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To strengthen the tax base and promote the successful growth and development of the City of
Idaho Falls by using, when necessary, tax increment financing to facilitate the construction of
publicly owned infrastructure, giving due consideration to that which promotes and enhances
the Snake River Greenbelt and encourages desirable land uses near that Greenbelt.
					
Mission Statement, Idaho Falls Redevelopment Agency

The Agency appreciates the opportunity to work with many others in the community to accomplish its purposes.
Without these integrated efforts, the Agency would not be able to achieve its mission.
First, the Agency appreciates the real estate developers who have taken an interest in the urban renewal areas in
the City of Idaho Falls. Without their interest in the community, their vision, their entrepreneurial spirit, their risktaking, and their ability to execute on their plans, the Agency would not have been able to accomplish any of these
projects. The Agency seeks to work with developers in the private sector, because they have the best knowledge
of what the market forces are demanding for successful infrastructure and development in our community.
The Agency also appreciates the assistance of the City of Idaho Falls and Bonneville County in relation to the
work accomplished. The City of Idaho Falls assists the Agency with expertise and staffing support on many
projects, and by providing the time of a City Council member to be part of the Agency. Bonneville County assists
the Agency in relation to the calculation and determination of the property tax increment, and through property
tax collection, and also by dedicating the time of a County Commissioner to be part of the Agency. The City of
Idaho Falls and Bonneville County are also valuable residents of downtown and the urban core of the community.
The Agency also appreciates the support of other taxing entities affected by the Agency’s urban renewal areas,
which have been consistently supportive of the Agency’s efforts to preserve the tax base in these areas in an
attempt to minimize property tax rates for the community as a whole. The Agency also appreciates a number
of other organizations that provide valuable assistance and guidance regarding the Agency’s work, including
the Idaho Falls Downtown Development Corporation (DDC), the Regional Economic Development Initiative
(REDI), the Idaho Falls Rotary Club, and the Idaho Falls Chamber of Commerce.
The Agency also appreciates the legislators and officials of the State of Idaho who support the urban renewal laws,
and who understand that urban renewal is critical to providing efficient government and eliminating the waste that
can occur if urban areas are allowed to decay.
And most of all, the Agency appreciates the businesses and individuals who care for and use the urban core of
the City of Idaho Falls, helping these urban renewal areas prosper far into the future. The work of the Agency is a
community-wide effort, and the Agency appreciates this community for supporting its efforts.

EXECUTIVE SUMMARY
The mission of the Idaho Falls Redevelopment Agency is to strengthen the tax base of the City of Idaho Falls
and Bonneville County through the encouragement of growth and development within the Snake River corridor.
To achieve this goal, the Idaho Falls City Council has formed four urban renewal districts since 1988. Through
the financing of public improvements such as water, sewer, streets, and storm drainage facilities, the Agency has
contributed the following to the tax base:
Urban Renewal District
Amended Snake River
District
River Commons
Pancheri-Yellowstone
Eagle Ridge
Jackson Hole Junction

Tax Increment Value,
2017

Year Created

Year of Termination

1988

2018

$165,471,839

2004
2007
2014
2017

2028
2019
2034
2030

$78,964,129
$6,387,425
$2,841,359
NA

The total urban renewal adjusted base assessed value in Idaho Falls, for all five urban renewal districts, is
$71,335,060, approximately 2.3% of the net valuation of the City. The current 2017 tax increment value of all
districts is $253,665,203, about 8.2% of the net valuation of the City. The land area of these four urban renewal
districts is 738 acres or approximately 4.8% of the City’s total land area. The Agency has also supported several
public improvements within the project areas.
In 2017, the Idaho Falls Redevelopment Agency accomplished the following:
•

Entered into a Disposition and Development Agreement with Oppenheimer Development Corporation
to construct two buildings, a public plaza and water feature, and surface and underground public parking
at the former Savings Center site. The Agency also entered into a Purchase and Sales Agreement with
Oppenheimer to purchase the parking and public plaza upon completion.

•

Entered into a Disposition and Development Agreement with The Housing Company, a subsidiary of Idaho
Housing and Finance Association located in Boise for the redevelopment of the Bonneville Hotel. The
Housing Company intends to use Low-Income Housing Tax Credits, Historic Preservation Tax Credits,
and other funding sources to redevelop the Bonneville into a premier mixed-use building in the heart of
Downtown Idaho Falls.

•

Made payments to Woodbury Corporation to reconstruct Simplot Circle east of Porter Canal, construct
Riverwalk Drive south to Bridgeport Drive, relocate and extend water and sewer facilities in the immediate
area, and improve the Greenbelt south of the WATCO railroad bridge. The allocated costs for these public
improvements were $3.4 million. The Agency also assisted with rock blasting and removal on the site of
a new Springhill Suites hotel adjacent to Riverwalk Drive. The private investment totals over $10 million
on one of the nine lots proposed for development.

•

Fulfilled a Grant Participation Agreement with T-N-T Land and Cattle for public improvements and rock
blasting and removal to support construction of an Indian Motorcycle dealership located on Milligan Road
in the Snake River District. The Agency’s commitment was $165,060 but submitted invoices totaled only
$151,455.46. Private investment on the site was more than $2.5 million.

•

Fulfilled a portion of a Grant Participation Agreement with GFB, LLC for assistance with rock blasting
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and removal to support construction of a Deseret Book Store and other retail tenant yet to be determined.
The Agency’s commitment total is $192,000. Payments to date total $112,221. Private investment on the
site is expected to exceed $4.4 million.
•

Entered into and fulfilled a Grant Participation agreement with Clocktower, LLC for assistance with rock
removal to support construction of a Culver’s restaurant in the Snake River District. Agency payment
totaled $125,000.

•

Created a new urban renewal district for Jackson Hole Junction. The district is a 45 acre tract located at
the Sunnyside and I-15 interchange. Because the land is located outside of the Agency’s traditional focus
areas as a greenfield site with significant challenges to development, the district is intended to be open
only until 2030 and is intended to have a capped expenditure amount of $4,000,000.

Taylor Crossing
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ORGANIZATION AND MISSION
The Idaho Falls Redevelopment Agency, originally created on July 6, 1966, was re-established by the Idaho Falls
Mayor and Council on October 20, 1988. More than twenty years after its re-establishment, the Agency is charged
with implementing five urban renewal plans: Snake River Urban Renewal Project Plan, River Commons Urban
Renewal Plan, Pancheri-Yellowstone Urban Renewal Plan, Eagle Ridge Urban Renewal Plan, and Jackson Hole
Junction Urban Renewal Plan.
In the year 2017, the following individuals served on the Board of Commissioners:
Lee Radford, Chair
Terri Gazdik, Secretary-Treasurer
Thomas Hally Chris Harvey
Dave Radford
Brent Thompson, Vice-Chair Kirk Larsen
Ryan Armbruster of Elam and Burke serves as legal counsel to the Agency. Brad Cramer serves as Executive
Director and Mark Hagedorn serves as Treasurer.

