revenue
revenue allocation
allocation proceeds
are
hereby
pledged for
payment of
principal and
hereby irrevocably
irrevocably pledged
for the
the payment
of the
the principal
and interest
interest on
on the
the advance
advance of
of
monies
monies or
or making
making of
of loans
loans or
or the
the incurring
incurring of
of any
any indebtedness
indebtedness such
such as
as bonds,
bonds, notes,
notes, and
and other
other
obligations
refunded, assumed,
by the
obligations (whether
(whether funded,
funded, refunded,
assumed, or
or otherwise)
otherwise) by
the Agency
Agency to
to finance
finance or
or
refinance
part, including
refinance the
the Project
Project in
in whole
whole or
or in
in part,
including reimbursement
reimbursement to
to any
any owner/developer
owner/developer or
or
public
public improvements
pursuant to
participation agreement.
public entity
entity for
for the
the cost
cost of
of eligible
eligible public
improvements pursuant
to aa participation
agreement.
Revenues
revenue
Revenues will
will continue
continue to
to be
be allocated
allocated to
to the
the Agency
Agency until
until termination
termination of
of the
the revenue
allocation
Attachment 55 incorporates
projections
allocation area
area as
as set
set forth
forth in
in Section
Section 800.
800. Attachment
incorporates estimates
estimates and
and projections
based on
present knowledge
based
on the
the Agency’s
Agency’s and
and its
its consultants’
consultants’ present
knowledge and
and expectations
expectations concerning
concerning the
the
length
length of
of time
time to
to complete
complete the
the improvements
improvements and
and estimated
estimated future
future revenues.
revenues. The
The activity
activity may
may
take
take longer
longer depending
depending on
on the
the significance
significance and
and timeliness
timeliness of
of development.
development. Alternatively,
Alternatively, the
the
activity
be completed
proceeds are
Agency
activity may
may be
completed earlier
earlier if
if revenue
revenue allocation
allocation proceeds
are greater
greater or
or the
the Agency
obtains
obtains additional
additional funds
funds from
from another
another source.
source.
The
revenue allocation
proceeds are
pledged for
payment of
The revenue
allocation proceeds
are hereby
hereby irrevocably
irrevocably pledged
for the
the payment
of the
the
principal and
principal
and interest
interest on
on the
the advance
advance of
of monies
monies or
or making
making of
of loans
loans or
or the
the incurring
incurring of
of any
any
indebtedness
refunded, assumed,
indebtedness such
such as
as bonds,
bonds, notes,
notes, and
and other
other obligations
obligations (whether
(whether funded,
funded, refunded,
assumed, or
or
otherwise)
by the
part, including
otherwise) by
the Agency
Agency to
to finance
finance or
or refinance
refinance the
the Project
Project in
in whole
whole or
or in
in part,
including
reimbursement to
public improvements
pursuant to
reimbursement
to any
any owner/developer
owner/developer for
for the
the cost
cost of
of eligible
eligible public
improvements pursuant
to
an
participation agreement.
an owner
owner participation
agreement.
The
pledges as
The Agency
Agency is
is authorized
authorized to
to make
make such
such pledges
as to
to specific
specific advances,
advances, loans,
loans, and
and
indebtedness
reserves the
right to
indebtedness as
as appropriate
appropriate in
in carrying
carrying out
out the
the Project.
Project. The
The Agency
Agency reserves
the right
to either
either
pay for
basis) or
pay
for Project
Project Costs
Costs from
from available
available revenue
revenue (pay-as-you-go
(pay-as-you-go basis)
or borrow
borrow funds
funds by
by incurring
incurring
debt
debt through
through notes
notes or
or other
other obligations.
obligations.
Revenue
proceeds are
to be
part of
proposed funding
Revenue allocation
allocation proceeds
are deemed
deemed to
be only
only aa part
of the
the proposed
funding
sources
payment of
public improvements
project improvements.
Additionally,
sources for
for the
the payment
of public
improvements and
and other
other project
improvements. Additionally,
project funding
proposed to
be phased
phased for
project
funding is
is proposed
to be
for the
the improvements,
improvements, allowing
allowing various
various sources
sources of
of
funds
be accumulated
funds to
to be
accumulated for
for use.
use.
503.1
503.1 Economic
Economic Feasibility
Feasibility Study
Study
Attachment 55 constitutes
prepared by
Attachment
constitutes the
the Economic
Economic Feasibility
Feasibility Study
Study (“Study”)
(“Study”) prepared
by Renee
Renee R.
R.
Magee,
by the
based upon
upon
Magee, AICP.
AICP. The
The Study
Study constitutes
constitutes the
the financial
financial analysis
analysis required
required by
the Act
Act and
and is
is based
27
27

existing
property owners,
Agency, the
existing information
information from
from the
the property
owners, the
the developer,
developer, the
the Agency,
the City,
City, and
and others.
others.
Projections
upon input
property owners/developers,
Projections are
are based
based upon
input from
from the
the Agency,
Agency, property
owners/developers, City,
City, and
and other
other
public entities.
public
entities.
503.2
Assumptions and
503.2 Assumptions
and Conditions/Economic
Conditions/Economic Feasibility
Feasibility
Statement
Statement
The
projected
The information
information contained
contained in
in Attachment
Attachment 5
5 assumes
assumes certain
certain completed
completed and
and projected
actions.
projected to
be repaid
period of
actions. All
All debt
debt is
is projected
to be
repaid no
no later
later than
than the
the duration
duration period
of the
the Plan.
Plan. The
The total
total
amount
amount of
of indebtedness
indebtedness (and
(and all
all other
other loans
loans or
or indebtedness),
indebtedness), developer
developer reimbursement
reimbursement and
and the
the
amount
upon the
amount of
of revenue
revenue generated
generated by
by revenue
revenue allocation
allocation are
are dependent
dependent upon
the extent
extent and
and timing
timing of
of
private development.
proposed development
place as
projected, the
project
private
development. Should
Should the
the proposed
development take
take place
as projected,
the project
indebtedness
be extinguished
upon the
bond sale
indebtedness could
could be
extinguished earlier,
earlier, dependent
dependent upon
the bond
sale documents
documents or
or other
other
legal
private development
private
legal obligations.
obligations. Should
Should private
development take
take longer
longer to
to materialize,
materialize, or
or should
should the
the private
development
projected, then
be
development be
be substantially
substantially less
less than
than projected,
then the
the amount
amount of
of revenue
revenue generated
generated will
will be
substantially
reduced
and
debt
may
continue
for
its
full
term.
substantially reduced and debt may continue for its full term.
The
projections based
based on
The Plan
Plan and
and the
the Plan
Plan Attachments
Attachments incorporate
incorporate estimates
estimates and
and projections
on the
the
Agency’s and
present knowledge
knowledge and
proposes certain
public
Agency’s
and consultants’
consultants’ present
and expectations.
expectations. The
The Plan
Plan proposes
certain public
improvements
which will
will facilitate
improvements as
as set
set forth
forth in
in Attachment
Attachment 5,
5, which
facilitate development
development in
in the
the Revenue
Revenue
Allocation Area
by the
planning and
Allocation
Area as
as more
more fully
fully guided
guided by
the design,
design, planning
and transportation
transportation goals
goals set
set forth
forth in
in
the
the Comprehensive
Comprehensive Plan.
Plan.
The
The assumptions
assumptions set
set forth
forth in
in the
the Study
Study are
are based
based upon
upon the
the best
best information
information available
available to
to
the
Agency and
public sources
property owners,
the Agency
and its
its consultants
consultants through
through public
sources or
or discussions
discussions with
with property
owners,
developers,
been analyzed
developers, overlapping
overlapping taxing
taxing districts,
districts, the
the City,
City, and
and others.
others. The
The information
information has
has been
analyzed
by the
Agency and
provide an
by
the Agency
and its
its consultants
consultants in
in order
order to
to provide
an analysis
analysis that
that meets
meets the
the requirements
requirements set
set
forth
point in
when the
forth under
under the
the Law
Law and
and Act.
Act. At
At the
the point
in time
time when
the Agency
Agency may
may seek
seek aa loan
loan from
from lenders
lenders
or
pro forma
presented to
or others,
others, aa more
more detailed
detailed and
and then-current
then-current financial
financial pro
forma will
will be
be presented
to those
those lenders
lenders
or
or underwriters
underwriters for
for analysis
analysis to
to determine
determine the
the borrowing
borrowing capacity
capacity of
of the
the Agency.
Agency. As
As set
set forth
forth
herein,
Agency reserves
herein, the
the Agency
reserves the
the right
right to
to fund
fund the
the Project
Project on
on aa “pay-as-you-go”
“pay-as-you-go” basis.
basis. The
The Agency
Agency
Board
prioritize the
Board will
will prioritize
the activities
activities set
set forth
forth in
in this
this Plan
Plan and
and determine
determine what
what funds
funds are
are available
available
and
Agency will
priorities through
and what
what activities
activities can
can be
be funded.
funded. The
The Agency
will establish
establish those
those priorities
through its
its
mandated
process.
mandated annual
annual budgetary
budgetary process.
The
public improvements,
prioritized by
by way
The list
list of
of public
improvements, or
or activities
activities within
within Attachment
Attachment 5
5 are
are prioritized
way
of
potentially eligible
public
of feasibility
feasibility based
based on
on timing
timing of
of developer
developer advanced
advanced funding
funding of
of potentially
eligible public
infrastructure
revenues to
received, amounts
year of
infrastructure improvements,
improvements, estimated
estimated revenues
to be
be received,
amounts funded,
funded, and
and by
by year
of
funding.
projected timing
primarily aa function
funding. The
The projected
timing of
of funding
funding is
is primarily
function of
of the
the availability
availability of
of financial
financial
resources and
but is
resources
and market
market conditions
conditions but
is also
also strategic,
strategic, considering
considering the
the timing
timing of
of anticipated
anticipated or
or
projected private
private development
partnership opportunities
projected
development partnership
opportunities and
and the
the ability
ability of
of certain
certain strategic
strategic
activities
point in
within the
activities to
to stimulate
stimulate development
development at
at aa given
given point
in time
time within
the duration
duration of
of the
the Plan
Plan and
and
Project
Area.
Project Area.
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The
proceeds are
upon certain
The assumptions
assumptions concerning
concerning revenue
revenue allocation
allocation proceeds
are based
based upon
certain
anticipated
projected new
rates
anticipated or
or projected
new developments,
developments, assessed
assessed value
value increases,
increases, and
and assumed
assumed tax
tax levy
levy rates
as
as more
more specifically
specifically set
set forth
forth in
in Attachment
Attachment 5.
5. Further,
Further, the
the financial
financial analysis
analysis set
set forth
forth in
in
Attachment
Attachment 5
5 has
has taken
taken into
into account
account and
and excluded
excluded levies
levies that
that do
do not
not flow
flow to
to the
the Agency
Agency
consistent
projecting new
consistent with
with Idaho
Idaho Code
Code §§ 50-2908.
50-2908. In
In projecting
new construction,
construction, the
the Study
Study considered
considered
parcels identified
with
parcels
identified as
as expected
expected to
to develop
develop over
over the
the life
life of
of the
the Project
Project Area,
Area, communications
communications with
potential developers
potential
developers and
and City
City staff.
staff.
The
The types
types of
of new
new construction
construction expected
expected in
in the
the Project
Project Area
Area are
are mixed-use
mixed-use commercial,
commercial,
transit
pedestrian oriented
not limited
transit and
and pedestrian
oriented facilities
facilities and
and commercial
commercial enterprises,
enterprises, including
including but
but not
limited to
to
aa hotel,
building, aa restaurant,
hotel, aa retail/office
retail/office building,
restaurant, the
the improvements
improvements to
to the
the River
River Walk
Walk and
and the
the
improvements
rights-of-way, streetscapes,
public facilities,
but not
improvements to
to rights-of-way,
streetscapes, and
and other
other public
facilities, including
including but
not limited
limited
to
potential for
to sewer,
sewer, water,
water, fiber,
fiber, gas,
gas, electrical
electrical and
and drainage
drainage facilities.
facilities. The
The Project
Project Area
Area has
has potential
for aa
significant
significant increase
increase in
in commercial
commercial growth
growth due
due to
to the
the location
location of
of the
the Project
Project Area.
Area. However,
However,
without
public improvements
unlikely to
without aa method
method to
to construct
construct the
the identified
identified public
improvements development
development is
is unlikely
to
occur
in
much
of
the
Project
Area.
occur in much of the Project Area.
It
It is
is understood
understood that
that application
application of
of certain
certain exemptions,
exemptions, including
including the
the homeowner’s
homeowner’s
exemption
provides for
personal property
property tax
exemption and
and Idaho
Idaho Code
Code §§ 63-602K,
63-602K, which
which provides
for personal
tax exemption
exemption to
to
businesses may
value, which
which in
businesses
may have
have the
the effect
effect of
of reducing
reducing the
the increment
increment value,
in turn
turn reduces
reduces revenue.
revenue.
503.3
503.3 Ten
Ten Percent
Percent Limitation
Limitation? 2
Under the
valuation for
revenue allocation
Under
the Act,
Act, the
the base
base assessed
assessed valuation
for all
all revenue
allocation areas
areas cannot
cannot exceed
exceed

gross/net
percent (10%)
gross/net ten
ten percent
(10%) of
of the
the current
current assessed
assessed taxable
taxable value
value for
for the
the entire
entire City.
City. According
According to
to
the
the Bonneville
Bonneville County
County Assessor,
Assessor, the
the assessed
assessed taxable
taxable value
value for
for the
the City
City as
as of
of July,
July, 2022,
2022, is
is
$7,009,313,999.
$700,931,399.
is $700,931,399.
limit is
10% limit
the 10%
Therefore, the
$7,009,313,999. Therefore,
The
base assessed
The adjusted
adjusted base
assessed value
value of
of each
each of
of the
the existing
existing revenue
revenue allocation
allocation areas
areas as
as of
of
July
proposed Project
July 2022,
2022, and
and the
the current
current assessed
assessed taxable
taxable value
value of
of the
the proposed
Project Area,
Area, is
is as
as follows:
follows:
River
River Commons
Commons District
District
Eagle
Eagle Ridge
Ridge District
District
Jackson
Hole
Jackson Hole Junction
Junction District
District
Pancheri
Pancheri East
East Bank
Bank Proposed
Proposed District
District

$272,621
$272,621
$7378,925
$7378,925
$398,710
$398,710
$7,301,157
$7,301,157

Total
Total of
of Existing
Existing and
and Proposed
Proposed Districts
Districts