THE YEAR 2017
River Commons Urban Renewal District
River Commons Urban Renewal District, a former gravel pit for Monroc, Inc., lies immediately south of Pancheri
Drive and borders the Snake River. The district encompasses 211 acres and was created in 2004 at the request of
the new owner of the property, Ball Ventures. The Agency entered into an owner participation agreement with
Ball Ventures in March, 2005, and agreed to participate in the construction of Snake River Parkway and Pier
View Drive, reconstruction of Milligan Road, power line and utility improvements, storm drainage and landscape
improvements, and Greenbelt improvements with the exception of the pier. In January, 2009, the Agency
entered into the Amended and Restated
Limited Recourse Promissory Note for
the principal amount of $8,812,602. In
addition, the Agency paid Ball Ventures
$40,000 in cash. The River Common
Urban Renewal Plan (Attachment 5C-1)
for this district anticipates $10,552,602
in assistance to the developers within the
district.
In 2015, the Agency approved an
amendment to the owner participation
agreement with BV Lending, LLC, for
$665,000 for assistance for rock removal
on Snake River Landing, Division No. 8.
Division No. 8 is a 9.5 acre parcel which
Idaho Falls Redevelopment Agency Annual Report
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Bandon River Apartments

houses over 200 higher-end apartments and sits immediately south of Curtis-Wright Flow Corporation. This
agreement completes the assistance envisioned in the urban renewal plan approved in 2004.
In 2014, the Agency amended its agreement with BV Lending, LLC, to provide an additional $670,000 in
assistance, of which $170,000 was to be paid to the developer when the buildings to be occupied by Curtis Wright
Flow Corporation (Scientech) and the streets and utilities serving these buildings were completed. The estimated
value of the project was
$9 million. The project occupies a portion of the former gravel pit operated by Monroc and a site which was
a landfill for construction waste. This project, while eliminating slum and blight in the center of the city, was
projected to retain 200 jobs in Idaho Falls and create 148 new positions with an average wage rate of $21 per hour.
In 2014, the Agency and developer agreed to change the method of repayment after the project was completed.
The Agency paid $420,000 in cash and, in 2015, executed a note to the developer for $250,000 with an interest
rate of 4.5%.
The Agency also assisted Bandon River LLC with $365,000 towards the construction of Lochsa Drive to provide
access to forty-eight senior apartment units. The assistance was in the form of a note to the developer to be repaid
from the taxes generated by the development. The interest rate of this note is also 4.5%.

Pancheri-Yellowstone Urban Renewal District
The Pancheri-Yellowstone urban renewal district, with a term of twelve years, was created by the Mayor and
Council of Idaho Falls in December, 2007. This area of 33 acres sandwiched between the Snake River and
Yellowstone Highway and south of Pancheri Drive includes a former manufacturing facility, a lumber yard,
and oil distribution businesses as well as open storage and vacant land. The district has no public road system
and is served by utilities which do not meet today’s standards. In early 2008, the Agency entered into an owner
participation agreement with Hotel Developers - Snake River LLC in which the Agency agreed to participate
in Greenbelt improvements, utility relocation and trenching, and demolition. In late 2009, the Agency executed
notes totaling $129,289 for such work completed on the site of Candlewood Suites and the adjacent Greenbelt.
The note has been paid from the increment generated by Candlewood Suites. As of December, 2017, the total
incremental value of this district was $6,387,425, the majority of which was due to the construction and opening
6
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of Candlewood Suites by Hotel Developers - Snake River LLC. In December, 2017, the Agency had $677,425.72
in cash reserves.
In 2016, property owners in the area approached the Agency with interest in completing public improvements in
the area. City staff in the Mayor’s Office, Planning Division and Engineering Division began working on various
concepts for improvements adjacent to Yellowstone Highway to add wider sidewalks, landscaping, and lighting.
A project is coming closer to fruition as staff continues to work with property owners on a design and budget.

Snake River Urban Renewal District
The Snake River Urban Renewal District is the City’s oldest existing urban renewal district. It was created in 1988
and encompassed the area bounded on the north by State Highway 20, I-15 and Utah Avenue south of Broadway
on the west, the Snake River on the east and Pancheri Drive on the south. In 1988, the revenue allocation area
did not encompass the entire district. In 1992, both the district and revenue allocation area were expanded. The
1992 amended boundary for both was State Highway 20 on the north, I-15 on the west, approximately Pancheri
Drive on the south, and the Snake River on the east. In 2006, the area of the district was expanded to include the
downtown area west of the Snake River. The district will close on December 31, 2018.
There is one active owner participation agreements within the Snake River Urban Renewal District. Through this
agreements, a developer finances the costs of public improvements, generally off-site improvements, for a new
development. The developer is repaid the cost of these public improvements with a portion of the taxes generated
by the new development. In lieu of the Agency seeking a bond or a loan to pay for public improvements, the
developer finances the costs of these improvements.
The only remaining active agreement is with Renaissance Partners, LLP, and was executed in March, 2004.
This agreement covers the expenses in relocating and demolishing Tiffany Metals (a salvage yard), United
Parcel Service, American Fabrication, and Broadway Properties. Today, Walmart, the Olive Garden, Famous
Dave’s Barbecue, Fairfield Inn, Wendy’s, Arctic Circle, Panda Express, and two retail commercial strip centers
occupy this area. The agreement also covered relocating a power line and improving Wardell Street, including the
railroad crossing. In December, 2004, the Agency entered into a note with Renaissance Partners for the amount of
$4,042,000 payable from tax increment from the district.
A second owner participation agreement existed for many years with Taylor Crossing on the River, LLC. This
agreement was terminated in 2017 but assisted in providing many improvements in the Snake River District.
This agreement provided for notes to a maximum of $6,335,204 to improve the Greenbelt from Broadway
to Pancheri, construct Riverwalk Drive to connect Broadway to Pancheri east of Porter Canal, relocate ABF,
reconstruct Simplot Circle, demolish the former Army Surplus building (where the Marriott Residence Inn now
sits), provide the necessary public utilities, and remove any rock as necessary for development. To date, Taylor
Crossing has entered into two notes with the Agency, both of which have been repaid from a portion of the tax
increment generated by the Taylor Crossing development. The first note was for $600,000 to relocate ABF and the
second was $200,000 to demolish the Army Surplus building. Recent payments to Taylor Crossing for Greenbelt
improvements have been made under the agreement and from the tax increment generated to date. This past year
the owner participation agreement was modified to increase Agency assistance for Greenbelt improvements to
approximately $900,000 and reduce assistance to $1,000,000 for Riverwalk Drive. The Agency has participated
in several public improvement projects related to the Taylor Crossing Project.
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Taylor Crossing on the River
In 2010, the Agency reimbursed Taylor
Crossing $286,954 for relocation of a portion
of the Greenbelt path north of Pancheri Drive
Bridge. The majority of the reimbursement
covered the costs of removing brush and debris
from the area, terracing the bank, and installing
stone walls. The Agency committed $100,000
towards the irrigation system and placement of
sod in late 2011. Idaho Falls Division of Parks
and Recreation contributed the labor to install
the sprinkler system. In 2012, the Parks and
Recreation Division completed the irrigation
system, installed the sod, and planted many
of the trees and shrubs. This work and the
payment of $67,573 to Taylor Crossing for
stabilization and installation of an electrical
system continued the commitment made by
the Agency to improve the Greenbelt north of
the Pancheri Bridge. The Agency reimbursed
the City Parks and Recreation Division
$33,959 in 2013 for its work on this portion of
the Greenbelt and committed another $10,000
to move in boulders, plant additional trees,
and complete the sod.
In early 2014, the City Division of Parks and
Recreation requested $391,000 to complete
the “River Gardens Phase II,” the portion
of the Greenbelt between Broadway and
Greenbelt Path North of Pancheri Drive Bridge
Pancheri Drive and north of the sewer main
crossing. After the Agency approved this request, work began on creating terracing through the installation of
boulders, the irrigation system, and plantings. The work, except for lighting for the pathway, was completed in
2015. In 2015, Parks and Recreation requested an additional $94,000 for such lighting.
In 2011, Woodbury Corporation, a Salt Lake City based commercial real estate company, purchased the majority
share of the unfinished Marriott Residence Inn on West Broadway near the Snake River. Woodbury Corporation
completed the Marriott Inn in late summer of 2012 and the Certificate of Occupancy was issued in September,
2012. In 2013, the Woodbury Corporation, acting as Bienvenidos LLC, with Taylor Crossing, entered into an
agreement with the Agency to set aside eighteen parking spaces, including the handicapped spaces, for public
use. These spaces are adjacent to the Greenbelt and replica of the Taylor Bridge. Public vehicular and pedestrian