$15,351,413
$15,351,413

to the
the timing
the assessment
process and
the July
2 Due
Due to
timing of
of the
assessment process
and creation
creation of
of this
this Plan,
Plan, the
July (non-equalized)
(non-equalized) 2022
2022 values
values have
have
been
values, the
been used
used to
to establish
establish compliance
compliance with
with the
the 10%
10% limitation.
limitation. Using
Using the
the estimated
estimated 2022
2022 values,
the total
total value
value of
of the
the
existing
value of
existing revenue
revenue allocation
allocation areas
areas combined
combined with
with the
the value
of this
this Project
Project Area
Area are
are significantly
significantly less
less than
than 10%
10% of
of the
the
total
value of
total assessed
assessed taxable
taxable value
of the
the City
City (only
(only .22%).
.22%).
2
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The
base values
The adjusted
adjusted base
values for
for the
the combined
combined existing
existing revenue
revenue allocation
allocation areas
areas and
and the
the
estimated
base value
value for
proposed Project
estimated base
for the
the proposed
Project Area
Area is
is $15,351,413,
$15,351,413, which
which is
is less
less than
than 10%
10% of
of the
the
City’s
City’s estimated
estimated 2022
2022 taxable
taxable value.
value.
503.4
503.4 Financial
Financial Limitation
Limitation
The
projects. Use
Use of
particular funding
The Study
Study identifies
identifies several
several capital
capital improvement
improvement projects.
of any
any particular
funding
source
particular purpose
purpose is
be
source for
for any
any particular
is not
not assured
assured or
or identified.
identified. Use
Use of
of the
the funding
funding source
source shall
shall be
conditioned
by other
conditioned on
on any
any limitations
limitations set
set forth
forth in
in the
the Law,
Law, the
the Act,
Act, by
by contract,
contract, or
or by
other federal
federal
regulations. If
revenue allocation
regulations.
If revenue
allocation funds
funds are
are unavailable,
unavailable, then
then the
the Agency
Agency will
will need
need to
to use
use aa
different
different funding
funding source
source for
for that
that improvement.
improvement.
The
The amount
amount of
of funds
funds available
available to
to the
the Agency
Agency from
from revenue
revenue allocation
allocation financing
financing is
is
directly
related to
value of
directly related
to the
the assessed
assessed value
of new
new improvements
improvements within
within the
the Revenue
Revenue Allocation
Allocation Area.
Area.
Under the
Under
the Act,
Act, the
the Agency
Agency is
is allowed
allowed the
the revenue
revenue allocation
allocation generated
generated from
from inflationary
inflationary
increases
upon the
projected
increases and
and new
new development
development value.
value. Increases
Increases have
have been
been assumed
assumed based
based upon
the projected
value
possible land
value of
of new
new development
development as
as that
that development
development occurs
occurs along
along with
with possible
land reassessment
reassessment
based on
based
on aa construction
construction start.
start.
The
with the
various estimates
projections, constitutes
The Study,
Study, with
the various
estimates and
and projections,
constitutes an
an economic
economic feasibility
feasibility
study.
public capital
study. Costs
Costs and
and revenues
revenues are
are analyzed,
analyzed, and
and the
the analysis
analysis shows
shows the
the need
need for
for public
capital funds
funds
during
project. Multiple
during the
the project.
Multiple financing
financing sources
sources including
including annual
annual revenue
revenue allocations,
allocations, developer
developer
contributions,
public entity
contributions, city,
city, or
or other
other public
entity contributions,
contributions, interfund
interfund loan,
loan, federal
federal funding,
funding, grants,
grants,
property disposition
permitted by
property
disposition and
and other
other financing
financing sources
sources as
as permitted
by law.
law. This
This Study
Study identifies
identifies the
the
kind, number,
proposed public
public works
kind,
number, and
and location
location of
of all
all proposed
works or
or improvements,
improvements, aa detailed
detailed list
list of
of
estimated
project costs,
project costs,
estimated project
costs, aa description
description of
of the
the methods
methods of
of financing
financing illustrating
illustrating project
costs, and
and
the
be incurred.
the time
time when
when related
related costs
costs or
or monetary
monetary obligations
obligations are
are to
to be
incurred.? 3 Based
Based on
on these
these funding
funding
sources,
sources, the
the conclusion
conclusion is
is that
that the
the Project
Project is
is feasible.
feasible.
The
reserves the
proceeds in
The Agency
Agency reserves
the discretion
discretion and
and flexibility
flexibility to
to use
use revenue
revenue allocation
allocation proceeds
in
excess
projected in
purpose of
projects
excess of
of the
the amounts
amounts projected
in the
the Study
Study for
for the
the purpose
of funding
funding the
the identified
identified projects
and
projections in
reasonable assumptions
and improvements.
improvements. The
The projections
in the
the Study
Study are
are based
based on
on reasonable
assumptions and
and
existing
Area result
existing market
market conditions.
conditions. However,
However, should
should the
the Project
Project Area
result in
in greater
greater than
than anticipated
anticipated
revenues, the
reserves the
projects identified
revenues,
the Agency
Agency specifically
specifically reserves
the ability
ability to
to fund
fund the
the activities
activities and
and projects
identified
in
use other
in this
this Plan.
Plan. Further,
Further, the
the Agency
Agency reserves
reserves the
the discretion
discretion and
and flexibility
flexibility to
to use
other sources
sources of
of
funds
unrelated
to
revenue
allocation
to
assist
in
the
funding
of
the
improvements
and
activities
funds unrelated to revenue allocation to assist in the funding of the improvements and activities
identified,
but not
participation agreements
identified, including
including but
not limited
limited to
to owner
owner participation
agreements and
and disposition
disposition and
and
development
projects pursuant
pursuant to
development agreements.
agreements. The
The Agency
Agency may
may also
also re-prioritize
re-prioritize projects
to market
market
conditions,
project timing,
conditions, project
timing, funding
funding availability,
availability, etc.,
etc., as
as more
more specifically
specifically detailed
detailed in
in the
the annual
annual
budget.
budget.
The
proposed timing
public improvements
be adjusted
The proposed
timing for
for the
the public
improvements may
may have
have to
to be
adjusted depending
depending
upon the
Agency’s ability
portion of
upon
the availability
availability of
of some
some of
of the
the funds
funds and
and the
the Agency’s
ability to
to finance
finance any
any portion
of the
the
See Idaho
3 See
Idaho Code
Code §§ 50-2905.
50-2905.
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Project.
Project. Any
Any adjustment
adjustment to
to Project
Project timing
timing or
or funding
funding is
is technical
technical or
or ministerial
ministerial in
in nature
nature
and
and shall
shall not
not be
be considered
considered a
a modification
modification of
of the
the Plan
Plan pursuant
pursuant to
to Idaho
Idaho Code
Code §
§ 50-2903A.
50-2903A.
Attachment
public improvements
Attachment 5
5 lists
lists those
those public
improvements the
the Agency
Agency intends
intends to
to construct
construct or
or fund
fund
through
through the
the term
term of
of the
the Plan.
Plan. The
The costs
costs of
of improvements
improvements are
are estimates
estimates only
only as
as it
it is
is impossible
impossible to
to
know
what the
will be
years. There
know with
with any
any certainty
certainty what
the costs
costs of
of improvements
improvements will
be in
in future
future years.
There is
is general
general
recognition
by future
unknowns, such
recognition that
that construction
construction costs
costs fluctuate
fluctuate and
and are
are impacted
impacted by
future unknowns,
such as,
as, the
the
cost
be determined
cost of
of materials
materials and
and laborers.
laborers. Final
Final costs
costs will
will be
determined by
by way
way of
of construction
construction contract
contract
public bidding
bidding or
public entity
public
or by
by an
an agreement
agreement between
between the
the developer/owner
developer/owner and/or
and/or public
entity and
and
Agency.
public improvements
not commit
public
Agency. The
The listing
listing of
of public
improvements does
does not
commit the
the Agency,
Agency, City,
City, or
or other
other public
entity,
particular level
entity, to
to any
any particular
level of
of funding;
funding; rather,
rather, identification
identification of
of the
the activity
activity in
in the
the Plan
Plan allows
allows
the
negotiate the
reimbursement with
public
the Agency
Agency to
to negotiate
the terms
terms of
of any
any reimbursement
with the
the developer
developer and/or
and/or the
the public
entities.
bind or
Agency, City
public entity
entities. This
This Plan
Plan does
does not
not financially
financially bind
or obligate
obligate the
the Agency,
City or
or other
other public
entity to
to
any
project or
property acquisition;
purposes of
any project
or property
acquisition; rather,
rather, for
for purposes
of determining
determining the
the economic
economic feasibility
feasibility
of
projects and
been estimated
of the
the Plan
Plan certain
certain projects
and expenditures
expenditures have
have been
estimated and
and included
included in
in the
the analysis.
analysis.
The
City
has
not
committed
to
fund
any
public
infrastructure
improvements
within
the
The City has not committed to fund any public infrastructure improvements within the Project
Project
Area. Such
projects and/or
Area.
Such decisions
decisions concerning
concerning capital
capital improvement
improvement projects
and/or other
other expenditures
expenditures are
are
made
by the
pursuant to
process. Agency
revenue and
made by
the City
City annually
annually pursuant
to this
this budget
budget and
and appropriates
appropriates process.
Agency revenue
and
the
the ability
ability to
to fund
fund reimbursement
reimbursement of
of eligible
eligible Project
Project Costs
Costs is
is more
more specifically
specifically detailed
detailed in
in any
any
participation agreement
budget adopted
proposed
participation
agreement and
and in
in the
the annual
annual budget
adopted by
by the
the Agency
Agency Board.
Board. The
The proposed
location
proposed public
public infrastructure
projects in
location and
and siting
siting of
of the
the proposed
infrastructure and
and other
other improvement
improvement projects
in the
the
Project
Project Area
Area are
are generally
generally identified
identified in
in Attachment
Attachment 5
5 and
and this
this Plan.
Plan. Please
Please note,
note, the
the specific
specific
location
public infrastructure
projects, such
location of
of certain
certain public
infrastructure projects,
such as
as sewer,
sewer, water,
water, fiber
fiber optic,
optic, gas,
gas, electrical
electrical
and
and drainage
drainage facility
facility improvements
improvements will
will depend
depend on
on the
the type
type and
and timing
timing of
of development.
development. The
The
specific
specific location
location of
of the
the improvements
improvements does
does not
not constitute
constitute aa modification
modification to
to the
the Plan.
Plan.
The
The Agency
Agency reserves
reserves its
its discretion
discretion and
and flexibility
flexibility in
in deciding
deciding which
which improvements
improvements are
are
more
public
more critical
critical for
for development
development or
or redevelopment,
redevelopment, and
and the
the Agency
Agency intends
intends to
to coordinate
coordinate its
its public
improvements
by private
private developers/owners.
improvements with
with associated
associated development
development by
developers/owners. Where
Where applicable,
applicable, the
the
Agency
participation in
public improvements
Agency also
also intends
intends to
to coordinate
coordinate its
its participation
in the
the public
improvements with
with the
the receipt
receipt of
of
certain
Agency’s participation
participation in
certain grants
grants or
or loans
loans which
which may
may require
require the
the Agency’s
in some
some combination
combination with
with
the
the grant
grant and
and loan
loan funding.
funding.
Generally,
Generally, the
the Agency
Agency expects
expects to
to develop
develop those
those improvements
improvements identified
identified in
in Attachment
Attachment 5
5
related
related to
to demolition
demolition of
of the
the vacant
vacant manufacturing
manufacturing facility
facility and
and the
the River
River Walk
Walk Improvements
Improvements
first,
with private
private development
first, in
in conjunction
conjunction with
development of
of the
the hotel
hotel within
within the
the Project
Project Area
Area generating
generating the
the
increment
Attachment 5.
increment as
as identified
identified in
in Attachment
5.
The
The Plan
Plan has
has shown
shown that
that the
the equalized
equalized valuation
valuation of
of the
the Revenue
Revenue Allocation
Allocation Area
Area as
as
defined
defined in
in the
the Plan
Plan is
is likely
likely to
to increase
increase as
as aa result
result of
of the
the initiation
initiation and
and completion
completion of
of urban
urban
renewal
projects pursuant
pursuant to
renewal projects
to the
the Plan.
Plan.
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503.5
with Local
503.5 Participation
Participation with
Local Improvement
Improvement Districts
Districts and/or
and/or Business
Business
Improvement
Improvement Districts
Districts
Under
Under the
the Idaho
Idaho Local
Local Improvement
Improvement District
District (“LID”)
(“LID”) Code,
Code, Chapter
Chapter 17,
17, Title
Title 50,
50, Idaho
Idaho
Code,
public
Code, the
the City
City has
has the
the authority
authority to
to establish
establish local
local improvement
improvement districts
districts for
for various
various public
facilities,
but not
facilities, including,
including, but
not limited
limited to,
to, streets,
streets, curbs,
curbs, gutters,
gutters, sidewalks,
sidewalks, storm
storm drains,
drains,
landscaping,
Agency
landscaping, and
and other
other like
like facilities.
facilities. To
To the
the extent
extent allowed
allowed by
by the
the Law
Law and
and the
the Act,
Act, the
the Agency
reserves the
but not
not the
participate in
reserves
the authority,
authority, but
the obligation,
obligation, to
to participate
in the
the funding
funding of
of local
local improvement
improvement
district
participation may
district facilities.
facilities. This
This participation
may include
include either
either direct
direct funding
funding to
to reduce
reduce the
the overall
overall cost
cost
of
participate as
project. Similarly,
of the
the LID
LID or
or to
to participate
as an
an assessed
assessed entity
entity to
to finance
finance the
the LID
LID project.
Similarly, to
to the
the
extent
by the
Act, the
but not
extent allowed
allowed by
the Law
Law and
and the
the Act,
the Agency
Agency reserves
reserves the
the authority,
authority, but
not the
the obligation,
obligation,
to
participate in
purposes specified
to participate
in the
the funding
funding of
of the
the purposes
specified under
under the
the Business
Business Improvement
Improvement Districts,
Districts,
Chapter
Chapter 26,
26, Title
Title 50,
50, Idaho
Idaho Code.
Code.
504
504

[Reserved]
[Reserved]

505
505

Issuance
Issuance of
of Debt
Debt and
and Debt
Debt Limitation
Limitation

Any debt
by the
by the
be secured
Any
debt incurred
incurred by
the Agency
Agency as
as allowed
allowed by
the Law
Law and
and Act
Act shall
shall be
secured by
by
revenue allocation
be repaid
within the
revenue
allocation funds
funds as
as allowed
allowed by
by the
the Act.
Act. All
All such
such debt
debt shall
shall be
repaid within
the duration
duration
of
by law.
of this
this Plan,
Plan, except
except as
as may
may be
be authorized
authorized by
law.
506
506

Impact
Impact on
on Other
Other Taxing
Taxing Districts
Districts and
and Levy
Levy Rate
Rate