8
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access east of the Inn was also
secured. For this commitment to
public use, the Agency provided
$298,915 to Bienvenidos for public
improvements and site preparation
costs, including storm drainage.
In 2015, Woodbury Corporation
requested Agency assistance for
public improvements associated
with the construction of a four story
hotel, Springhill Suites, south of
the Marriott Residence Inn and
east of Simplot Circle. The Agency
executed an owner participation
agreement for this project in 2016,
while also terminating any existing
commitments with the Taylor
Crossing developers. The hotel was
completed in 2017contiguous to the
Greenbelt. The agreement is for $3.4
million to complete Simplot Circle,
construct Riverwalk Dive, reconstruct
Springwood Suites Idaho Falls
the circle of Bridgeport Drive, relocate
and extend water and sewer mains, construct storm water facilities for Simplot Circle and Riverwalk Drive, and
continue the River Gardens concept on the Greenbelt.
Also in this portion of the District, in 2016, the Agency entered into two separate Grant Participation Agreements
for assistance with construction of an Indian Motorcycle Dealership on Milligan Road and a Deseret Bookstore and
future retail tenant on Pioneer Drive. Commitment for the Indian Motorcycle project was $165,060. Commitment
for the Deseret Bookstore project was $192,000. These monies assisted with roadway and utility improvements
as well as rock blasting and removal. Both projects were completed in 2017, although the Deseret Bookstore site
has remaining funds available for future assistance on the additional pad site.

Indian Motorcylces
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Westbank of Snake River
The City of Idaho Falls applied for a grant to reconstruct the
path on the Greenbelt north of Broadway and south of U. S.
20 on the west side of the Snake River in early 2014. The
Division of Parks and Recreation requested $400,000 from the
Agency to match the grant. In the fall of 2014, after the grant
was approved, the Agency entered into an agreement with the
City to design and administer the project. Construction of this
project began in 2015 and was completed in late 2016

Downtown Idaho Falls
After investigating the development of a parking structure with a private
property owner in early 2010 and later an underground structure with
Bonneville County, the Agency decided to construct a public parking lot
mid-2010. The Agency acquired the property on the southwest corner of
D Street and Park Avenue, demolished the two structures on the property,
and financed the construction of a public parking lot on the parcel. In
Westbank of the Snake River Path
late 2011, the Agency deeded the lot to the City of Idaho Falls. The
Agency also assisted Bonneville County with curb, gutter and sidewalk
replacement in connection with the County’s construction of a new parking lot north of the Court House.
In 2012, the dream of reconstructing Memorial Drive was realized. From about 1915 until the late 1950’s or early
1960’s, Memorial Drive had a landscaped median in the center of its eighty foot right-of-way. Due to the need
for parking to serve the downtown merchants, the median was removed and parking was placed in the center of
the right-of-way. Not only did the parking which backed into traffic pose a safety issue but, by the late 1990’s,
Memorial Drive was in need of reconstruction. The crown was too high. Curbs and gutters, which move water
to storm drains, were missing along much of Memorial Drive. The asphalt was rutting and shoving due to the
number of overlays on the street.
During 2009, community leaders, including representatives of the City Council, County Commissioners, and
Idaho Falls Downtown Development Corporation met with Pierson Land Works, a landscape architectural firm,
to develop concepts for Memorial Drive. In August, the concept accepted by this group of community leaders
was the subject of open houses at Community Night Out, Idaho Falls Public Library, and University Place. The
comments from these open houses spurred the construction, leasing, and designation of additional long-term
parking downtown. A bus turn-out and careful attention to the needs of the disabled in the design of the roundabout were addressed in response to comments at these open houses.
In 2010, the Agency contracted with the City of Idaho Falls to design Memorial Drive. The engineering department
held additional open houses on a design in November, 2011, and completed the design in early 2012. After the
cost estimates were prepared, representatives of the Agency and City met to allocate the costs of Memorial Drive.
In the spring of 2012, the Agency and City executed an agreement for construction management and the Agency
pledged to spend approximately $2.7 million to reconstruct Memorial Drive. The construction on Memorial Drive
began on July 9, 2012, after the July 4th celebration was held on the Greenbelt in the Memorial Drive area. The
project, except for seal-coating, was completed in mid-November, 2012.
10
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Today, Memorial Drive is a two lane street with parking on the east side. All modes of transportation have been
recognized in its new design. It was constructed as a sharrow, a lane to be shared by motor vehicles and bicycles.
Turn-outs are provided in each direction to accommodate buses. The pedestrian facilities have been improved
by signage and narrowing the intersections to reduce the crossing distance. The lighting on the street matches
the downtown lighting, creating a tie into the downtown. Electrical outlets have been provided to accommodate
vendors and others using the Greenbelt for community events. As a result of narrowing the paved travel way, the
Greenbelt has been widened to provide additional space for community events.
The Agency made its final payment of $101,732.72 on Memorial Drive reconstruction in November, 2013, bringing
the Agency’s contribution to the reconstruction project, not including the costs for the concept development by
Pierson Land Works, to $2,515,301. This amount includes $100,000 for the engineering design.
Continuing with efforts towards downtown revitalization, the Agency met with representatives of the Mildred H.
Kelsch Marital Trust in 2015 to discuss purchase of 0.96 acres on the northeast corner of Memorial Drive and
Broadway. The parcel had been vacant since the Saving Center and adjacent retail building were demolished. The
Agency and owners arrived at a purchase price of $1.5 million and executed a purchase agreement on the parcel
in October, 2015. The Agency undertook environmental studies to determine if there were contaminated soils on
the site. Prior to the construction of the Savings Center over fifty years ago, the site housed two service stations
and one metal fabrication facility. The Agency completed purchase
of the property in early 2016 and released a request for proposals for
development on the site. Oppenheimer Development Corporation
was selected as the developer for the site and the Agency executed an
Agreement to Negotiate Exclusively with the Oppenheimer team. In
2017, the Agency executed a Disposition and Development agreement
with Oppenheimer for construction of two buildings, a public plaza with

Plaza

Plaza Perspective

Centralized to the Retail and Mixed-Use destination a
community plaza will provide an identifiable connection to
and from downtown. The community plaza will feature a
flexible design which may include amenities such as a family
friendly splash park and seasonal ice rink and will bring
movement from the adjoining Greenbelt into the new
development.

Overall Site Plan
The Broadway

Potential Future
Development

The Kelsch Property
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a water feature and public parking. Building A, on the corner of Broadway and Memorial, will be a single-story
structure housing retail and restaurant businesses. Building B, located on the corner of Memorial and A Street,
will be a three-story structure with retail and restaurant on the ground floor and offices on the upper levels. The
proposal also includes public parking on the surface and below grade. The Agency also entered into a Purchase
and Sale Agreement with Oppenheimer to purchase the completed parking garage and surface stalls and the public
plaza for an amount not to exceed $4.3 million. Construction on the project began in 2017 and is expected to be
completed in 2018 or early 2019.
During 2015, the Board members of the Agency also met with the owners of the Bonneville Hotel. In late 2015,
the Agency executed an option to purchase the Bonneville Hotel for a purchase price of $1.5 million. The Agency
released a request for proposals for this project and selected The Housing Company, a subsidiary of Idaho
Housing and Finance Association to complete the project. The proposal includes complete renovation of the
building with construction of approximately 35 residential units, a rooftop deck on the two-story addition, and
retail and restaurant space on the main floor. The Housing Company intends to use Agency assistance along with
Low-Income Housing Tax Credits, Historic Preservation Tax Credits, and other funding sources to complete the
project. In 2017, the Agency executed a Disposition and Development Agreement with The Housing Company
and will assist with the project by lowering the purchase price of the property. Construction is expected to begin
in September of 2018.