An
project on
An estimate
estimate of
of the
the overall
overall impact
impact of
of the
the revenue
revenue allocation
allocation project
on each
each taxing
taxing district
district
is
projections set
is shown
shown in
in the
the Study
Study through
through the
the new
new development
development projections
set forth
forth in
in Attachment
Attachment 5.
5.
The
property in
revenue allocation
value
The assessed
assessed value
value for
for each
each property
in aa revenue
allocation area
area consists
consists of
of aa base
base value
and
base value
and an
an increment
increment value.
value. The
The base
value is
is the
the assessed
assessed value
value as
as of
of January
January 11 of
of the
the year
year in
in which
which
aa revenue
revenue allocation
with periodic
periodic adjustments
allocation area
area is
is approved
approved by
by aa municipality,
municipality, with
adjustments allowed
allowed by
by
Idaho
base assessed
Idaho law.
law. The
The increment
increment value
value is
is the
the difference
difference between
between the
the adjusted
adjusted base
assessed value
value and
and
current
year while
property is
revenue allocation
current assessed
assessed taxable
taxable value
value in
in any
any given
given year
while the
the property
is in
in aa revenue
allocation
area.
area. Under
Under Idaho
Idaho Code
Code §§ 63-802,
63-802, taxing
taxing entities
entities are
are constrained
constrained in
in establishing
establishing levy
levy rates
rates by
by the
the
4
amount
budget of
amount each
each budget
of each
each taxing
taxing district
district can
can increase
increase on
on an
an annual
annual basis.
basis.* Taxing
Taxing entities
entities
submit
proposed budgets
submit proposed
budgets to
to the
the County
County Board
Board of
of Commissioners,
Commissioners, which
which budgets
budgets are
are required
required to
to
comply
with
the
limitations
set
forth
in
Idaho
Code
§
63-802.
Therefore,
the
impact
of
revenue
comply with the limitations set forth in Idaho Code § 63-802. Therefore, the impact of revenue
allocation
product of
allocation on
on the
the taxing
taxing entities
entities is
is more
more of
of aa product
of the
the imposition
imposition of
of Idaho
Idaho Code
Code §§ 63-802,
63-802,
then
urban renewal.
then the
the effect
effect of
of urban
renewal.
The
produce the
The County
County Board
Board of
of Commissioners
Commissioners calculates
calculates the
the levy
levy rate
rate required
required to
to produce
the
proposed budget
using the
proposed
budget amount
amount for
for each
each taxing
taxing entity
entity using
the assessed
assessed values
values which
which are
are subject
subject to
to
44 Statutory
Statutory changes
changes to
to Idaho
Idaho Code
Code Sections
Sections 63-802
63-802 and
and 63-301A
63-301A in
in 2021
2021 and
and 2022,
2022, further
further limit
limit aa taxing
taxing entity’s
entity’s
ability
ability to
to increase
increase the
the property
property tax
tax portion
portion of
of its
its budget.
budget. The
The Study
Study has
has considered
considered the
the impact
impact of
of House
House Bill
Bill 389
389 on
on
the
the Project’s
Project’s overall
overall feasibility.
feasibility.
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each
urban renewal
each taxing
taxing entity’s
entity’s levy
levy rate.
rate. Assessed
Assessed values
values in
in urban
renewal districts
districts which
which are
are subject
subject to
to
revenue allocation
values) are
not included
revenue
allocation (incremental
(incremental values)
are not
included in
in this
this calculation.
calculation. The
The combined
combined levy
levy
rate
property values
rate for
for the
the taxing
taxing entities
entities is
is applied
applied to
to the
the incremental
incremental property
values in
in aa revenue
revenue allocation
allocation
area
property tax
revenue which
area to
to determine
determine the
the amount
amount of
of property
tax revenue
which is
is allocated
allocated to
to an
an urban
urban renewal
renewal
agency.
property taxes
by the
by
agency. The
The property
taxes generated
generated by
the base
base values
values in
in the
the urban
urban renewal
renewal districts
districts and
and by
properties outside
revenue allocation
properties
outside revenue
allocation areas
areas are
are distributed
distributed to
to the
the other
other taxing
taxing entities.
entities. Properties
Properties
in
be outside
in revenue
revenue allocation
allocation areas
areas are
are subject
subject to
to the
the same
same levy
levy rate
rate as
as they
they would
would be
outside aa revenue
revenue
allocation
revenue is
rate is
allocation area.
area. The
The difference
difference is
is how
how the
the revenue
is distributed.
distributed. If
If the
the overall
overall levy
levy rate
is less
less
than
Agency may
than assumed,
assumed, the
the Agency
may receive
receive fewer
fewer funds
funds from
from revenue
revenue allocation.
allocation.
In
Area and
pay for
public
In addition,
addition, without
without the
the Revenue
Revenue Allocation
Allocation Area
and its
its ability
ability to
to pay
for public
improvements
public facilities,
within the
improvements and
and public
facilities, fewer
fewer substantial
substantial improvements
improvements within
the Revenue
Revenue
Allocation Area
Area would
be expected
Allocation
would be
expected during
during the
the term
term of
of the
the Plan;
Plan; hence,
hence, there
there would
would be
be lower
lower
increases
used by
by the
increases in
in assessed
assessed valuation
valuation to
to be
be used
the other
other taxing
taxing entities.
entities. The
The Study’s
Study’s analysis
analysis is
is
premised upon
upon the
proposed development
but for
use
premised
the fact
fact the
the proposed
development would
would not
not occur
occur but
for the
the ability
ability to
to use
revenue allocation
public infrastructure
revenue
allocation funds
funds to
to fund
fund certain
certain significant
significant public
infrastructure improvements.
improvements.
One
new construction
One result
result of
of new
construction occurring
occurring outside
outside the
the revenue
revenue allocation
allocation area
area (Idaho
(Idaho Code
Code
§§
§§ 63-802
63-802 and
and 63-301A)
63-301A) is
is the
the likely
likely reduction
reduction of
of the
the levy
levy rate
rate as
as assessed
assessed values
values increase
increase for
for
property within
within each
jurisdiction. 5 From
property
each taxing
taxing entity’s
entity’s jurisdiction.’
From and
and after
after December
December 31,
31, 2006,
2006, Idaho
Idaho
Code
prohibits taxing
part of
Code §§ 63-301A
63-301A prohibits
taxing entities
entities from
from including,
including, as
as part
of the
the new
new construction
construction roll,
roll, the
the
increased
related to
new construction
increased value
value related
to new
construction within
within aa revenue
revenue allocation
allocation area
area until
until the
the revenue
revenue
allocation
Any new
Area is
allocation authority
authority is
is terminated.
terminated. Any
new construction
construction within
within the
the Project
Project Area
is not
not available
available
for
Upon termination
for inclusion
inclusion by
by the
the taxing
taxing entities
entities to
to increase
increase their
their budgets.
budgets. Upon
termination of
of this
this Project
Project
6
Area or
percentage of
Area
or deannexation
deannexation of
of area,
area, the
the taxing
taxing entities
entities will
will be
be able
able to
to include
include aa percentage’
of the
the
accumulated
roll, which
which increase
accumulated increment
increment value
value on
on the
the new
new construction
construction roll,
increase is
is available
available for
for budget
budget
capacity
year’s budget
pursuant to
capacity increases
increases in
in setting
setting the
the following
following year’s
budget pursuant
to Idaho
Idaho Code
Code Sections
Sections 63-802
63-802
and
and 63-301A.
63-301A.
As
will not
be determined
November
As the
the 2022
2022 certified
certified levy
levy rates
rates will
not be
determined until
until October/early
October/early November
2022,
used in
purposes of
2022, the
the 2021
2021 certified
certified levy
levy rates
rates have
have been
been used
in the
the Study
Study for
for purposes
of the
the analysis.
analysis. 7’ For
For
Tax
parcels located
Tax Year
Year 2021,
2021, those
those taxing
taxing districts
districts and
and levy
levy rates
rates for
for the
the parcels
located within
within the
the City
City are
are as
as
follows:
follows:® 8

5 Idaho
Idaho Code
Code Sections
Sections 63-802
63-802 and
and 63-301A
63-301A limit
limit the
the value
value placed
placed on
on the
the new
new construction
construction roll
roll and
and available
available to
to aa
taxing
taxing district
district for
for aa budget
budget capacity
capacity increase.
increase. This
This could
could result
result in
in lower
lower levy
levy rates
rates over
over time.
time.
6
6 Pursuant
Pursuant to
to Idaho
Idaho Code
Code Sections
Sections 63-802
63-802 and
and 63-301A,
63-301A, 80%
80% of
of the
the total
total eligible
eligible increment
increment value
value is
is added
added to
to the
the
new
new construction
construction roll.
roll.
7
Due toto the
process, certification
the 2022
rates did
not
"Due
the timing
timing of
of the
the taxing
taxing districts’
districts’ budget
budget and
and levy
levy setting
setting process,
certification of
of the
2022 levy
levy rates
did not
occur
this Plan
been prepared.
prepared. In
to provide
provide aa basis
basis to
taxing entities,
occur until
until this
Plan had
had been
In order
order to
to analyze
analyze the
the impact
impact on
on the
the taxing
entities, the
the
2021
rates provides
provides aa more
base than
2021 levy
levy rates
rates are
are used.
used. Use
Use of
of the
the 2021
2021 levy
levy rates
more accurate
accurate base
than estimating
estimating the
the 2022
2022 levy
levy
rates.
rates.
8
8 It
It is
is unclear
unclear how
how the
the personal
personal property
property tax
tax exemption
exemption set
set forth
forth in
in Idaho
Idaho Code
Code §§ 63-602KK
63-602KK may
may impact
impact the
the levy
levy
rate.
rate.
5
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Taxing
Taxing Districts:
Districts:

Levy
Levy Rates:
Rates:

Bonneville
Bonneville County
County Ambulance
Ambulance
Bonneville
Bonneville County
County
Bonneville
Bonneville County
County Road
Road &
& Bridge
Bridge
College
College of
of Eastern
Eastern Idaho
Idaho
Flood
Flood Control
Control #1
#1
City
City of
of Idaho
Idaho Falls
Falls
Idaho
Idaho Falls
Falls School
School #91
#91
9
TOTAL
TOTAL’

.000298296
.000298296
.003444253
.003444253
.000068516
.000068516
.000122476
.000122476
.000006017
.000006017
.007649767
.007649767
00
.011589325
011589325

The
The Study
Study has
has made
made certain
certain assumptions
assumptions concerning
concerning the
the levy
levy rate.
rate. The
The levy
levy rate
rate is
is
estimated
estimated to
to decrease
decrease 1%/year
1%/year over
over the
the life
life of
of the
the Project
Project Area
Area to
to adjust
adjust for
for the
the impact
impact of
of
statutory
statutory changes
changes to
to Idaho
Idaho Code
Code Sections
Sections 63-802
63-802 and
and 63-301A,
63-301A, as
as well
well as
as considering
considering the
the rapidly
rapidly
increasing
property values.
property values
values within
within the
increasing property
values. Existing
Existing property
the Project
Project Area
Area are
are estimated
estimated to
to
inflate
base assessment
inflate at
at .5%/year
.5%/year for
for the
the duration
duration of
of the
the Project
Project Area.
Area. It
It is
is anticipated
anticipated the
the base
assessment roll
roll
value will
will be
be adjusted
plant, which
which is
value
adjusted downwards
downwards following
following demolition
demolition of
of the
the former
former King
King B
B plant,
is
anticipated
be demolished
be issued
anticipated to
to be
demolished in
in 2023.
2023. It
It is
is estimated
estimated aa new
new hotel
hotel will
will be
issued aa certificate
certificate of
of
occupancy
with an
occupancy in
in late
late 2025
2025 with
an estimated
estimated assessed
assessed taxable
taxable valuation
valuation as
as of
of January
January 1,
1, 2026,
2026, of
of
$15,700,000,
Agency will
receive
will receive
the Agency
anticipates the
Study anticipates
The Study
valuation. The
conservative valuation.
is aa conservative
which is
$15,700,000, which
revenue allocation
proceeds from
new development
revenue
allocation proceeds
from this
this new
development in
in 2027.
2027. The
The Study
Study further
further anticipates
anticipates
development
Area within
development of
of aa restaurant
restaurant site
site and
and aa small
small retail/office
retail/office building
building within
within the
the Project
Project Area
within
the
new development
the last
last ten
ten (10)
(10) years
years of
of the
the Project
Project Area.
Area. The
The new
development value
value is
is estimated
estimated to
to inflate
inflate at
at aa
rate
projected,
rate of
of 2%/year
2%/year for
for the
the duration
duration of
of the
the Project
Project Area.
Area. If
If the
the overall
overall levy
levy rate
rate is
is less
less than
than projected,
or
or if
if expected
expected development
development fails
fails to
to occur
occur as
as estimated,
estimated, the
the Agency
Agency shall
shall receive
receive fewer
fewer funds
funds
from
from revenue
revenue allocation.
allocation.
Pursuant
Pursuant to
to Idaho
Idaho Code
Code §§ 50-2908,
50-2908, the
the Agency
Agency is
is not
not entitled
entitled to
to revenue
revenue allocation
allocation
proceeds from
by either
proceeds
from certain
certain levy
levy increases
increases which
which are
are allowed
allowed by
either specific
specific statutory
statutory authorization
authorization
or
by an
particular taxing
or approved
approved by
an election
election of
of the
the qualified
qualified electors
electors of
of the
the particular
taxing district.
district. Therefore,
Therefore, for
for
any
not receive
revenue allocation
any levy
levy election,
election, the
the Agency
Agency will
will not
receive revenue
allocation funds
funds which
which would
would have
have been
been
generated
Area. The
generated by
by imposing
imposing that
that levy
levy on
on the
the assessed
assessed valuation
valuation within
within the
the Project
Project Area.
The Study
Study has
has
taken
taken this
this statute
statute into
into account.
account.
507
507

Membership
Membership Dues
Dues and
and Support
Support of
of Community
Community Economic
Economic Development
Development

The
premised upon
being aa valid
valid public
public purpose.
purpose. To
The Act
Act is
is premised
upon economic
economic development
development being
To the
the
extent
by the
Act, the
Agency reserves
extent allowed
allowed by
the Law
Law and
and the
the Act,
the Agency
reserves the
the authority
authority to
to use
use revenue
revenue
allocation
with non-profit
allocation funds
funds to
to contract
contract with
non-profit and
and charitable
charitable organizations
organizations established
established for
for the
the
purpose of
job creation.
Agency
purpose
of supporting
supporting economic
economic development
development and
and job
creation. Additionally,
Additionally, the
the Agency
reserves the
revenue allocation
join, participate
participate and
nonreserves
the authority
authority to
to expend
expend revenue
allocation funds
funds to
to join,
and support
support nonprofit organizations
practices and
profit
organizations established
established to
to support
support Agency
Agency best
best practices
and administration.
administration. The
The
Net of
voter approved
9 Net
of voter
approved bonds
bonds and
and levies.
levies.

9
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Administration line
Administration
line item
item identified
identified in
in the
the Study
Study shall
shall be
be deemed
deemed to
to include
include expenditures
expenditures for
for the
the
purposes described
be deemed
budgetary
purposes
described in
in this
this section
section as
as may
may be
deemed appropriate
appropriate during
during the
the annual
annual budgetary
process.
process.
508
508

Phasing
Phasing and
and Other
Other Fund
Fund Sources
Sources

The
portion of
public
The Agency
Agency anticipates
anticipates funding
funding only
only aa portion
of the
the entire
entire cost
cost of
of the
the public
improvements
public
improvements shown
shown on
on Attachment
Attachment 5.
5. Other
Other sources
sources of
of funds
funds shall
shall include
include City,
City, other
other public
entity
partners, and
participation. It
entity partners,
and owner/developer
owner/developer participation.
It is
is important
important to
to note
note this
this Plan
Plan does
does not
not
financially
public entity
project or
financially bind
bind or
or obligate
obligate the
the City,
City, Agency
Agency and/or
and/or any
any other
other public
entity to
to any
any project
or
property acquisition.
Agency and/or
public entity
participation in
project shall
be
property
acquisition. Agency
and/or other
other public
entity participation
in any
any project
shall be
determined
revenue allocation
pursuant to
determined by
by the
the amount
amount of
of revenue
allocation funds
funds generated
generated and
and pursuant
to the
the annual
annual
budgeting process.
process.
budgeting
509
509

Lease
Lease Revenue
Revenue and
and Bonds
Bonds

Under the
Under
the Law
Law (Idaho
(Idaho Code
Code §§ 50-2012),
50-2012), the
the Agency
Agency is
is authorized
authorized to
to issue
issue revenue
revenue bonds
bonds
to
public improvements
to finance
finance certain
certain public
improvements identified
identified in
in the
the Plan.
Plan. Under
Under that
that type
type of
of financing,
financing, the
the
public entity
pay the
Agency aa lease
payment annually
provides certain
public
entity would
would pay
the Agency
lease payment
annually which
which provides
certain funds
funds to
to the
the
Agency
referred
Agency to
to retire
retire the
the bond
bond debt.
debt. Another
Another variation
variation of
of this
this type
type of
of financing
financing is
is sometimes
sometimes referred
to
provides aa mechanism
uses its
to as
as conduit
conduit financing,
financing, which
which provides
mechanism where
where the
the Agency
Agency uses
its bonding
bonding
authority
with the
user making
payments to
authority for
for the
the Project,
Project, with
the end
end user
making payments
to the
the Agency
Agency to
to retire
retire the
the bond
bond
debt.
debt. These
These sources
sources of
of revenues
revenues are
are not
not related
related to
to revenue
revenue allocation
allocation funds
funds and
and are
are not
not
particularly noted
noted in
because of
particularly
in the
the Study,
Study, because
of the
the “pass
“pass through”
through” aspects
aspects of
of the
the financing.
financing. Under
Under the
the
Act, the
Agency’s
Act,
the economic
economic feasibility
feasibility study
study focuses
focuses on
on the
the revenue
revenue allocation
allocation aspects
aspects of
of the
the Agency’s
financial
financial model.
model.
These
period of
period
These financing
financing models
models typically
typically are
are for
for aa longer
longer period
of time
time than
than the
the 20-year
20-year period
set
set forth
forth in
in the
the Act.
Act. However,
However, these
these financing
financing models
models do
do not
not involve
involve revenue
revenue allocation
allocation funds,
funds,
but rather
rather funds
users which
provide aa funding
but
funds from
from the
the end
end users
which provide
funding source
source for
for the
the Agency
Agency to
to continue
continue to
to
own
own and
and operate
operate the
the facility
facility beyond
beyond the
the term
term of
of the
the Plan
Plan as
as allowed
allowed by
by Idaho
Idaho Code
Code §§ 50-2905(8)
50-2905(8)
as
resources involve
related to
revenue allocation
as those
those resources
involve funds
funds not
not related
to revenue
allocation funds.
funds.
600
600

ACTIONS
ACTIONS BY
BY THE
THE CITY
CITY AND
AND OTHER
OTHER PUBLIC
PUBLIC ENTITIES
ENTITIES

The
with the
The City
City shall
shall aid
aid and
and cooperate
cooperate with
the Agency
Agency in
in carrying
carrying out
out this
this Plan
Plan in
in support
support of
of
the
planning and
the design,
design, planning
and transportation
transportation goals
goals set
set forth
forth in
in the
the Comprehensive
Comprehensive Plan,
Plan, and
and shall
shall take
take
all
purposes of
all actions
actions necessary
necessary to
to ensure
ensure the
the continued
continued fulfillment
fulfillment of
of the
the purposes
of this
this Plan
Plan and
and to
to
prevent the
Actions by
prevent
the recurrence
recurrence or
or spread
spread in
in the
the area
area of
of conditions
conditions causing
causing deterioration.
deterioration. Actions
by the
the
City,
public entities,
but not
be limited
City, or
or other
other public
entities, may
may include,
include, but
not be
limited to,
to, the
the following:
following:
a.
a.

Institution
of
proceedings necessary
necessary for
and
Institution and
and completion
completion
of proceedings
for changes
changes
and
improvements
private and
publicly owned
public utilities
utilities within
improvements in
in private
and publicly
owned public
within or
or affecting
affecting
the
the Project
Project Area.
Area.
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b.
b.

Revision
permit the
Revision of
of zoning
zoning (if
(if necessary)
necessary) within
within the
the Project
Project Area
Area to
to permit
the land
land uses
uses
and
and development
development authorized
authorized by
by this
this Plan.
Plan.

c.
C.

Imposition,
Imposition, wherever
wherever necessary,
necessary, of
of appropriate
appropriate controls
controls within
within the
the limits
limits of
of this
this
Plan
parcels in
proper development
Plan upon
upon parcels
in the
the Project
Project Area
Area to
to ensure
ensure their
their proper
development and
and use.
use.

d.
d.

Provision
Provision for
for administrative
administrative enforcement
enforcement of
of this
this Plan
Plan by
by the
the City
City after
after
development.
provide for
development. The
The City
City and
and the
the Agency
Agency may
may develop
develop and
and provide
for enforcement
enforcement
of
program for
real property,
property, both
both
of aa program
for continued
continued maintenance
maintenance by
by owners
owners of
of all
all real
public and
private, within
Area throughout
public
and private,
within the
the Project
Project Area
throughout the
the duration
duration of
of this
this Plan.
Plan.

e.
e.

Building
Building Code
Code enforcement.
enforcement.

f.f.

Performance
Performance of
of the
the above
above actions
actions and
and of
of all
all other
other functions
functions and
and services
services relating
relating
to
public
peace,
health,
safety,
and
physical
development
normally
rendered
to public peace, health, safety, and physical development normally rendered in
in
accordance
permit the
accordance with
with aa schedule
schedule which
which will
will permit
the development
development and/or
and/or
redevelopment of
redevelopment
of the
the Project
Project Area
Area to
to be
be commenced
commenced and
and carried
carried to
to completion
completion
without
without unnecessary
unnecessary delays.
delays.

g.
g.

Institution
proceedings necessary
Institution and
and completion
completion of
of proceedings
necessary for
for the
the establishment
establishment of
of aa
local
local improvement
improvement district
district under
under Chapter
Chapter 17,
17, Title
Title 50,
50, Idaho
Idaho Code,
Code, or
or aa business
business
improvement
improvement district.
district.

h.
h.

The
proceedings necessary
The undertaking
undertaking and
and completing
completing of
of any
any other
other proceedings
necessary to
to carry
carry out
out
the
the Project.
Project.

i.1.

Administration
be made
Administration of
of Community
Community Development
Development Block
Block Grant
Grant funds
funds that
that may
may be
made
available
available for
for this
this Project.
Project.

J.j.

Appropriate agreements
Appropriate
agreements with
with the
the Agency
Agency for
for administration,
administration, supporting
supporting services,
services,
funding
funding sources,
sources, and
and the
the like.
like.

k.
k.

Joint
public improvements,
but not
Joint funding
funding of
of certain
certain public
improvements, including
including but
not limited
limited to
to those
those
identified
identified in
in this
this Plan
Plan and
and Attachment
Attachment 5
5 to
to the
the Plan.
Plan.

l.L.

Use of
public entity
public
Use
of public
entity labor,
labor, services,
services, and
and materials
materials for
for construction
construction of
of the
the public
improvements
improvements listed
listed in
in this
this Plan.
Plan.

m.
m.

Assist
with coordinating
public improvements
Assist with
coordinating and
and implementing
implementing the
the public
improvements in
in the
the
Project
Area identified
Project Area
identified in
in the
the Study.
Study.

The
The foregoing
foregoing actions,
actions, if
if taken
taken by
by the
the City,
City, do
do not
not constitute
constitute any
any commitment
commitment for
for
financial
financial outlays
outlays by
by the
the City.
City.
36
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In
public entities
Agency in
In addition
addition to
to the
the above,
above, other
other public
entities may
may aid
aid and
and cooperate
cooperate with
with the
the Agency
in
carrying
carrying out
out this
this Plan
Plan and
and shall
shall take
take all
all actions
actions necessary
necessary to
to ensure
ensure the
the continued
continued fulfillment
fulfillment of
of
the
purposes of
the purposes
of this
this Plan.
Plan.
601
601

Maintenance
Maintenance of
of Public
Public Improvements
Improvements

The
The Agency
Agency has
has not
not identified
identified any
any commitment
commitment or
or obligation
obligation for
for long-term
long-term maintenance
maintenance
of
public improvements
need to
of the
the public
improvements identified.
identified. The
The Agency
Agency will
will need
to address
address this
this issue
issue with
with the
the
appropriate
public or
private, who
appropriate entity,
entity, public
or private,
who has
has benefited
benefited from
from or
or is
is involved
involved in
in the
the ongoing
ongoing
preservation of
public improvement.
public improvements
preservation
of the
the public
improvement. The
The Agency
Agency expects
expects to
to dedicate
dedicate public
improvements to
to
the
the City.
City.
700
700

ENFORCEMENT
ENFORCEMENT

The
preparation and
The administration
administration and
and enforcement
enforcement of
of this
this Plan,
Plan, including
including the
the preparation
and execution
execution
of
any
documents
implementing
this
Plan,
shall
be
performed
by
the
Agency
and/or
the
of any documents implementing this Plan, shall be performed by the Agency and/or the City.
City.
800
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DURATION
DURATION OF
OF THIS
THIS PLAN,
PLAN, TERMINATION,
TERMINATION, AND
AND ASSET
ASSET REVIEW
REVIEW

Except
provisions which
run in
Except for
for the
the nondiscrimination
nondiscrimination and
and nonsegregation
nonsegregation provisions
which shall
shall run
in
perpetuity, the
provisions of
provisions of
perpetuity,
the provisions
of this
this Plan,
Plan, and
and the
the provisions
of other
other documents
documents formulated
formulated
pursuant to
be effective
years from
pursuant
to this
this Plan,
Plan, shall
shall be
effective for
for twenty
twenty (20)
(20) years
from the
the effective
effective date
date of
of the
the Plan
Plan
subject
subject to
to extensions
extensions set
set forth
forth in
in Idaho
Idaho Code
Code §§ 50-2904.
50-2904. The
The revenue
revenue allocation
allocation authority
authority will
will
expire
proceeds received
received in
expire on
on December
December 31,
31, 2042,
2042, except
except for
for any
any revenue
revenue allocation
allocation proceeds
in calendar
calendar
year
by Idaho
Agency may
proceeds in
year 2043,
2043, as
as contemplated
contemplated by
Idaho Code
Code §§ 50-2905(7).
50-2905(7). The
The Agency
may use
use proceeds
in 2043
2043
to
projects set
participation
to complete
complete the
the projects
set forth
forth herein.
herein. As
As stated
stated in
in the
the Plan,
Plan, any
any owner
owner participation
agreement
agreement or
or disposition
disposition and
and development
development agreement
agreement obligations
obligations will
will cease
cease as
as of
of December
December 31,
31,
2042.
2042.
Idaho
provides the
resolution of
Idaho Code
Code §§ 50-2903(5)
50-2903(5) provides
the Agency
Agency shall
shall adopt
adopt aa resolution
of intent
intent to
to
terminate
by September
provide sufficient
terminate the
the revenue
revenue allocation
allocation area
area by
September 1.
1. In
In order
order to
to provide
sufficient notice
notice of
of
termination
benefit from
termination to
to the
the affected
affected taxing
taxing districts
districts to
to allow
allow them
them to
to benefit
from the
the increased
increased budget
budget
capacity,
Agency will
provide notice
capacity, the
the Agency
will use
use its
its best
best efforts
efforts to
to provide
notice of
of its
its intent
intent to
to terminate
terminate this
this Plan
Plan
and
and its
its revenue
revenue allocation
allocation authority
authority by
by May
May 1,
1, 2043,
2043, or
or if
if the
the Agency
Agency determines
determines an
an earlier
earlier
termination
termination date,
date, then
then by
by May
May 11 of
of the
the early
early termination
termination year:
year:
a.
a.

When
Area plan
plan budget
When the
the Revenue
Revenue Allocation
Allocation Area
budget estimates
estimates that
that all
all financial
financial
obligations
provided for,
principal of
obligations have
have been
been provided
for, the
the principal
of and
and interest
interest on
on such
such moneys,
moneys,
indebtedness,
been paid
paid in
indebtedness, and
and bonds
bonds have
have been
in full
full or
or when
when deposits
deposits in
in the
the special
special
fund
under this
pay such
principal and
fund or
or funds
funds created
created under
this chapter
chapter are
are sufficient
sufficient to
to pay
such principal
and
interest
interest as
as they
they come
come due,
due, and
and to
to fund
fund reserves,
reserves, if
if any,
any, or
or any
any other
other obligations
obligations of
of
the
revenue allocation
proceeds shall
be satisfied
the Agency
Agency funded
funded through
through revenue
allocation proceeds
shall be
satisfied and
and the
the
Agency has
project costs
Agency
has determined
determined no
no additional
additional project
costs need
need be
be funded
funded through
through
revenue allocation
revenues under
under Idaho
revenue
allocation financing,
financing, the
the allocation
allocation of
of revenues
Idaho Code
Code §§ 505037
37

2908
2908 shall
shall thereupon
thereupon cease;
cease; any
any moneys
moneys in
in such
such fund
fund or
or funds
funds in
in excess
excess of
of the
the
amount
necessary to
pay such
principal and
amount necessary
to pay
such principal
and interest
interest shall
shall be
be distributed
distributed to
to the
the
affected
Allocation Area
Area is
affected taxing
taxing districts
districts in
in which
which the
the Revenue
Revenue Allocation
is located
located in
in the
the
same
proportion as
recent distribution
same manner
manner and
and proportion
as the
the most
most recent
distribution to
to the
the affected
affected taxing
taxing
districts
property located
districts of
of the
the taxes
taxes on
on the
the taxable
taxable property
located within
within the
the Revenue
Revenue
Allocation
powers granted
under Idaho
Allocation Area;
Area; and
and the
the powers
granted to
to the
the urban
urban renewal
renewal agency
agency under
Idaho
Code
Code §§ 50-2909
50-2909 shall
shall thereupon
thereupon terminate.
terminate.
b.b.

In
Agency shall
In determining
determining the
the termination
termination date,
date, the
the Plan
Plan shall
shall recognize
recognize that
that the
the Agency
shall
receive allocation
receive
allocation of
of revenues
revenues in
in the
the calendar
calendar year
year following
following the
the last
last year
year of
of the
the
revenue
provision described
revenue allocation
allocation provision
described in
in the
the Plan.
Plan.

c.
C.