The Bonneville Hotel

Eagle Ridge Urban Renewal District
In May, 2014, Eagle Ridge Development, LLC, requested the Agency consider the creation of a fourth district in
Idaho Falls, one which would ultimately be approximately 55 acres sandwiched between the Snake River urban
renewal district to the north and the River Commons urban renewal district to the south. The area was found to be
eligible for a district previously in 1999 and 2004. In 2014, the Agency Board engaged the services of Kushlan
Associates to determine if the area was still eligible as a deteriorated and deteriorating area. The study found the
area is significantly vacant, there is a defective street layout, the few existing streets do not meet city standards,
there is no central water system or adequate fire protection, the sewer system does not serve the entire area,
and the area contains trash sites, old foundations, and a dump for construction waste. In July, 2014, the Agency
accepted the eligibility report and forwarded it to the Mayor and Council for consideration. The Mayor and
Council concurred with the report’s findings in August and requested the Agency prepare an urban renewal plan
for the area. Prior to the Council’s concurrence, the Bonneville County Commissioners adopted the findings of
the eligibility study by resolution.
12

Idaho Falls Redevelopment Agency Annual Report

The Agency engaged Elam and Burke to draft the plan and Kushlan Associates to prepare the financial projections
for the plan. While the plan was being drafted, Agency staff met with the Bonneville County Commissioners to
review the existing intergovernmental agreement covering roles and responsibilities of the city and county as to
urban renewal. Agency staff also met with the property owners who owned agricultural lands within the proposed
district. The consent of the owners of agricultural lands was needed to be included within the district. One owner
of an agricultural operation gave their permission.
The plan was adopted by the Agency on October 16, 2014, and conveyed to the Mayor and Council for their
consideration. A public hearing on the plan was held on December 11, 2014. Afterwards, the plan was adopted
by ordinance by the Mayor and Council. The plan contemplates primarily water, sewer, and street improvements
which are estimated to total approximately $6.5 million in costs over the twenty year life of the plan. It is
estimated private development of roughly $41.4 million will generate $8.4 million in tax increment to finance
such public improvement costs. It is anticipated the first expenditures for public improvements will be financed
by the developer. Repayment to the developer will be through a note from the Agency, and the tax increment will
be used to repay the developer.
An owner participation agreement with Eagle Ridge Development LLC was completed in July of 2015. The
agreement provides for reimbursement from incremental tax revenue from the district to the developer in an
amount not to exceed $1,750,000 for the reconstruction of Snake River Parkway north of the Porter Canal, the
intersection with Utah Avenue, and the extension and improvement of Pioneer Road. This reimbursement will
be from the future tax increment to be generated by Eagle Ridge Subdivision. In addition, the Agency agreed
to reimburse Eagle Ridge Development $345,000 from the tax revenues of the Amended Snake River District
for improvements to Pioneer Road immediately south of Pancheri Drive. Construction on the roadways began
in early summer, 2015. The majority of the construction has been completed, but some small items still remain
before the road and other improvements can be accepted by the City.

Snake River Parkway at the corner of Utah Avenue
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Jackson Hole Junction Urban Renewal District
In early 2017, the owners of the Jackson Hole Junction project requested the Agency consider a fifth urban
renewal district to cover their property. The 45 acre parcel is located on the southern boundary of Idaho Falls,
adjacent to the Sunnyside and I-15 interchange. The primary reason for requesting an urban renewal district
was the discovery of significant amounts of basalt, especially where the main road and utility corridor needed
to be located. The Agency engaged the services of Kushlan Associates to determine if the areas eligible for a
district. The eligibility report found the site met 12 of the 14 requirements for a district including the presence of
a substantial number of deteriorated or deteriorating structures and deterioration of the site, age or obsolescence,
predominance of defective or inadequate street layout, outmoded street patterns, the need for correlation of area
with other areas of a municipality by streets and modern traffic requirements, faulty lot layout in relation to size,
adequacy, accessibility or usefulness, unsuitable topography or faulty lot layouts, insanitary or unsafe conditions,
defective or unusual condition of title, substantial impairments to the sound growth of a municipality, conditions
which retard the development of the area, and results in economic underdevelopment of the area. The Agency
approved the report in June, 2017, and the City Council approved it in July, 2017.
The Agency then engaged Elam and Burke and Kushlan Associates to prepare the plan and financial projections.
Although the site was determined eligible for creation of a district, because it is located away from the City’s
traditional core where the Agency has focused its efforts since the 1980’s, the Agency board thoroughly considered
and debated whether or not to break from their established mission and create a greenfield district. In the end, the
majority of the board members voted to approve the district with limitations on the scope, time line, and budget.
Instead of the full 20 years, the district will only be open for 13. The plan also will be limited to rock removal
and assistance with public infrastructure. Further, a $4,000,000 cap on tax increment finance dollars is expected
to be incorporated into the Owner Participation Agreement. The plan with these restrictions was approved by
the Agency on September 21, 2017, and by the City Council on November 9, 2017. The owner participation
agreement will be completed in early 2018.

SUMMARY OF PROJECTS COMPLETED BY AGENCY
SNAKE RIVER DISTRICT
The following table summarizes the projects and studies completed by the Agency through 2016.
Description of Project
Lindsay-Utah Avenue (street and
utilities)
South Utah Avenue (street)
Wardell-Mercury improvements
(street and utilities)
John Hole’s pedestrian safety
improvements
Snake River walkway
improvements

14

Monies Spent
$2,111,648
$687,435
$969,374
$90,000
$41,360
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South Utah construction and
utilities
Pancheri-Utah Avenue intersection
improvements (1/2 cost)
Relocation of power lines
Bridgeport Drive (Milligan Road)
and utility improvements
Storm water facilities, landscaping,
and demolition
Utility improvements
Days Inn demolition
reimbursement
Yellowstone: installation median
with trees in downtown
Snake River Parkway (north of
Pancheri, south of Walmart)
I-15 entrance welcome sign and
landscaping including demolition
Elm/ Yellowstone parking lot
contribution, earlier parking studies
Reimbursement to Bonneville
County for land on Legion Drive
River Gardens on Snake River,
Taylor Crossing
Purchase and completion of public
parking lot on D Street
Memorial Drive Reconstruction
Purchase of Kelsch Property
Construction of Riverwalk Drive
and rock removal for Springhill
Suites
Purchase Option for Bonneville
Hotel
Assistance for Indian Motorcycle
Assistance for Deseret Bookstore
Assistance for Culver’s Restaurant
TOTAL PROJECTS

$1,194,000
$298,000
$1,388,614
$395,615
$297,200
$409,473
$293,000
$235,414
$200,455
$82,527
$247,050
$150,000
$808,487
$1,192,800
$2,535,933
$1,500,000
$3,400,000
$100,000
$151,455
$112,221
$125,000
$19,016,791

The above public improvements were financed by bond proceeds, loans, or cash reserves.
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SUMMARY OF “INCREMENT VALUE”
IDAHO FALLS URBAN RENEWAL DISTRICTS, 2016
The following table shows the “increment value” or increase in assessed value generated through urban renewal
districts.
District
Snake River Amended
River Commons
Pancheri-Yellowstone
Eagle Ridge
Jackson Hole Junction

Net Taxable, 2016

Base Value, 2016

$212,345,794
$78,986,172
$11,205,156
$10,225,801

$58,831,764
$301,123
$4,817,731
$7,384,442

Tax Increment Value,
2016
$165,471,839
$78,964,129
$6,387,425
$2,841,359

Information provided by Bonneville County Assessor’s Office and Data Processing

LEGAL REQUIREMENTS AND
ADDITIONAL DOCUMENTATION
Under the Idaho Urban Renewal Law, an urban renewal agency is required to file with the local governing body,
on or before March 31 of each year, a report of its activities for the preceding calendar year, which shall include
a complete financial statement setting forth its assets, liabilities, income and operating expense at the end of the
calendar year. By virtue of certain amendments to the Idaho Urban Renewal Law adopted in 2002, the fiscal year
of an urban renewal agency has been established as October 1 through September 30. Consequently, any formal
financial statement is limited to a report through the end of the Agency’s fiscal year.
The Agency reviewed its audited financial statements from Rudd and Company in spring, 2018. This report
identifies the Agency’s assets, liabilities, income and expenses through September 30, 2017. A copy of the report
is attached.
Beginning with the annual report for activities during 2012, the Agency has taken public outreach measures
soliciting public comment on the annual report. To solicit comment, the Agency will:
• Publish a display advertisement.
• Complete a press release to the media.
• Post the annual report and the meeting announcement on its page on the city website.
The Agency is also required to formally adopt its fiscal year budget by September 1 of each year. The Agency
adopted its Fiscal Year 2017 budget on August 17, 2017. As required by the Idaho Urban Renewal Law and
Local Economic Development Act, the Agency has filed its budget with the City of Idaho Falls. For 2018, the
Agency budget anticipated expenditures of $6,235,700 for the Snake River Allocation Fund; River Commons
Revenue Allocation Fund, $1,312,300; Pancheri-Yellowstone Revenue Allocation Fund, $5,100; Eagle Ridge
Allocation Fund, $1,160,600, and Jackson Hole Junction Allocation Fund, $10,600. Copies of the budget are
available through the Agency’s offices or the City Clerk.
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Under the Idaho Urban Renewal Law, an agency is required to include in its annual report its plans for disposition
of property previously acquired by the agency. The Agency fully intends to dispose of its property interests of the
two parcels described in this annual report within three years of its acquisition.

GOVERNING STATUTES
Urban renewal agencies and revenue allocation areas are governed by Idaho statutes Chapter 20, Urban Renewal
Law, and Chapter 29, Local Economic Development Act, of Title 50, Municipal Corporations. Chapter 20
provides authority to city councils to find areas within the municipality are deteriorated and deteriorating and,
as a result of such deterioration, create a liability upon the municipality, decrease the tax base, and impair the
sound growth of the community. To correct these issues, the council is authorized to adopt an urban renewal plan.
The plan is prepared by the urban renewal agency and submitted to the planning commission for its review and
recommendation to the council. Prior to the adoption of the plan, the council shall hold a public hearing after
notice of the public hearing and general nature of the plan is advertised. Once adopted, the urban renewal agency
is empowered to undertake the projects outlined within the plan, to construct or reconstruct public improvements,
to acquire property and to renovate or prepare such property for development, and to borrow funds, including
bonding, to implement the plan.
Chapter 29, Local Economic Development Act, provides a revenue source to finance the economic growth and
development of urban renewal districts. A portion of the property taxes levied in a revenue allocation area (all or
a portion of an urban renewal area) are allocated to the agency to finance the urban renewal plan. An agency has
no authority to levy taxes. The revenue allocation area is created by council as part of an urban renewal plan. New
revenue allocation areas are limited to a life of twenty years and, therefore, any bonding or notes are limited to a
life of twenty years or less.
Under new reporting requirements set forth in Idaho Code Section 67-450E, the Agency must submit certain
information to the Legislative Services Office by December 1, 2016, for the fiscal year period ending on September
30, 2016. The Agency filed this report prior to the statutory deadline of December 1, 2016.
4845-6318-0590, v. 2
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INDEPENDENT AUDITORS' REPORT
The Board of Trustees
Idaho Falls Redevelopment Agency
Idaho Falls, Idaho
Report on the Financial Statements
We have audited the accompanying financial statements of the governmental activities and each
major fund of the Idaho Falls Redevelopment Agency (the Agency), a component unit of the
City of Idaho Falls, Idaho, as of and for the year ended September 30, 2017, and the related notes
to the financial statements, which collectively comprise the Agency’s basic financial statements
as listed in the table of contents.
Management’s Responsibility for the Financial Statements
Management is responsible for the preparation and fair presentation of these financial statements
in accordance with accounting principles generally accepted in the United States of America; this
includes the design, implementation, and maintenance of internal control relevant to the
preparation and fair presentation of financial statements that are free from material misstatement,
whether due to fraud or error.
Auditor’s Responsibility
Our responsibility is to express opinions on these financial statements based on our audit. We
conducted our audit in accordance with auditing standards generally accepted in the United
States of America and the standards applicable to financial audits contained in Government
Auditing Standards, issued by the Comptroller General of the United States. Those standards
require that we plan and perform the audit to obtain reasonable assurance about whether the
financial statements are free from material misstatement.
An audit involves performing procedures to obtain audit evidence about the amounts and
disclosures in the financial statements. The procedures selected depend on the auditor’s
judgment, including the assessment of the risks of material misstatement of the financial
statements, whether due to fraud or error. In making those risk assessments, the auditor
considers internal control relevant to the entity’s preparation and fair presentation of the financial
statements in order to design audit procedures that are appropriate in the circumstances, but not
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for the purpose of expressing an opinion on the effectiveness of the entity’s internal control.
Accordingly, we express no such opinion. An audit also includes evaluating the appropriateness
of accounting policies used and the reasonableness of significant accounting estimates made by
management, as well as evaluating the overall presentation of the financial statements.
We believe that the audit evidence we have obtained is sufficient and appropriate to provide a
basis for our audit opinions.
Opinions
In our opinion, the financial statements referred to above present fairly, in all material respects,
the respective financial position of the governmental activities and each major fund of the Idaho
Falls Redevelopment Agency, as of September 30, 2017, and the respective changes in financial
position thereof for the year then ended in accordance with accounting principles generally
accepted in the United States of America.
Other Matters
Required Supplementary Information
Accounting principles generally accepted in the United States of America require that the
management’s discussion and analysis and budgetary comparison information on pages 4-11 and
34-37 be presented to supplement the basic financial statements. Such information, although not
a part of the basic financial statements, is required by the Governmental Accounting Standards
Board, who considers it to be an essential part of financial reporting for placing the basic
financial statements in an appropriate operational, economic, or historical context. We have
applied certain limited procedures to the required supplementary information in accordance with
auditing standards generally accepted in the United States of America, which consisted of
inquiries of management about the methods of preparing the information and comparing the
information for consistency with management’s responses to our inquiries, the basic financial
statements, and other knowledge we obtained during our audit of the basic financial statements.
We do not express an opinion or provide any assurance on the information because the limited
procedures do not provide us with sufficient evidence to express an opinion or provide any
assurance.
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Other Reporting Required by Government Auditing Standards
In accordance with Government Auditing Standards, we have also issued our report dated
February 8, 2018, on our consideration of the Idaho Falls Redevelopment Agency’s internal
control over financial reporting and on our tests of its compliance with certain provisions of
laws, regulations, contracts, and grant agreements and other matters. The purpose of that report is
to describe the scope of our testing of internal control over financial reporting and compliance
and the results of that testing, and not to provide an opinion on internal control over financial
reporting or on compliance. That report is an integral part of an audit performed in accordance
with Government Auditing Standards in considering the Idaho Falls Redevelopment Agency’s
internal control over financial reporting and compliance.