For
predates the
For the
the fiscal
fiscal year
year that
that immediately
immediately predates
the termination
termination date,
date, the
the Agency
Agency
shall
publish aa budget
projected revenues
revenues and
shall adopt
adopt and
and publish
budget specifically
specifically for
for the
the projected
and
expenses
expenses of
of the
the Plan
Plan and
and make
make aa determination
determination as
as to
to whether
whether the
the Revenue
Revenue
Allocation
be terminated
before January
Allocation Area
Area can
can be
terminated before
January 11 of
of the
the termination
termination year
year
pursuant to
Agency
pursuant
to the
the terms
terms of
of Idaho
Idaho Code
Code §§ 50-2909(4).
50-2909(4). In
In the
the event
event that
that the
the Agency
determines
year revenues
determines that
that current
current tax
tax year
revenues are
are sufficient
sufficient to
to cover
cover all
all estimated
estimated
expenses
by May
but in
expenses for
for the
the current
current year
year and
and all
all future
future years,
years, by
May 1,
1, but
in any
any event,
event, no
no
later
resolution advising
notifying
later than
than September
September 1,
1, the
the Agency
Agency shall
shall adopt
adopt aa resolution
advising and
and notifying
the
the local
local governing
governing body,
body, the
the county
county auditor,
auditor, and
and the
the State
State Tax
Tax Commission,
Commission,
recommending the
recommending
the adoption
adoption of
of an
an ordinance
ordinance for
for termination
termination of
of the
the Revenue
Revenue
Allocation Area
Area by
by December
be
Allocation
December 31
31 of
of the
the current
current year,
year, and
and declaring
declaring aa surplus
surplus to
to be
distributed
distributed as
as described
described in
in Idaho
Idaho Code
Code §§ 50-2909
50-2909 should
should aa surplus
surplus be
be determined
determined
to
Agency shall
be filed
to exist.
exist. The
The Agency
shall cause
cause the
the ordinance
ordinance to
to be
filed with
with the
the office
office of
of the
the
county
recorder and
provided in
county recorder
and the
the Idaho
Idaho State
State Tax
Tax Commission
Commission as
as provided
in Idaho
Idaho Code
Code §§
63-215.
63-215.

Upon termination
Upon
termination of
of the
the revenue
revenue allocation
allocation authority
authority of
of the
the Plan
Plan to
to the
the extent
extent the
the Agency
Agency
owns
possesses any
paragraph, the
owns or
Or possesses
any assets,
assets, subject
subject to
to the
the following
following paragraph,
the Agency
Agency intends
intends to
to dispose
dispose
of
by granting
of any
any remaining
remaining assets
assets by
granting or
or conveying
conveying or
or dedicating
dedicating such
such assets
assets to
to the
the City,
City, unless
unless
based on
nature of
public entity
based
on the
the nature
of the
the asset,
asset, disposition
disposition to
to another
another public
entity is
is more
more appropriate.
appropriate.
As
revenues
As allowed
allowed by
by Idaho
Idaho Code
Code §§ 50-2905(8),
50-2905(8), the
the Agency
Agency may
may retain
retain assets
assets or
or revenues
generated
Agency shall
generated from
from such
such assets
assets as
as long
long as
as the
the Agency
shall have
have resources
resources other
other than
than revenue
revenue
allocation
funds
to
operate
and
manage
such
assets.
Similarly,
facilities
which
provide
allocation funds to operate and manage such assets. Similarly, facilities which provide aa lease
lease
income
Agency to
income stream
stream to
to the
the Agency
Agency for
for full
full retirement
retirement of
of the
the facility
facility debt
debt will
will allow
allow the
the Agency
to
meet
provide for
meet debt
debt services
services obligations
obligations and
and provide
for the
the continued
continued operation
operation and
and management
management of
of the
the
facility.
provide such
Agency will
facility. For
For those
those assets
assets which
which do
do not
not provide
such resources
resources or
or revenues,
revenues, the
the Agency
will likely
likely
convey
nature of
convey such
such assets
assets to
to the
the City,
City, depending
depending on
on the
the nature
of the
the asset.
asset.

38
38

900
900

PROCEDURE
AMENDMENT
PROCEDURE FOR
FOR AMENDMENT

To
To the
the extent
extent there
there are
are any
any outstanding
outstanding loans
loans or
or obligations,
obligations, this
this Plan
Plan should
should not
not be
be
modified
pursuant to
provisions set
modified pursuant
to the
the provisions
set forth
forth in
in Idaho
Idaho Code
Code Section
Section 50-2903A.
50-2903A. Modification
Modification of
of
this
this Plan
Plan results
results in
in aa reset
reset of
of the
the base
base value
value for
for the
the year
year immediately
immediately following
following the
the year
year in
in which
which
the
value of
the modification
modification occurred
occurred to
to include
include the
the current
current year’s
year’s equalized
equalized assessed
assessed value
of the
the taxable
taxable
property in
Agency’s revenue
property
in the
the revenue
revenue allocation
allocation area,
area, effectively
effectively eliminating
eliminating the
the Agency’s
revenue stream
stream as
as
more
more fully
fully set
set forth
forth in
in Idaho
Idaho Code
Code Section
Section 50-2903A
50-2903A subject
subject to
to certain
certain limited
limited exceptions
exceptions
contained
Agency’s projections
projections are
based on
contained therein.
therein. As
As more
more specifically
specifically identified
identified above,
above, the
the Agency’s
are based
on
estimated
values, estimated
rates, estimated
estimated values,
estimated levy
levy rates,
estimated future
future development,
development, and
and estimated
estimated costs
costs of
of
future
Annual adjustments,
future construction/improvements.
construction/improvements. Annual
adjustments, as
as more
more specifically
specifically set
set forth
forth in
in the
the
Agency’s
will be
required to
revenue and
Agency’s annual
annual budget,
budget, will
be required
to account
account for
for more/less
more/less estimated
estimated revenue
and
prioritization of
projects. Any
purposes are
prioritization
of projects.
Any adjustments
adjustments for
for these
these stated
stated purposes
are technical
technical and
and ministerial
ministerial
and
not deemed
and are
are not
deemed aa modification
modification under
under Idaho
Idaho Code
Code Section
Section 50-2903A(1)(a)(i).
50-2903A(1)(a)(1). Further,
Further, aa
modification
be deemed
plan amendment
modification shall
shall not
not be
deemed to
to occur
occur when
when “[t]here
“[t]here is
is aa plan
amendment to
to support
support growth
growth
of
an
existing
commercial
or
industrial
project
in
an
existing
revenue
allocation
area,
subject
of an existing commercial or industrial project in an existing revenue allocation area, subject to
to
the
provisions of
the provisions
of section
section 50-2905A,
50-2905A, Idaho
Idaho Code.”
Code.” Idaho
Idaho Code
Code §§ 50-2903A(1)(a)(iv).
50-2903A(1)(a)(iv). The
The Project
Project
includes
project.
includes the
the development
development and/or
and/or redevelopment
redevelopment of
of aa commercial
commercial project.
1000
1000

SEVERABILITY
SEVERABILITY

If
provisions contained
be performed
performed on
part of
If any
any one
one or
or more
more of
of the
the provisions
contained in
in this
this Plan
Plan to
to be
on the
the part
of
the
Agency shall
be declared
jurisdiction to
the Agency
shall be
declared by
by any
any court
court of
of competent
competent jurisdiction
to be
be contrary
contrary to
to law,
law, then
then
such
provision or
provisions shall
be null
such provision
or provisions
shall be
null and
and void
void and
and shall
shall be
be deemed
deemed separable
separable from
from the
the
remaining
provisions in
provisions of
remaining provisions
in this
this Plan
Plan and
and shall
shall in
in no
no way
way affect
affect the
the validity
validity of
of the
the other
other provisions
of
this
this Plan.
Plan.
1100
1100

ANNUAL
ANNUAL REPORT
REPORT AND
AND OTHER
OTHER REPORTING
REPORTING REQUIREMENTS
REQUIREMENTS

Under
required to
with the
Under the
the Law,
Law, the
the Agency
Agency is
is required
to file
file with
the City
City and
and the
the State
State Controller’s
Controller’s
Office,
preceding
Office, on
on or
or before
before March
March 31
31 of
of each
each year,
year, aa report
report of
of the
the Agency’s
Agency’s activities
activities for
for the
the preceding
calendar
which report
report shall
required under
under Idaho
calendar year,
year, which
shall include
include certain
certain financial
financial information
information required
Idaho Code
Code
§§ 67-1076.
be considered
public meeting
67-1076. This
This annual
annual report
report shall
shall be
considered at
at aa public
meeting to
to report
report these
these findings
findings and
and
take
public.
take comments
comments from
from the
the public.
Additionally,
requirements as
Additionally, the
the Agency
Agency must
must comply
comply with
with certain
certain other
other reporting
reporting requirements
as set
set
forth
portal, the
plan
forth in
in Idaho
Idaho Code
Code §§
§§ 67-1076,
67-1076, the
the local
local government
government registry
registry portal,
the tax
tax commission
commission plan
repository, see
see Idaho
plan modification
repository,
Idaho Code
Code §§ 50-2913,
50-2913, the
the tax
tax commission’s
commission’s plan
modification annual
annual attestation,
attestation,
see Idaho
see
Idaho Code
Code §§ 50-2903A
50-2903A .. Failure
Failure to
to report
report the
the information
information requested
requested under
under any
any of
of these
these
statutes
results in
penalties, including
statutes results
in significant
significant penalties,
including loss
loss of
of increment
increment revenue,
revenue, and
and the
the imposition
imposition
of
of other
other compliance
compliance measures
measures by
by the
the Bonneville
Bonneville County
County Board
Board of
of County
County Commissioners.
Commissioners.
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1200
APPENDICES, ATTACHMENTS,
1200
APPENDICES,
ATTACHMENTS, EXHIBITS,
EXHIBITS, TABLES
TABLES
All attachments
by
All
attachments and
and tables
tables referenced
referenced in
in this
this Plan
Plan are
are attached
attached and
and incorporated
incorporated herein
herein by
reference. All
referenced in
by
reference.
All other
other documents
documents referenced
in this
this Plan
Plan but
but not
not attached
attached are
are incorporated
incorporated by
reference
reference as
as if
if set
set forth
forth fully.
fully.
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Attachment
Attachment 11
Boundary
Boundary Map
Map of
of Pancheri
Pancheri East
East Bank
Bank Urban
Urban Renewal
Renewal Project
Project Area
Area
and
Area
and Revenue
Revenue Allocation
Allocation Area
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Attachment
Attachment 2
2
Legal
Area
Legal Description
Description of
of Pancheri
Pancheri East
East Bank
Bank Urban
Urban Renewal
Renewal Project
Project Area
and
and Revenue
Revenue Allocation
Allocation Area
Area

A
A parcel
parcel of
of land
land lying
lying in
in a
a portion
portion of
of the
the SE¼
SE% of
of Section
Section 24
24 and
and the
the NE¼
NEY of
of Section
Section 25,
25, Township
Township
22 North,
North, Range
Range 37
37 East
East of
of the
the Boise
Boise Meridian,
Meridian, Bonneville
Bonneville County,
County, Idaho,
Idaho, described
described as
as follows:
follows:
COMMENCING
COMMENCING at
at the
the Southeast
Southeast Corner
Corner of
of Section
Section 24,
24, also
also being
being the
the Northeast
Northeast Corner
Corner of
of
Section
Section 25,
25, and
and running
running THENCE
THENCE along
along the
the Section
Section Line
Line common
common to
to said
said Section
Section 24
24 and
and 25,
25,
S$89°57'11"
89 °57'11" W
W 435.96
435.96 feet,
feet, to
to an
an angle
angle point
point on
on the
the southeasterly
southeasterly right-of-way
right-of-way line
line of
of
Yellowstone
Yellowstone Avenue
Avenue and
and the
the TRUE
TRUE POINT
POINT OF
OF BEGINNING;
BEGINNING; THENCE
THENCE continuing
continuing along
along said
said Section
Section
°
57'11" W
Line,
Line, SS$ 89
89°57'11"
W 11.18
11.18 feet
feet to
to an
an angle
angle point
point on
on the
the southeasterly
southeasterly right-of-way
right-of-way line
line of
of
°
Yellowstone
17'58" W
Yellowstone Avenue;
Avenue; THENCE
THENCE SS 29
29°17'58"
W 1797.10
1797.10 feet
feet along
along said
said southeasterly
southeasterly right-of-way
right-of-way
°
°
42'02" W
17'58" EE 70.00
line;
line; THENCE
THENCE N
N 60
60°42'02"
W 335.93
335.93 feet;
feet; THENCE
THENCE N
N 29
29°17'58"
70.00 feet;
feet; THENCE
THENCE
°
°
17'11" EE 281.66
42'02" EE 12.00
SS$ 60
60°42'02"
12.00 feet;
feet; THENCE
THENCE N
N 29
29°17'11"
281.66 feet,
feet, to
to the
the point
point of
of aa non-tangent
non-tangent
curve
curve to
to the
the right;
right; THENCE
THENCE Northwesterly
Northwesterly along
along said
said curve
curve to
to the
the right,
right, having
having a
a radius
radius of
of
°
480.00
480.00 feet,
feet, the
the chord
chord of
of which
which bears
bears N
N 42
42°12'11"
W 182.66
182.66 feet,
feet, having
having a
a central
central angle
angle of
of
12'11" W
°
56'15", for
21
21°56'15",
for an
an arc
arc aa distance
distance of
of 183.78
183.78 feet
feet to
to aa point
point on
on the
the Bureau
Bureau of
of Land
Land Management
Management
retracement
retracement survey
survey of
of the
the John
John B.
B. David
David Meander
Meander Line;
Line; THENCE
THENCE along
along said
said Meander
Meander Line
Line
°
S$13°53'10"
13 °53'10" W,
29'10" W
W, 29.34
29.34 feet
feet to
to an
an angle
angle point
point on
on said
said Meander
Meander Line;
Line; THENCE
THENCE SS 23
23°29'10"
W 39.56
39.56
feet
feet along
along said
said Meander
Meander Line
Line to
to a
a point
point on
on the
the Southwesterly
Southwesterly line
line of
of a
a 30
30 foot
foot wide
wide road
road
°
45'31" W
reservation;
reservation; THENCE
THENCE N
N 08
08°45'31"
W 360.72
360.72 feet
feet along
along said
said southwesterly
southwesterly road
road reservation
reservation line
line
°
32'00" W
to
to a
a point
point on
on the
the southerly
southerly line
line of
of Government
Government Lot
Lot 13;
13; THENCE
THENCE N
N 69
69°32'00"
W 327.88
327.88 feet
feet
along
along said
said southerly
southerly line
line of
of Government
Government Lot
Lot 13
13 to
to a
a point
point on
on the
the easterly
easterly bank
bank of
of the
the Snake
Snake
River;
River; THENCE
THENCE along
along the
the easterly
easterly bank
bank of
of the
the Snake
Snake River
River the
the following
following thirty-three,
thirty-three, (33),
(33),
bearings
bearings and
and distances:
distances:
°
05'19" EE 6.37
1)
1) THENCE
THENCE N
N 34
34°05'19"
6.37 feet;
feet;
°
2)
00'50" EE 17.11
2) THENCE
THENCE N
N 48
48°00'50"
17.11 feet;
feet;
°
19'04" EE 10.36
3) THENCE
THENCE N
N 31
31°19'04"
10.36 feet;
feet;
3)
°
43'11" EE 25.59
4)) THENCE
THENCE N
N 36
36°43'11"
25.59 feet;
feet;
°
57'16" EE 15.86
THENCE N
N 50
50°57'16"
15.86 feet;
feet;
5)) THENCE
°
13'21" EE 9.55
6) THENCE
THENCE N
N 44
44°13'21"
9.55 feet;
feet;
6)
°
07'44" EE 11.34
7)) THENCE
THENCE N
N 59
59°07'44"
11.34 feet;
feet;
°
8)) THENCE
14'17" EE 18.14
THENCE N
N 47
47°14'17"
18.14 feet;
feet;
°
9)) THENCE
43'43" EE 22.72
THENCE N
N 43
43°43'43"
22.72 feet;
feet;
°
33'59" EE 29.68
10)
10) THENCE
THENCE N
N 48
48°33'59"
29.68 feet;
feet;
°
37'41" EE 23.33
11)
11) THENCE
THENCE N
N 48
48°37'41"
23.33 feet;
feet;
°
01'10" EE 29.34
12)
12) THENCE
THENCE N
N 38
38°01'10"
29.34 feet;
feet;
°
49'02" EE 50.50
13)
13) THENCE
THENCE N
N 33
33°49'02"
50.50 feet;
feet;
°
08'46"
E
66.03
feet;
14)
14) THENCE
THENCE N
N 46
46°08'46" E 66.03 feet;
°
52'56" EE 26.72
15)
15) THENCE
THENCE N
N 26
26°52'56"
26.72 feet;
feet;
°
53'47" EE 78.75
16)
16) THENCE
THENCE N
N 37
37°53'47"
78.75 feet;
feet;
°
17)
07'01" EE 61.22
17) THENCE
THENCE N
N 50
50°07'01"
61.22 feet;
feet;
°
43'36" EE 24.64
18)
18) THENCE
THENCE N
N 62
62°43'36"
24.64 feet;
feet;
°
47'56" EE 38.22
19)
19) THENCE
THENCE N
N 71
71°47'56"
38.22 feet;
feet;
°
20)
44'46" EE 24.39
20) THENCE
THENCE N
N 60
60°44'46"
24.39 feet;
feet;
°
56'51" EE 30.99
21)
21) THENCE
THENCE N
N 44
44°56'51"
30.99 feet;
feet;
°
22'41" EE 33.85
22)
22) THENCE
THENCE N
N 19
19°22'41"
33.85 feet;
feet;
°
13'16" EE 27.92
23)
23) THENCE
THENCE N
N 42
42°13'16"
27.92 feet;
feet;
°
57'14" EE 22.93
24)
24) THENCE
THENCE N
N 54
54°57'14"
22.93 feet;
feet;
Page
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of ____
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25)
26)
27)
28)
29)
30)
31)
32)
33)

THENCE
THENCE
THENCE
THENCE
THENCE
THENCE
THENCE
THENCE
THENCE

N
N
N
N
N
N
N
N
N

24°02'36"
47°40'25"
35°35'10"
30°30'59"
34°01'08"
39°06'46"
34°48'01"
20°44'30"
32°01'39"

E
E
E
E
E
E
E
E
E

26.05
18.61
81.64
61.89
65.07
91.60
72.58
65.50
31.24

feet;
feet;
feet;
feet;
feet;
feet;
feet;
feet;
feet;

THENCE leave the easterly bank of the Snake River, S 80°53'42" E 49.07 feet to the

southwesterly corner of Ball Packing Division No. 2, a subdivision of the City of Idaho Falls Idaho,
filed with the Office of the Recorder for Bonneville County as instrument number 1262117, said

point also being a point of a non-tangent curve to the right; THENCE along the northwesterly
boundary of said subdivision in a northeasterly direction along said curve to the right, having a
radius of 970.00 feet, the chord of which bears N 31°22'20" E 184.52 feet, having a central

angle of 10°54'57", for an arc a distance of 184.80 feet; THENCE continuing along the
northwesterly boundary of said subdivision N 36°49'48" E 21.30 feet to a point of curve to the
right; THENCE along the northerly boundary of said subdivision in an easterly direction along
said curve having a radius of 30.00 feet, the chord of which bears N 81°49'12" E 42.42 feet,
having a central angle of 89°58'48", for an arc distance of 47.11 feet to a point on the
southwesterly right-of-way line of Pancheri Drive; THENCE along said southwesterly right-ofway line the following three, (3), bearings and distances:
1) S53°14'14"E, 511.27 feet;
2) THENCE N 23°57'19" E 3.38 feet;
3) THENCE S 53°37'24" E 230.85 feet to a point on said southeasterly right-of-way line of
Yellowstone Avenue;
THENCE $ 29°17'03" W 106.16 feet along said southeasterly right-of-way line; to the TRUE
POINT OF BEGINNING, and containing 33.127 acres, more or less.
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Attachment
Attachment 3
3
Private
Private Properties
Properties Which
Which May
May Be
Be Acquired
Acquired by
by Agency
Agency
1.

The
not identified
particular parcel
parcel for
The Agency
Agency has
has not
identified any
any particular
for acquisition
acquisition for
for the
the construction
construction of
of
public improvements
private redevelopment.
public
improvements or
or for
for private
redevelopment. Properties
Properties which
which may
may be
be subject
subject to
to
acquisition
parcels to:
acquisition include
include parcels
to:
a)
a)
b)
b)
c)
C)
d)
d)
e)
e)

assemble
parcels to
redevelopment;
assemble with
with adjacent
adjacent parcels
to facilitate
facilitate redevelopment;
assemble
assemble with
with adjacent
adjacent rights-of-way
rights-of-way to
to improve
improve configuration
configuration and
and enlarge
enlarge
parcels for
parcels
for redevelopment;
redevelopment;
reconfigure
possible extension
pathways;
reconfigure sites
sites for
for development
development and
and possible
extension of
of streets
streets or
or pathways;
assemble
assemble for
for future
future transfer
transfer to
to qualified
qualified developers
developers to
to facilitate
facilitate the
the development
development
of
of mixed-use,
mixed-use, commercial
commercial areas;
areas; or
or
assemble
public improvements,
but not
assemble for
for the
the construction
construction of
of certain
certain public
improvements, including
including but
not
limited
limited to
to streets,
streets, streetscapes,
streetscapes, water
water and
and sewer
sewer improvements,
improvements, environmental
environmental
remediation/site preparation,
preparation, public
public parking,
parking, community
parks,
remediation/site
community facilities,
facilities, parks,
pedestrian/bike paths
paths and
points, and
public
pedestrian/bike
and trails,
trails, recreation
recreation access
access points,
and other
other public
facilities.
facilities.

2.

The
reserves the
right to
right-of-way or
The Agency
Agency reserves
the right
to acquire
acquire any
any additional
additional right-of-way
or access
access routes
routes
near
planned rights-of-way.
near or
or around
around existing
existing or
or planned
rights-of-way.

3.

The
Agency reserves
property needed
provide adequately
The Agency
reserves the
the right
right to
to acquire
acquire property
needed to
to provide
adequately sized
sized
sites
priority projects
projects for
public improvements
sites for
for high
high priority
for the
the development
development of
of public
improvements (the
(the exact
exact
location
been determined).
location of
of which
which has
has not
not been
determined).

4.

Other
parcels may
purpose of
Other parcels
may be
be acquired
acquired for
for the
the purpose
of facilitating
facilitating catalyst
catalyst or
or demonstration
demonstration
projects, constructing
public parking,
parking, constructing
new streets
pathways, enhancing
projects,
constructing public
constructing new
streets or
or pathways,
enhancing
public spaces,
plan strategy
public
spaces, or
or to
to implement
implement other
other elements
elements of
of the
the urban
urban renewal
renewal plan
strategy and/or
and/or
any
plan for
any master
master plan
for the
the Project
Project Area.
Area.

Attachment
Attachment 4
4
Map
Map Depicting
Depicting Expected
Expected Land
Land Uses
Uses and
and Current
Current Zoning
Zoning
Within
Within Revenue
Revenue Allocation
Allocation Area
Area and
and Project
Project Area
Area

Comprehensive Plan
1 NATURAL and OPEN SPACE
3 INDUSTRIAL

Pancheri East Bank
4 SUBURBAN

6 MIXED USE CENTERS and
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Attachment
Attachment 5
5
Economic
Economic Feasibility
Feasibility Study
Study
4864-1650-6411, v.
4864-1650-6411,
v. 6
6

1
ATTACHMENT
ATTACHMENT 5
5
PANCHERI
PANCHERI EAST
EAST BANK
BANK
ECONOMIC
ECONOMIC FEASIBILITY
FEASIBILITY STUDY
STUDY
September,
September, 2022
2022
Purpose
Purpose of
of Study
Study
The
The purpose
purpose of
of this
this economic
economic feasibility
feasibility study
study is
is to
to determine
determine if
if the
the private
private development
development envisioned
envisioned in
in
the
the potential
potential Pancheri
Pancheri East
East Bank
Bank revenue
revenue allocation
allocation area
area (the
(the “Pancheri
“Pancheri East
East Bank
Bank Project
Project Area”)
Area”) will
will be
be
sufficient
sufficient to
to finance
finance the
the public
public improvements
improvements funded
funded by
by the
the Idaho
Idaho Falls
Falls Redevelopment
Redevelopment Agency
Agency (“IFRA”
(“IFRA”
or
or “Agency”).
“Agency”). This
This study
study relies
relies on
on estimates
estimates provided
provided by
by the
the developer
developer for
for demolition
demolition and
and site
site
development
development costs,
costs, new
new construction
construction costs,
costs, improvements
improvements to
to public
public infrastructure,
infrastructure, and
and timing
timing of
of such
such
private
with other
private investments.
investments. This
This information
information was
was supplemented
supplemented by
by discussions
discussions with
other private
private property
property
owners
owners in
in the
the Pancheri
Pancheri East
East Bank
Bank Study
Study Area
Area and
and the
the staff
staff of
of the
the City
City of
of Idaho
Idaho Falls.
Falls.
Description
Description of
of Project
Project
The
The developer,
developer, Sentinel
Sentinel Properties,
Properties, or
or its
its successor
successor or
or assignee
assignee (the
(the “Developer”),
“Developer”), is
is planning
planning to
to construct
construct
aa hotel
hotel with
with ninety
ninety rooms
rooms on
on the
the parcel
parcel presently
presently occupied
occupied by
by the
the former
former King
King B
B Jerky
Jerky manufacturing
manufacturing
plant
plant at
at 1740
1740 South
South Yellowstone
Yellowstone Highway.
Highway. The
The parcel
parcel is
is east
east and
and adjacent
adjacent to
to the
the Snake
Snake River
River and
and south
south
of
of Pancheri
Pancheri Drive
Drive and
and Candlewood
Candlewood Suites.
Suites. The
The Developer
Developer estimates
estimates the
the costs
costs to
to construct
construct and
and furnish
furnish the
the
hotel
on
the
parcel
will
be
approximately
$16
million
and
will
be
completed
by
the
end
of
2025.
These
hotel on the parcel will be approximately $16 million and will be completed by the end of 2025. These
development
development costs
costs include
include the
the demolition
demolition of
of the
the manufacturing
manufacturing facility
facility which
which has
has been
been vacant
vacant since
since 2015
2015
and
and improvements
improvements to
to the
the publicly
publicly owned
owned River
River Walk
Walk adjacent
adjacent to
to the
the Pancheri
Pancheri East
East Bank
Bank Project
Project Area.
Area.
The
The Developer
Developer presently
presently owns
owns the
the site,
site, roughly
roughly four
four acres,
acres, proposed
proposed for
for the
the hotel.
hotel.
To
To be
be able
able to
to financially
financially complete
complete this
this project,
project, the
the Developer
Developer has
has requested
requested the
the assistance
assistance of
of IFRA
IFRA to
to
fund,
through
reimbursement,
potentially
eligible
costs
for
certain
public
infrastructure
improvements
fund, through reimbursement, potentially eligible costs for certain public infrastructure improvements
including
including demolition,
demolition, environmental
environmental remediation,
remediation, site
site development
development and
and the
the River
River Walk
Walk Improvements.
Improvements.
This
This construction
construction will
will be
be initially
initially funded
funded by
by the
the Developer
Developer and,
and, through
through the
the parameters
parameters contained
contained in
in aa to
to
be
be negotiated
negotiated owner
owner participation
participation agreement
agreement (OPA),
(OPA), reimbursed
reimbursed by
by the
the Agency
Agency from
from increment
increment tax
tax
revenues
revenues generated
generated by
by the
the hotel.
hotel. If
If the
the hotel
hotel project
project is
is not
not completed
completed or
or generates
generates less
less revenue
revenue than
than
anticipated,
anticipated, the
the reimbursement,
reimbursement, if
if any,
any, will
will also
also be
be curtailed.
curtailed. In
In addition
addition to
to the
the hotel
hotel project,
project, discussions
discussions
with other
with
other private
private property
property owners
owners have
have indicated
indicated an
an interest
interest in
in construction
construction of
of aa small
small office/retail
office/retail
building
building and
and eventually
eventually aa restaurant
restaurant in
in the
the study
study area.
area. It
It is
is estimated
estimated these
these projects
projects will
will have
have aa value
value of
of
approximately
approximately $3
$3 million
million and
and will
will be
be constructed
constructed in
in the
the middle
middle years
years of
of the
the life
life of
of the
the revenue
revenue allocation
allocation
area
area (RAA).
(RAA).
Summary
Summary of
of Findings
Findings
The
The project
project is
is projected
projected to
to generate
generate over
over $2,800,000
$2,800,000 in
in tax
tax increment
increment revenues
revenues between
between 2022
2022 and
and 2042.
2042.
In
In addition,
addition, it
it is
is anticipated
anticipated the
the Pancheri
Pancheri East
East Bank
Bank Project
Project Area
Area will
will be
be loaned
loaned $30,000,
$30,000, pursuant
pursuant to
to an
an
inter-district
inter-district loan
loan from
from unpledged,
unpledged, surplus
surplus funds
funds in
in the
the River
River Commons
Commons Project
Project Area,
Area, for
for administration
administration
costs
costs in
in the
the formative
formative years.
years. The
The urban
urban renewal
renewal planning
planning costs
costs of
of preparing
preparing the
the necessary
necessary documents
documents in
in
the
the estimated
estimated amount
amount of
of $38,000
$38,000 have
have been
been initially
initially funded
funded by
by the
the Developer
Developer and
and will
will be
be reimbursed
reimbursed by
by
the
the project
project revenues.
revenues.
The
The public
public improvement
improvement projects
projects costs
costs are
are anticipated
anticipated to
to be
be $350,000
$350,000 for
for demolition,
demolition, environmental
environmental
remediation,
Walk Improvements.
will provide
remediation, and
and the
the River
River Walk
Improvements. In
In addition,
addition, the
the OPA
OPA will
provide for
for reimbursement
reimbursement to
to
the
the Developer
Developer for
for the
the monies
monies committed
committed to
to IFRA
IFRA in
in aa Memorandum
Memorandum of
of Understanding
Understanding (MOU)
(MOU) to
to finance
finance
the
the work
work to
to create
create an
an urban
urban renewal
renewal area.
area. This
This MOU
MOU reimbursement
reimbursement increases
increases the
the reimbursement
reimbursement to
to the
the
Pancheri
Pancheri East
East Bank
Bank Economic
Economic Feasibility
Feasibility Study
Study