Idaho Falls, Idaho
February 8, 2018

3

IDAHO FALLS REDEVELOPMENT AGENCY
Management’s Discussion and Analysis
September 30, 2017
This discussion and analysis of the Idaho Falls Redevelopment Agency’s (the Agency) financial
performance provides an overall review of the Agency’s financial activities for the fiscal year
ended September 30, 2017. The intent of the discussion and analysis is to look at the Agency’s
financial performances as a whole. Readers should also review the basic financial statements to
enhance their understanding of the Agency’s financial performance.
Financial Highlights
The Agency had a deficit of $4,155,827 in net position. This represents a decrease in the deficit
of $240,118 over the prior year.
The Agency ended the year with total cash and investments of $7,484,145. This represents an
decrease of $155,721 from the prior year.
During the current year, the Agency spent $2,467,539 on capital related projects. These projects
included improvement reimbursements for Milligan Road, a purchase option on the Bonneville
Hotel, and participation on the River Walk Drive project.
The Jackson Hole Junction Urban Renewal area was created during the current year.
Overview of the Financial Statements
This discussion and analysis is intended to serve as an introduction to the Agency’s basic
financial statements. The Agency’s basic financial statements comprise three components: 1)
government-wide financial statements, 2) fund financial statements, and 3) notes to the financial
statements. This report also contains other supplementary information in addition to the basic
financial statements themselves.
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IDAHO FALLS REDEVELOPMENT AGENCY
Management’s Discussion and Analysis (continued)
September 30, 2017
Government-wide financial statements. The government-wide financial statements are
designed to provide readers with a broad overview of the Agency’s finances, in a manner similar
to a private-sector business.
The Statement of Net Position presents information on all of the assets, liabilities, and deferred
outflows/inflows of the Agency, with the difference reported as net position. Over time,
increases or decreases in net position may serve as a useful indicator of whether the financial
position of the Agency is improving or deteriorating.
The Statement of Activities presents information showing how the net position of the Agency
changed during the most recent fiscal year. All changes in net position are reported as soon as
the underlying event giving rise to the change occurs, regardless of the timing of related cash
flows. Thus, revenues and expenses are reported in this statement for some items that will only
result in cash flows in future fiscal periods (e.g., uncollected taxes).
Both the Statement of Net Position and the Statement of Activities present information as
follows:
Governmental Activities. This includes all of the Agency’s services, which are primarily
supported by property taxes and interest income.
Business Type Activities. The Agency has no business type activities.
The government-wide financial statements can be found on pages 13-14 of this report.
Fund financial statements. A fund is a group of related accounts that is used to maintain
control over resources that have been segregated for specific activities or objectives. The
Agency, like other state and local governments, uses fund accounting to ensure and demonstrate
compliance with finance-related legal requirements.
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IDAHO FALLS REDEVELOPMENT AGENCY
Management’s Discussion and Analysis (continued)
September 30, 2017
Governmental funds. Governmental funds are used to account for essentially the same
functions reported as governmental activities in the government-wide financial statements.
However, unlike the government-wide financial statements, governmental fund financial
statements focus on near-term inflows and outflows of spendable resources, as well as on
balances of spendable resources available at the end of the fiscal year. Such information may be
useful in evaluating a government’s near-term financing requirements.
Because the focus of governmental funds is narrower than that of the government-wide financial
statements, it is useful to compare the information presented for governmental funds with similar
information presented for governmental activities in the government-wide financial statements.
By doing so, readers may better understand the long-term impact of the government’s near-term
financing decisions. Both the governmental fund balance sheet and the governmental fund
statement of revenues, expenditures, and changes in fund balances provide a reconciliation to
facilitate this comparison between governmental funds and governmental activities.
The Agency maintains five individual governmental funds and has elected to treat each of them
as major funds. Information is presented separately in the governmental fund balance sheet and
statement of revenues, expenditures, and changes in fund balances for each major fund.
The Agency adopts an annual budget for its special revenue funds. A budgetary comparison
schedule has been provided for the Snake River Allocation, the River Commons Allocation, the
Pancheri-Yellowstone Allocation, and the Eagle Ridge Allocation special revenue funds to
demonstrate compliance with this budget. There was no budget prepared for the Jackson Hole
Junction Allocation fund because the fund was created during the current fiscal year.
The basic governmental fund financial statements can be found on pages 15 and 17 of this report.
Notes to the financial statements. The notes provide additional information that is essential for
a full understanding of the data provided in the government-wide and fund financial statements.
The notes to the financial statements can be found on pages 19-32 of this report.
Financial Analysis of the Agency
The following two tables provide condensed financial information on the Agency’s net position
and changes in net position for the fiscal years ended September 30, 2017 and 2016.
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IDAHO FALLS REDEVELOPMENT AGENCY
Management’s Discussion and Analysis (continued)
September 30, 2017
Government-wide Financial Analysis
Idaho Falls Redevelopment Agency’s
Net Position

Governmental
Activities
2017
Assets
Current and other assets
Capital assets

$

Total Assets
Liabilities
Current liabilities
Long-term liabilities
Total Liabilities
Net Position
Net investment in capital assets
Unrestricted balance (deficit)
Total Net Position (Deficit)

7,704,945
1,499,386

2016
$

7,741,399
1,499,386

9,204,331

9,240,785

1,365,043
11,995,115

1,475,609
12,161,121

13,360,158

13,636,730

1,499,386
(5,655,213)

1,499,386
(5,895,331)

$ (4,155,827)

$ (4,395,945)

As of September 30, 2017 and 2016, current assets including cash and investments, property tax
receivables and other receivables made up 84% and 84% of assets, respectively. When the
Agency purchases capital assets, they are ultimately donated to the City of Idaho Falls, Idaho.
The $(4,155,827) deficit in net position at September 30, 2017 is expected to be eliminated by
the future taxes the Agency is expected to receive.
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IDAHO FALLS REDEVELOPMENT AGENCY
Management’s Discussion and Analysis (continued)
September 30, 2017
Idaho Falls Redevelopment Agency’s
Changes in Net Position

Governmental
Activities
2017
Revenues
General Revenues
Taxes
Other

$

Total General Revenues
Expenses
General government
Interest on long-term debt
Total Expenses
Increase in Net Position

$

3,356,426
101,932

2016

$

3,015,057
48,377

3,458,358

3,063,434

2,507,896
710,344

953,049
717,877

3,218,240

1,670,926

240,118

$

1,392,508

Property taxes received by the Agency are used to repay certain limited recourse promissory
notes payable. These note payments will not be paid if property taxes are not sufficient to
completely pay principal and interest on those obligations.
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IDAHO FALLS REDEVELOPMENT AGENCY
Management’s Discussion and Analysis (continued)
September 30, 2017
Financial Analysis of the Agency’s Funds
As noted earlier, the Agency uses fund accounting to ensure and demonstrate compliance with
finance-related legal requirements.
Governmental fund. The focus of the Agency’s governmental funds are to provide information
on near-term inflows, outflows, and balances of spendable resources. Such information is useful
in assessing the Agency’s financing requirements.
Special revenue funds. The special revenue funds are the chief operation funds of the Agency.
At the end of the current fiscal year, committed and assigned fund balances were $7,485,299.
The fund balances of the Agency’s special revenue funds decreased by $(162,219) during the
current fiscal year. The main factor of this decrease was the capital outlay.
Special Revenue Fund Budgetary Highlights. The Agency did not amend the budget during
2017. Significant variation between the budget amounts and actual results related to payments
under the OPA agreements and expected costs related to projects that were approved but did not
commence during the year. As a result, capital expenditures were lower than budgeted amounts
and notes approved were not issued.
Capital Assets
Capital assets such as streets, street improvements, water, sewer, and other capital
improvements, are ultimately donated to the City of Idaho Falls. During the current fiscal year,
the Agency completed costs related to certain owner participation and grant agreements.
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IDAHO FALLS REDEVELOPMENT AGENCY
Management’s Discussion and Analysis (continued)
September 30, 2017
Long-term Debt
At September 30, 2017, the Agency had total long-term debt of $11,995,115, a decrease of
$166,006 from the prior year.
The Agency has no employees, therefore there are no compensated absences.
Outstanding debt at September 30, 2017 was as follows:

Governmental
Activities
2017
Snake River
Series 2004
Limited Recourse Promissory Note
River Commons
Series 2008
Limited Recourse Promissory Note
(amended and restated - January 16, 2009)
Series 2015
Limited Recourse Promissory Note
Series 2015
Limited Recourse Promissory Note

$

2,571,289

2016

$

2,734,905

8,812,602

8,812,602

361,224

363,614

250,000

250,000

$ 11,995,115

$ 12,161,121

Commitments
The Agency has significant commitments to reimburse construction costs related to capital
improvements to be made for $1,087,968 to IF Spring, $192,000 to GFB, LLC, $125,000 to
Clocktower, LLC, $4,200,000 to IF-1, LLC, and $1,400,000 for purchase of the Bonneville
Hotel.
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IDAHO FALLS REDEVELOPMENT AGENCY
Management’s Discussion and Analysis (continued)
September 30, 2017
Requests for Information
This financial report is designed to provide a general overview of the Idaho Falls Redevelopment
Agency’s finances for all those with an interest in the government’s finances. Questions
concerning any of the information provided in this report or requests for additional financial
information should be addressed to the Idaho Falls Redevelopment Agency, P.O. Box 50220,
Idaho Falls, ID 83405.
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Basic Financial Statements

IDAHO FALLS REDEVELOPMENT AGENCY
Statement of Net Position
September 30, 2017

Governmental
Activities
Assets
Cash and investments
Property tax receivable
Other receivable
Real estate purchase option deposit
Land

$

7,484,145
94,996
25,804
100,000
1,499,386

Total Assets

9,204,331

Liabilities
Accounts payable
Deposit payable
Accrued interest payable
Long-term liabilities
Due after one year

16,912
15,000
1,333,131
11,995,115

Total Liabilities

13,360,158

Net Position
Net investment in capital assets
Unrestricted (Deficit)

1,499,386
(5,655,213)

Total Net Position

$ (4,155,827)

The Accompanying Notes are an Integral Part of the Financial Statements.
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IDAHO FALLS REDEVELOPMENT AGENCY
Statement of Activities
Year Ended September 30, 2017

Functions/Programs

Expenses

Governmental Activities
Administrative
$
46,360
Insurance
2,181
Professional services
87,802
Office and other
4,014
Payments under
participation agreements
2,367,539
Interest
710,344
$ 3,218,240

Program Revenues
Capital
Operating
Charges for
grants and
grants and
services
contributions contributions

$

-

$

$

-

-

$

$

-

$

-

Net (Expense)
Revenue and
Changes
in Net Assets
Total
Governmental
activities

$

(46,360)
(2,181)
(87,802)
(4,014)

-

(2,367,539)
(710,344)

-

(3,218,240)

General revenues
Property taxes
Penalties and interest
Earnings on investments
Developer contribution

3,356,426
17,264
54,668
30,000
3,458,358

Change in net position

240,118

Net position beginning of year

(4,395,945)

Net position end of year

$ (4,155,827)

The Accompanying Notes are an Integral Part of the Financial Statements.
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IDAHO FALLS REDEVELOPMENT AGENCY
Governmental Fund Types
Balance Sheet
September 30, 2017
River
Commons
Allocation
Fund

Snake River
Allocation
Fund
Assets
Cash and
investments
Interfund receivable
Other receivable
Property tax
receivable
Total Assets
Liabilities
Accounts payable
Deposits payable
Interfund payable

$

6,057,781
-

$

91,624

729,532
-

PancheriYellowstone
Allocation
Fund

$

676,232
48,291
-

429

Eagle Ridge
Allocation
Fund

$

2,943

6,991
19,773
15,804

Jackson Hole
Junction
Allocation
Fund

$

-

13,609
10,000

Total

$

-

7,484,145
68,064
25,804
94,996

$

6,149,405

$

729,961

$

727,466

$

42,568

$

23,609

$

7,673,009

$

4,561
15,000
68,064

$

-

$

-

$

-

$

12,351
-

$

16,912
15,000
68,064

Total Liabilities

87,625

-

-

-

12,351

99,976

Deferred Inflows
of Resources
Unavailable revenues

84,791

-

2,943

-

-

87,734

7,004,968
(1,027,979)

729,961
-

724,523
-

42,568
-

11,258
-

7,004,968
1,508,310
(1,027,979)

5,976,989

729,961

724,523

42,568

11,258

7,485,299

Fund Balances
Committed
Assigned
Unassigned
Total Fund
Balances
Total Liabilities,
Deferred Inflows
of Resources,
and Fund
Balances

$

6,149,405

$

729,961

$

727,466

$

42,568

$

23,609

The Accompanying Notes are an Integral Part of the Financial Statements.
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$

7,673,009

IDAHO FALLS REDEVELOPMENT AGENCY
Reconciliation of the Balance Sheet of Governmental Funds to the Statement of
Net Position
September 30, 2017
Total government fund balances

$ 7,485,299

Property taxes receivable expected to be collected this year but are not
available soon enough to pay for the current period expenditures and
therefore are deferred in the funds.

87,734

Capital assets used in governmental activities are not financial
resources and, therefore, are not reported in the funds.

1,499,386

Purchase option on real estate is treated as a deposit on the
government-wide financial statements and are an expenditure in
the fund financial statements
Long-term liabilities are not due and payable in the current period and
therefore are not reported as liabilities in the funds.
Promissory notes
Accrued interest
Net position (deficit) of governmental activities

100,000

(11,995,115)
(1,333,131)
$ (4,155,827)

The Accompanying Notes are an Integral Part of the Financial Statements.
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IDAHO FALLS REDEVELOPMENT AGENCY
Governmental Fund Types
Statement of Revenues, Expenditures, and Changes in Fund Balances
Year Ended September 30, 2017
River
Commons
Allocation
Fund

Snake River
Allocation
Fund
Revenues
Property taxes
Penalties and interest
Earnings on investments
Developer contribution
Total Revenues
Expenditures
Administrative
Insurance
Professional services
Office and other
Debt service Interest
Principal
Capital outlay:
Bonneville Hotel
Milligan Road
River Walk Drive
participation
Total Expenditures
Net Change in
Fund Balances
Fund Balance
October 1, 2016
Fund Balance
September 30, 2017

$ 2,267,451
15,048
46,023
-

$

943,261
1,864
3,822
-

PancheriYellowstone
Allocation
Fund
$

94,468
352
4,823
-

Eagle Ridge
Allocation
Fund
$

39,421
-

Jackson Hole
Junction
Allocation
Fund
$

Total

30,000

$ 3,344,601
17,264
54,668
30,000

2,328,522

948,947

99,643

39,421

30,000

3,446,533

32,460
2,181
68,941
3,918

11,600
167
-

2,300
-

48

18,694
48

46,360
2,181
87,802
4,014

131,757
163,616

703,093
2,390

-

-

-

834,850
166,006

100,000
151,507

-

-

-

-

100,000
151,507

2,216,032

-

-

-

-

2,216,032

2,870,412

717,250

2,300

48

18,742

3,608,752

231,697

97,343

39,373

11,258

498,264

627,180

3,195

-

7,647,518

11,258

$ 7,485,299

(541,890)

6,518,879

$ 5,976,989

$

729,961

$

724,523

$

42,568

$

The Accompanying Notes are an Integral Part of the Financial Statements.
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(162,219)

IDAHO FALLS REDEVELOPMENT AGENCY
Reconciliation of the Governmental Funds
Revenues, Expenditures, and Changes in Fund Balance to the Statement of Activities
Year Ended September 30, 2017
Net change in fund balances - total governmental funds

$

(162,219)

Repayment of bond principal is an expenditure in the governmental funds,
but the repayment reduces long-term liabilities in the statement of net
assets.