2
Developer
Developer to
to approximately
approximately $390,000.
$390,000. The
The projections
projections also
also include
include the
the repayment
repayment of
of $30,000
$30,000 to
to the
the River
River
Commons
Commons Project
Project Area
Area for
for aa proposed
proposed inter-district
inter-district loan
loan for
for administration
administration costs.
costs. Longer
Longer term,
term, the
the study
study
provides
provides for
for $1.3
$1.3 million
million for
for street
street improvements
improvements which
which include
include curb
curb and
and gutter,
gutter, sidewalk,
sidewalk, street
street lighting,
lighting,
storm
storm drainage,
drainage, public
public utilities,
utilities, and
and landscaping.
landscaping. Additional
Additional improvements
improvements in
in utilities
utilities and
and the
the public
public
right-of-way
right-of-way are
are anticipated
anticipated in
in the
the latter
latter years
years of
of the
the RAA.
RAA. In
In summary,
summary, itit is
is anticipated
anticipated the
the private
private
investment
investment in
in the
the RAA
RAA will
will generate
generate more
more than
than $2,800,000
$2,800,000 in
in revenue
revenue and
and potentially
potentially eligible
eligible public
public
infrastructure
infrastructure costs
costs are
are estimated
estimated to
to be
be approximately
approximately $2,320,000.
$2,320,000. The
The project
project is
is economically
economically feasible.
feasible.
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Summary
Summary of
of Projects
Projects
The
The table
table below
below lists
lists the
the projects,
projects, projected
projected time
time periods,
periods, and
and estimated
estimated costs.
costs. The
The costs
costs are
are in
in 2022
2022
dollars
dollars and
and may,
may, therefore,
therefore, increase
increase over
over time.
time.
Projects
Projects Within
Within Pancheri
Pancheri East
East Bank
Bank Project
Project Area
Area! 1
Project
Project Description
Description
Demolition
Demolition of
of vacant
vacant manufacturing
manufacturing facility
facility
River
Walk and
River Walk
and right-of-way
right-of-way improvements
improvements
Right-of-way
Right-of-way improvements
improvements
Public
Public utilities,
utilities, right-of-way
right-of-way improvements
improvements? 2
Street
Street construction
construction
Landscaping,
Landscaping, pedestrian,
pedestrian, street
street improvements
improvements
Total
Total

Estimated
Estimated Cost
Cost
$250,000
$250,000
$100,000
$100,000
$120,000
$120,000
$250,000
$250,000
$1,300.000
$1,300.000
300,000
300,000
$2,320,000
$2,320,000

Estimated
Estimated Timing
Timing
2023
2023
2024
2024
2028-2030
2028-2030
2030-2032
2030-2032
2034-2039
2034-2039
2039-2041
2039-2041

Specific
Specific project
project funding
funding requests
requests will
will be
be reviewed
reviewed by
by the
the IFRA
IFRA Board
Board prior
prior to
to the
the development
development of
of the
the
OPA
will be
OPA and
and will
be further
further described
described and
and identified
identified in
in that
that process.
process. It
It is
is anticipated
anticipated the
the costs
costs for
for demolition,
demolition,
environmental
which are
environmental remediation,
remediation, River
River Walk,
Walk, and
and right-of-way
right-of-way improvements,
improvements, which
are estimated
estimated to
to be
be
$350,000,
will advances
$350,000, will
will be
be reimbursed
reimbursed under
under the
the OPA
OPA as
as will
advances paid
paid by
by the
the Developer
Developer under
under the
the MOU.
MOU.
Levy
Levy Rates
Rates
The
The 2021
2021 levy
levy rates
rates have
have been
been used
used in
in this
this study
study since
since 2022
2022 certified
certified levy
levy rates
rates will
will not
not be
be determined
determined
until
this
fall.
The
2021
levy
rates
are:
until this fall. The 2021 levy rates are:
Taxing
Taxing Districts
Districts
Bonneville
Bonneville County
County
Idaho
Idaho Falls
Falls
School
School District
District No.
No. 91
91
Flood
Control
Flood Control
Ambulance
Ambulance
College
College of
of Eastern
Eastern Idaho
Idaho
Total
Total

Levy
Levy Rate
Rate
0.003512769
0.003512769
0.007649767
0.007649767
NA
NA
0.000006017
0.000006017
0.000298296
0.000298296
0.000122476
0.000122476
0.011589325
0.011589325

SOURCE:
SOURCE: Bonneville
Bonneville County
County publication
publication entitled
entitled 2021
2021 Bonneville
Bonneville County
County Levies
Levies Based
Based on
on Each
Each $1.00
$1.00 Market
Market
Value.
was used
Value. Manatron
Manatron system
system of
of Bonneville
Bonneville County
County was
used to
to verify
verify rates.
rates.

Approach
Approach of
of Study
Study
This
This study
study assumes
assumes the
the Pancheri
Pancheri East
East Bank
Bank Project
Project Area
Area will
will consist
consist of
of 36
36 acres
acres and
and 23
23 parcels
parcels as
as
pictured
west by
pictured below.
below. The
The Pancheri
Pancheri East
East Bank
Bank Project
Project Area
Area includes
includes 36
36 acres
acres bounded
bounded on
on the
the west
by the
the Snake
Snake
River,
River, the
the north
north by
by Pancheri
Pancheri Avenue,
Avenue, on
on the
the east
east by
by Yellowstone
Yellowstone Highway,
Highway, and
and on
on the
the south
south by
by properties
properties
addressed
addressed as
as 2130
2130 and
and 2160
2160 South
South Yellowstone
Yellowstone Highway.
Highway.

1

! The
The sources
sources of
of the
the estimated
estimated costs
costs are
are Sentinel
Sentinel Properties
Properties (the
(the Developer),
Developer), the
the staff
staff of
of the
the City
City of
of Idaho
Idaho
Falls,
value of
Falls, the
the past
past maximum
maximum amount
amount of
of assistance
assistance given
given to
to aa developer
developer based
based on
on the
the estimated
estimated value
of new
new
construction,
construction, and
and the
the financial
financial feasibility
feasibility study
study for
for the
the Pancheri
Pancheri Yellowstone
Yellowstone URA.
URA.
2
water, sewer,
2 Public
public utilities
utilities include
include public
public water,
sewer, electric,
electric, fiber,
fiber, and
and storm
storm drainage
drainage facilities.
facilities.

Pancheri
Pancheri East
East Bank
Bank Economic
Economic Feasibility
Feasibility Study
Study

4

0

90

180

360 Feet

Estimated
Estimated Tax
Tax Increment
Increment Revenues
Revenues
Below
with ninety
Below is
is the
the estimated
estimated tax
tax increment
increment revenue
revenue to
to be
be generated
generated by
by the
the new
new hotel
hotel with
ninety rooms,
rooms, aa small
small
retail/office
retail/office building,
building, and
and aa restaurant.
restaurant. The
The hotel
hotel estimate
estimate is
is based
based on
on the
the anticipated
anticipated construction
construction cost.
cost.
There
There is
is an
an inflationary
inflationary increase
increase in
in value
value estimated
estimated for
for the
the properties
properties not
not anticipated
anticipated to
to be
be substantially
substantially
improved
in
the
RAA.
The
estimate
does
not
include
any
revenues
from
personal
property
which is
improved in the RAA. The estimate does not include any revenues from personal property which
is
estimated
estimated to
to be
be $1.6
$1.6 million
million in
in the
the hotel.
hotel. The
The table
table below
below only
only estimates
estimates the
the tax
tax increment
increment to
to be
be received,
received,
not
not other
other possible
possible revenues,
revenues, such
such as
as loans,
loans, brownfield
brownfield grants,
grants, or
or other
other governmental
governmental programs.
programs.
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Year
Year

2022
2022
2023
2023
2024
2024
2025
2025
2026
2026
2027
2027
2028
2028
2029
2029
2030
2030
2031
2031
2032
2032
2033
2033
2034
2034
2035
2035
2036
2036
2037
2037
2038
2038
2039
2039
2040
2040
2041
2041

Total
Total
Assessed
Assessed
Valuation
Valuation
$7,301,157
$7,301,157
$5,958,068
$5,958,068
$5,987,858
$5,987,858
$6,017,798
$6,017,798
$6,047,887
$6,047,887
$6,078,126
$6,078,126
$6,108,517
$6,108,517
$6,139,059
$6,139,059
$6,169,755
$6,169,755
$6,200,603
$6,200,603
$6,231,606
$6,231,606
$6,262,764
$6,262,764
$6,294,078
$6,294,078
$6,325,549
$6,325,549
$6,357,176
$6,357,176
$6,388,962
$6,388,962
$6,420,907
$6,420,907
$6,453,012
$6,453,012
$6,485,277
$6,485,277
$6,517,703
$6,517,703

Estimated
Estimated
Valuation
Valuation
of
of Hotel
Hotel
Construction
Construction

$0
SO
$0
SO
$0
SO
$13,585,987
$13,585,987
$13,857,707
$13,857,707
$14,134,861
$14,134,861
$14,417,558
$14,417,558
$14,705,909
$14,705,909
$15,000,027
$15,000,027
$15,300,028
$15,300,028
$15,606,029
$15,606,029
$15,918,149
$15,918,149
$16,236,512
$16,236,512
$16,561,242
$16,561,242
$16,892,467
$16,892,467
$17,230,317
$17,230,317
$17,574,923
$17,574,923
$17,926,421
$17,926,421

Estimated
Estimated
Valuation
Valuation
of
of Retail
Retail
Space
Space (2)
(2)

$0
SO
$0
$0
$0
$0
$0
$0
$0
SO
$900,000
$900,000
$918,000
$918,000
$936,360
$936,360
$955,087
$955,087
$974,189
$974,189
$993,673
$993,673
$1,013,546
$1,013,546
$1,033,817
$1,033,817
$1,054,493
$1,054,493
$1,075,583
$1,075,583
$1,097,095
$1,097,095
$1,119,037
$1,119,037
$1,141,418
$1,141,418

Estimated
Estimated
Valuation
Valuation
of
of
Restaurant
Restaurant

$0
SO
$0
SO
$0
SO
$0
$0
$0
SO
$0
SO
$0
SO
$0
SO
$2,000,000
$2,000,000
$2,040,000
$2,040,000
$2,080,800
$2,080,800
$2,122,416
$2,122,416
$2,164,864
$2,164,864
$2,208,162
$2,208,162
$2,252,325
$2,252,325
$2,297,371
$2,297,371
$2,343,319
$2,343,319
$2,390,185
$2,390,185

Estimated
Estimated
Estimated
Estimated
Assessed
Valuation
Assessed
Valuation
Valuation
Valuation = Minus
Minus Base
Base
Value
Value
$7,301,157
$0
$7,301,157
$0
$5,958,068
$0
$5,958,068
SO
$5,987,858
$29,790
$5,987,858
$29,790
$6,017,798
$59,730
$6,017,798
$59,730
$6,047,887
$89,819
$6,047,887
$89,819
$19,664,113
$13,706,045
$19,664,113
$13,706,045
$19,966,223
$14,008,155
$19,966,223
$14,008,155
$21,173,920
$15,215,852
$21,173,920
$15,215,852
$21,505,313
$15,547,245
$21,505,313
$15,547,245
$21,842,873
$15,884,805
$21,842,873
$15,884,805
$24,186,721
$18,228,653
$24,186,721
$18,228,653
$24,576,981
$18,618,913
$24,576,981
$18,618,913
$24,974,579
$19,016,511
$24,974,579
$19,016,511
$25,379,660
$19,421,592
$25,379,660
$19,421,592
$25,792,370
$19,834,302
$25,792,370
$19,834,302
$26,212,860
$20,254,792
$26,212,860
$20,254,792
$26,641,282
$20,683,214
$26,641,282
$20,683,214
$27,077,794
$21,119,726
$27,077,794
$21,119,726
$27,522,555
$21,564,487
$27,522,555
$21,564,487
$27,975,727
$22,017,659
$27,975,727
$22,017,659

Levy
Levy
Rate
Rate

0.011589325
0.011589325
0.011473432
0.011473432
0.011358697
0.011358697
0.01124511
0.01124511
0.011132659
0.011132659
0.011021333
0.011021333
0.010911119
0.010911119
0.010802008
0.010802008
0.010693988
0.010693988
0.010587048
0.010587048
0.010481178
0.010481178
0.010376366
0.010376366
0.010272602
0.010272602
0.010169876
0.010169876
0.010068178
0.010068178
0.009967496
0.009967496
0.009867821
0.009867821
0.009769143
0.009769143
0.009671451
0.009671451
0.009574737
0.009574737

Estimated
Estimated
Tax
Tax Increment
Increment
Revenue
Revenue
$0
$0
$0
SO
$338
$338
$672
$672
$1,000
$1,000
$151,059
$151,059
$152,845
$152,845
$164,362
$164,362
$166,262
$166,262
$168,173
$168,173
$191,058
$191,058
$193,197
$193,197
$195,349
$195,349
$197,515
$197,515
$199,695
$199,695
$201,890
$201,890
$204,098
$204,098
$206,322
$206,322
$208,560
$208,560
$210,813
$210,813
$2,813,207
$2,813,207

SOURCE:
SOURCE: Bonneville
Bonneville County
County Parcel
Parcel Viewer,
Viewer, last
last assessment,
assessment, land
land value,
value, value
value of
of improvement,
improvement, and
and acres,
acres, July,
July, 2022.
2022.

The
were made
The following
following assumptions
assumptions were
made to
to generate
generate estimated
estimated tax
tax increment
increment revenues:
revenues:

w

1.
1. The
The Certificate
Certificate of
of Occupancy
Occupancy for
for the
the hotel
hotel will
will be
be granted
granted in
in December,
December, 2025.
2025. Therefore,
Therefore, the
the full
full
value of
will not
value
of the
the hotel
hotel will
not be
be reflected
reflected in
in the
the tax
tax rolls
rolls until
until 2026,
2026, with
with revenue
revenue allocation
allocation proceeds
proceeds
flowing
flowing to
to the
the Agency
Agency in
in 2027.
2027. No
No attempt
attempt was
was made
made to
to determine
determine any
any estimated
estimated tax
tax prior
prior to
to
2027.
2027.
2. The
The mill
mill levy
levy will
will decrease
decrease by
by 1%
1% annually.
annually.
3. The
value of
The value
of the
the new
new construction
construction will
will increase
increase by
by 2%
2% annually.
annually.
4. The
The base
base assessment
assessment roll
roll valuation
valuation has
has been
been reduced
reduced by
by the
the assessed
assessed valuation
valuation of
of the
the former
former King
King
B
B plant
plant which
which is
is scheduled
scheduled to
to be
be demolished
demolished in
in 2023.
2023.
5. The
will be
The increase
increase in
in valuation
valuation for
for the
the parcels
parcels presently
presently developed
developed will
be similar
similar to
to the
the past
past increases
increases
in
in valuation
valuation in
in the
the area,
area, i.e.,
i.e., roughly
roughly 0.5%
0.5% annually.
annually.
6. The
The assessed
assessed valuation
valuation of
of new
new construction
construction does
does not
not totally
totally reflect
reflect the
the estimate
estimate of
of the
the Developer
Developer
which is
which
is $15,700,000.
$15,700,000. Therefore,
Therefore, this
this estimate
estimate of
of revenue
revenue is
is conservative.
conservative.
7. The
value of
The value
of aa new
new retail/office
retail/office building
building is
is estimated
estimated to
to be
be $900,000.
$900,000. The
The value
value of
of aa new
new restaurant
restaurant
is
is estimated
estimated to
to be
be $2,000,000.
$2,000,000.
8. The
The base
base value
value is
is estimated
estimated to
to be
be $5,958,068.
$5,958,068. This
This value
value reflects
reflects the
the demolition
demolition of
of the
the former
former King
King
B
B manufacturing
manufacturing plant.
plant. This
This lower
lower base
base value
value may
may slip
slip to
to 2024
2024 depending
depending on
on the
the date
date of
of demolition
demolition
and
and its
its recognition
recognition by
by the
the Bonneville
Bonneville County
County assessor.
assessor.
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The
The table
table above
above only
only considers
considers revenues
revenues generated
generated by
by tax
tax increment.
increment. There
There are
are other
other potential
potential sources
sources of
of
funding.
funding. Such
Such sources
sources could
could be
be funds
funds generated
generated by
by one
one or
or more
more of
of the
the following
following programs:
programs:
1. Local
Local improvement
improvement district,
district,
2. Business
Business improvement
improvement district,
district,
3. Development
Development impact
impact fees,
fees,
4. Franchise
Franchise fees,
fees,
5. Grants
Grants from
from non-profits,
non-profits,
6. Grants
Grants from
from federal,
federal, state,
state, local,
local, or
or regional
regional governmental
governmental entities,
entities,
7. Bonds,
Bonds, notes,
notes, and/or
and/or loans
loans for
for public
public infrastructure,
infrastructure,
8. Improvements
Improvements and
and payments
payments made
made or
or advance
advance funded
funded by
by developers.
developers.
The
The revenues,
revenues, projected
projected costs
costs of
of projects,
projects, and
and timing
timing are
are based
based on
on IFRA’s
IFRA’s present
present knowledge
knowledge and
and on
on the
the
information
information from
from the
the Developer,
Developer, present
present land
land owners
owners in
in the
the Pancheri
Pancheri East
East Bank
Bank Project
Project Area,
Area, and
and
information
information from
from Bonneville
Bonneville County
County and
and the
the City
City of
of Idaho
Idaho Falls.
Falls.
Anticipated Revenues
Anticipated
Revenues and
and Expenses
Expenses
The
The following
following table
table illustrates
illustrates all
all anticipated
anticipated revenues
revenues and
and the
the uses
uses of
of the
the funds
funds in
in the
the proposed
proposed RAA:
RAA:
Year
Year

2022
2022
2023
2023
2024
2024
2025
2025
2026
2026
2027
2027
2028
2028
2029
2029
2030
2030
2031
2031
2032
2032
2033
2033
2034
2034
2035
2035
2036
2036
2037
2037
2038
2038
2039
2039
2040
2040
2041
2041

Estimated
Estimated
Revenues
Revenues
$38,000
$38,000
$30,000
$30,000
$338
$338
$672
$672
$1,000
$1,000
$151,059
$151,059
$152,845
$152,845
$164,362
$164,362
$166,262
$166,262
$168,173
$168,173
$191,058
$191,058
$193,197
$193,197
$195,349
$195,349
$197,515
$197,515
$199,695
$199,695
$201,890
$201,890
$204,098
$204,098
$206,322
$206,322
$208,560
$208,560
$210,813
$210,813
$2,881,208
$2,881,208

Debt
Administration
Repayment
Funding
Estimated
Debt Service
Service
Administration
Repayment
Funding for
for
Estimated Date
Date
(OPA)
(10%
Additional
of
(10% of
of revenues
revenues of
of $30K
$30K Loan
Loan
Additional
of Expense
Expense for
for
(OPA)
after
from
Public
Public
from RAA
RAA
Public Projects
Projects
Public Projects
Projects
after 2027)
2027)
$20,000
$20,000
$30,000
$30,000
$6,000
$338
$6,000
$338
$6,000
$672
$672
$6,000
$6,000
$1,000
$6,000
$1,000
$113,294
$15,106
$20,000
$2,659
$113,294
$15,106
$20,000
$2,659
$114,634
$15,285
$10,000
$12,927
$114,634
$15,285
$10,000
$12,927
$123,272
$16,436
$24,654
$123,272
$16,436
$24,654
$40,000
$16,626
$109,636
$120,000
$120,000
$16,626
$40,000
$109,636
$16,817
$151,356
$16,817
$151,356
$19,106
$171,952
$250,000
$250,000
$19,106
$171,952
$19,320
$173,877
$19,320
$173,877
$19,535
$175,814
$19,535
$175,814
$19,752
$177,764
$19,752
$177,764
$19,970
$179,726
$19,970
$179,726
$20,189
$181,701
$20,189
$181,701
$20,410
$183,688
$20,410
$183,688
$20,632
$185,690
$1,300,000
$185,690
$1,300,000
$20,632
$20,856
$187,704
$20,856
$187,704
$21,081
$189,732
$300,000
$21,081
$300,000
$189,732
$391,200
$349,120
$30,000
$2,110,889
$391,200
$349,120
$30,000
$2,110,889

The
were made
The following
following assumptions
assumptions were
made to
to generate
generate this
this table:
table:
1.
1. The
The Developer
Developer advanced
advanced $38,000
$38,000 under
under the
the MOU
MOU executed
executed in
in December,
December, 2021,
2021, to
to finance
finance
the
the eligibility
eligibility study
study and
and the
the urban
urban renewal
renewal plan.
plan.
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2.
2. The
The inter-district
inter-district loan
loan from
from the
the River
River Commons
Commons Project
Project Area
Area will
will be
be in
in the
the estimated
estimated amount
amount
of
Area to
of $30,000
$30,000 to
to the
the Pancheri
Pancheri East
East Bank
Bank Project
Project Area
to cover
cover administrative
administrative costs
costs in
in the
the initial
initial
years. These
years.
These initial
initial costs
costs are
are shown
shown as
as $6,000
$6,000 per
per year.
year. The
The $38,000
$38,000 advanced
advanced by
by the
the
Developer
Developer will
will be
be expended
expended in
in 2022-23
2022-23 for
for costs
costs to
to prepare
prepare the
the necessary
necessary documents
documents to
to
create
create the
the urban
urban renewal
renewal plan.
plan.
3.
3. The
The Developer
Developer costs
costs for
for qualifying
qualifying expenses
expenses will
will be
be repaid
repaid with
with tax
tax increment
increment generated
generated by
by
the
the construction
construction of
of aa hotel.
hotel. The
The repayment
repayment will
will be
be covered
covered by
by an
an owner
owner participation
participation
agreement
agreement (OPA),
(OPA), and
and the
the revenues
revenues generated
generated by
by the
the development
development will
will be
be the
the only
only source
source of
of
repayment.
repayment.
4.
will be
4. 75%
75% of
of the
the tax
tax increment
increment will
be committed
committed to
to repay
repay the
the Developer,
Developer, and
and aa payment
payment of
of 75%
75% is
is
reflected
will be
reflected under
under the
the table
table above.
above. The
The repayment
repayment of
of the
the $30,000
$30,000 to
to River
River Commons
Commons will
be
from
from the
the 25%
25% retained
retained by
by the
the Agency
Agency for
for administration
administration and
and public
public projects.
projects.
5.
will be
5. Ten
Ten percent
percent of
of the
the increment
increment will
be used
used to
to cover
cover administrative
administrative expenses.
expenses. In
In 2027-28,
2027-28, the
the
remaining
remaining 15%
15% retained
retained by
by the
the Agency
Agency will
will be
be the
the source
source to
to repay
repay River
River Commons.
Commons.
6.
6. For
For purposes
purposes of
of this
this study,
study, repayment
repayment to
to the
the Developer
Developer is
is estimated
estimated to
to be
be approximately
approximately
$390,000,
which
covers
$350,000
for
demolition
and
River
Walk
improvements
$390,000, which covers $350,000 for demolition and River Walk improvements and
and $38,000
$38,000
to
to cover
cover the
the expenses
expenses associated
associated with
with creation
creation of
of an
an urban
urban renewal/revenue
renewal/revenue allocation
allocation area.
area.
7.
7. Funds
Funds not
not necessary
necessary for
for administration
administration or
or repayment
repayment to
to the
the Developer
Developer may
may be
be accumulated
accumulated to
to
repay
repay debt
debt service
service earlier
earlier than
than anticipated
anticipated and
and close
close the
the district
district or
or to
to fund
fund additional
additional public
public
improvements.
improvements. Such
Such public
public improvements
improvements include
include right-of-way
right-of-way improvements
improvements at
at driveways
driveways
and
and street
street intersections,
intersections, public
public utilities
utilities (water,
(water, sewer,
sewer, electric,
electric, fiber,
fiber, etc.),
etc.), street
street
improvements,
improvements, and
and landscaping
landscaping and
and pedestrian
pedestrian improvements.
improvements.
8.
will be
8. It
Itisis assumed
assumed the
the public
public projects
projects will
be paid
paid initially
initially by
by the
the developer
developer and
and repaid
repaid through
through an
an
OPA
OPA or
or completed
completed on
on aa pay-as-you-go
pay-as-you-go process,
process, especially
especially in
in the
the later
later years
years of
of the
the RAA.
RAA. A
A
loan
loan from
from aa bank
bank or
or aa federal
federal grant
grant may
may be
be another
another funding
funding source.
source.
Provided
Provided the
the development
development proceeds
proceeds as
as presently
presently projected,
projected, this
this proposed
proposed Pancheri
Pancheri East
East Bank
Bank Project
Project Area
Area
will
have
tax
increment
revenues
to
repay
the
Developer
the
costs
for
the
necessary
improvements
to
will have tax increment revenues to repay the Developer the costs for the necessary improvements to
assure
with ninety
assure the
the construction
construction of
of aa hotel
hotel with
ninety guest
guest rooms.
rooms. In
In addition,
addition, there
there will
will be
be sufficient
sufficient tax
tax
increment
years to
with public
increment in
in later
later years
to construct
construct an
an interior
interior street
street in
in the
the proposed
proposed RAA,
RAA, one
one with
public utilities,
utilities,
storm
storm drainage,
drainage, street
street lighting,
lighting, sidewalks,
sidewalks, and
and landscaping.
landscaping. There
There should
should also
also be
be funding
funding for
for replacement
replacement
of
of existing
existing water
water and
and sewer
sewer mains
mains as
as necessary
necessary and
and improvement
improvement of
of rights-of-way,
rights-of-way, the
the River
River Walk,
Walk,
pedestrian
will benefit
pedestrian facilities,
facilities, and
and landscaping.
landscaping. This
This project
project is
is economically
economically feasible
feasible and
and will
benefit the
the taxpayers
taxpayers
in
in Idaho
Idaho Falls
Falls and
and the
the immediate
immediate area
area east
east of
of the
the Snake
Snake River.
River.
Ten
Assessed Valuation
within Revenue
Ten Percent
Percent Limitation
Limitation on
on Assessed
Valuation within
Revenue Allocation
Allocation Area
Area
Idaho
Idaho statutes
statutes limit
limit the
the assessed
assessed valuation
valuation permitted
permitted in
in aa revenue
revenue allocation
allocation area.
area. The
The base
base assessment
assessment
rolls
valuation of
rolls are
are not
not to
to exceed
exceed at
at any
any time
time ten
ten percent
percent of
of the
the current
current assessed
assessed valuation
of all
all taxable
taxable property
property
within the
within
the municipality.
municipality.
“Revenue
portion of
“Revenue allocation
allocation area”
area” means
means that
that portion
of an
an urban
urban renewal
renewal area
area ....
.... where
where
the
the equalized
equalized assessed
assessed valuation
valuation (as
(as shown
shown on
on the
the taxable
taxable property
property assessment
assessment
rolls)
rolls) of
of which
which the
the local
local governing
governing body
body has
has determined,
determined, on
on and
and as
as aa part
part of
of the
the
urban
urban renewal
renewal plan,
plan, is
is likely
likely to
to increase
increase as
as aa result
result of
of the
the initiation
initiation of
of an
an urban
urban
renewal
renewal project
project ....
.... The
The base
base assessment
assessment roll
roll or
or rolls
rolls of
of revenue
revenue allocation
allocation area
area or
or
areas
areas shall
shall not
not exceed
exceed at
at any
any time
time ten
ten percent
percent (10%)
(10%) of
of the
the current
current assessed
assessed
valuation
valuation of
of all
all taxable
taxable property
property within
within the
the municipality.
municipality.
Idaho
Idaho Code
Code Section
Section 50-2903(15).
50-2903(15).
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8
The
value as
The Data
Data Processing
Processing Department
Department of
of Bonneville
Bonneville County
County provided
provided the
the City
City of
of Idaho
Idaho Falls
Falls assessed
assessed value
as
well as
well
as the
the adjusted
adjusted base
base of
of the
the existing
existing urban
urban renewal
renewal areas/revenue
areas/revenue allocation
allocation areas
areas in
in July,
July, 2022.
2022.
Statutory
Statutory Ten
Ten Percent
Percent Limitation
Limitation Analysis
Analysis
Area
City
City of
of Idaho
Idaho Falls
Falls

Assessed Value

Percentage

$7,009,313,999
$7,009,313,999

10%

$700,931,399
Adjusted
Adjusted Base
Base

River
River Commons
Commons RAA
RAA
Eagle
Eagle Ridge
Ridge RAA
RAA
Jackson
Jackson Hole
Hole Junction
Junction RAA
RAA
Pancheri
Pancheri East
East Bank
Bank Proposed
Proposed RAA
RAA? 3
Total
Assessed Base
Total Assessed
Base RAAs
RAAS

$272,621
$7,378,925
$398,710
$7,301,157
$15,351,413

0.22%

SOURCE:
Annual Assessed
Assessed Value,
SOURCE: Bonneville
Bonneville County
County Data
Data Processing,
Processing, July,
July, 2022.
2022. PM106-2020
PM106-2020 Annual
Value, Real
Real Property,
Property,
Personal
Personal Property,
Property, Mobile
Mobile Home.
Home. URD055,
URDO55, Urban
Urban Renewal
Renewal by
by Pin
Pin within
within TAG.
TAG. The
The source
source material
material refers
refers to
to the
the
revenue
revenue allocation
allocation areas
areas (RAA)
(RAA) as
as urban
urban renewal
renewal areas
areas (URA)
(URA) since
since the
the revenue
revenue allocation
allocation area
area corresponds
corresponds to
to the
the
urban
urban renewal
renewal boundaries.
boundaries.

The
will not
The total
total adjusted
adjusted base
base of
of the
the existing
existing RAAs
RAAs and
and the
the Pancheri
Pancheri East
East Bank
Bank Project
Project Area
Area will
not exceed
exceed the
the
ten
ten percent
percent limitation.
limitation. The
The base
base of
of all
all RAAs,
RAASs, including
including aa new
new Pancheri
Pancheri East
East Bank
Bank Project
Project Area,
Area, will
will be
be
less
less than
than 1%
1% of
of the
the assessed
assessed valuation
valuation of
of Idaho
Idaho Falls,
Falls, easily
easily less
less than
than $700,931,399
$700,931,399 or
or ten
ten percent
percent of
of the
the
current
current assessed
assessed valuation
valuation of
of all
all taxable
taxable property
property with
with in
in the
the City
City of
of Idaho
Idaho Falls.
Falls.

3

3 This
This figure
figure is
is the
the total
total of
of the
the assessed
assessed valuations
valuations in
in the
the proposed
proposed RAA
RAA as
as found
found on
on the
the Bonneville
Bonneville County
County
Parcel
Parcel Viewer,
Viewer, July,
July, 2022.
2022.
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