166,006

Governmental funds report capital outlays as expenditures. However, in
the statement of activities, the cost of those assets is not expensed.

2,467,539

Capital assets contributed to other entities as part of owner participation and
grant agreements during the year are not recorded in the governmental
funds report because capital outlays are only recorded as expenditures in
the funds statements. However, these amounts are recorded in the
statement of activities.

(2,367,539)

Interest on long-term debt in the statement of activities differs from the
amount reported in the governmental funds because interest is recognized
as an expenditure in the funds when it is due, and thus requires the use of
current financial resources. In the statement of activities, however,
interest expense is recognized as the interest accrues, regardless of when
it is due.

124,506

Because some property taxes will not be collected for several months
after the Agency's fiscal year ends, they are not considered "available"
revenues in the governmental funds.
Change in net position of governmental activities

11,825
$

The Accompanying Notes are an Integral Part of the Financial Statements.
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240,118

IDAHO FALLS REDEVELOPMENT AGENCY
Notes to Financial Statements
September 30, 2017
1. Summary of Significant Accounting Policies
The Reporting Entity
The Idaho Falls Redevelopment Agency (the Agency) was created in July, 1966 for the
purpose of redeveloping and rehabilitating certain deteriorating areas in the City of Idaho
Falls Idaho, and was re-established by a resolution from the Idaho Falls City Council dated
October 20, 1988. The Agency is authorized under the provisions of the Idaho Urban
Renewal Law of 1965 (Chapter 20, Title 50, Idaho Code).
The Agency is a component unit, as defined by generally accepted accounting principles, of
the City of Idaho Falls, Idaho, because of its operational or financial relationship with the
City. The City appoints the governing body of the Agency.
The Agency’s financial statements are prepared in accordance with generally accepted
accounting principles (GAAP). The Governmental Accounting Standards Board (GASB) is
responsible for establishing GAAP for the state and local governments through its
pronouncements of the Financial Accounting Standards Board (FASB) issued through
November 30, 1989 that do not conflict with or contradict GASB pronouncements. The
more significant accounting policies established in GAAP and used by the Agency are
discussed below.
Government-Wide and Fund Financial Statements
The Agency’s basic financial statements include both government-wide (reporting the
Agency as a whole) and fund financial statements (reporting the Agency’s major funds) in
combined statements. Both the government-wide and fund financial statements categorize
primary activities as either governmental or business type. The Agency’s activities and
general administrative services are classified as governmental activities. The Agency has no
business-type activities.
The financial transactions of the Agency are reported in individual funds in the combined
financial statements. Each fund is accounted for by providing a separate set of self-balancing
accounts that comprises its assets, liabilities, fund equity, revenues, and
expenditures/expenses. The various funds are reported by generic classification within the
financial statements.
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Notes to Financial Statements (continued)
September 30, 2017
1. Summary of Significant Accounting Policies (continued)
The following governmental fund types are used by the Agency:


The Special Revenue Funds consist of the Snake River Allocation Fund, the River
Commons Allocation Fund, the Pancheri-Yellowstone Allocation Fund, the Eagle Ridge
Allocation Fund, and the Jackson Hole Junction Allocation Fund used to account for the
property taxes received by the Agency and to disburse payments on the obligations of the
Agency.

Basis of Accounting
Basis of accounting refers to the point at which revenues or expenditures/expenses are
recognized in the accounts and reported in the financial statements. It relates to the timing of
the measurements made regardless of the measurement focus applied.
Accrual. Governmental activities in the combined government-wide financial statements are
presented on the accrual basis of accounting. Revenues are recognized when earned and
expenses are recognized when incurred.
Modified Accrual. The governmental funds financial statements are presented on the
modified accrual basis of accounting. Under the modified accrual basis of accounting,
revenues are recorded when susceptible to accrual; i.e. both measurable and available.
“Available” means collectible within the current period or within 60 days after year end.
Expenditures are generally recognized under the modified accrual basis of accounting when
the related liability is incurred. The exception to this general rule is that principal and
interest on long-term debt, if any, is recognized when due.
Budget
Budgets for the Special Revenue Funds are adopted on a basis consistent with generally
accepted accounting principles. All annual appropriations lapse at fiscal year end.
Cash and Investments
Cash includes amounts in demand deposit accounts as well as short-term investments with a
maturity date within three months of the date acquired by the Agency. Under state law, the
Agency may deposit funds in demand deposits, interest-bearing demand deposits or time
deposits with state banks organized under Idaho law and national banks having their
principle offices in Idaho. State statutes authorize the Agency to invest in obligations of the
U.S. Treasury, commercial paper, corporate bonds, and repurchase agreements.
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Notes to Financial Statements (continued)
September 30, 2017
1. Summary of Significant Accounting Policies (continued)
The Agency has elected to deposit cash in excess of immediate needs into the State of Idaho
Local Government Investment Pool (LGIP). The LGIP was established as a cooperative
endeavor to enable public entities of the State of Idaho to aggregate funds for investment.
This pooling is intended to improve administrative efficiency and increase investment yield.
The LGIP is managed by the State of Idaho Treasurer’s office. An annual audit of LGIP is
conducted by the State Legislative Auditors Office. The Legislative Auditor of the State of
Idaho has full access to the records of the LGIP. All other cash is deposited with local banks
in checking or savings accounts.
For deposits and investments, custodial credit risk is the risk that, in the event of the failure
of the counterparty, the Agency will not be able to recover the value of its deposits,
investments or collateral securities that are in the possession of an outside party. The Agency
does not have a policy for custodial credit risk outside of the deposit and investment
agreements. The Agency is authorized to invest in the LGIP. This pooling is intended to
improve administrative efficiency and increase investment yield. Investments are stated at
cost which approximates fair value.
Revenues and Property Taxes
Substantially all governmental fund revenues are accrued. Property taxes are billed and
collected within the same period in which the taxes are levied. The Agency does not levy
property taxes; however, it is entitled to the increase in property taxes levied by the taxing
districts after January 1, 1989.
In accordance with Idaho State law, property taxes are levied in September for each calendar
year. All of the personal taxes and half of the real property taxes are due by December 20.
The second half of the real property taxes is due by June 20. Property taxes attach as an
enforceable lien as of January 1 of the following year. Notice of foreclosure is filed by the
county clerk three years from the date of delinquency.
Expenditure
Expenditures are recognized when the related fund liability is incurred. Administrative
expenses reflect amounts paid or payable to the City of Idaho Falls. The Agency’s policy is
to first apply restricted resources when an expense is incurred for purposes for which both
restricted and unrestricted net position is available. When unrestricted resources are available
for use, it is the Agency’s policy to use committed resources first, then assigned, and then
unassigned as needed.
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Notes to Financial Statements (continued)
September 30, 2017
1. Summary of Significant Accounting Policies (continued)
Capital Assets
Capital assets such as streets, street improvements, water, sewer, and other capital
improvements, which the Agency pays for, are ultimately donated to the City of Idaho Falls,
Idaho.
Insurance
The Agency is exposed to certain risk of loss due to general liability, wrongful acts, faithful
performance, and crime. The Agency has elected to transfer these risks through the purchase
of insurance from a commercial enterprise.
Deferred Inflows of Resources
In addition to liabilities, the statement of financial position will sometimes report a separate
section for deferred inflows of resources. This separate financial statement element, deferred
inflows of resources, represents an acquisition of net position that applies to a future
period(s) and so will not be recognized as an inflow of resources (revenue) until that time.
The Agency’s deferred inflows of resources represent unavailable revenues from property
taxes, which arises only under a modified accrual basis of accounting and is reported only in
the governmental funds balance sheet. These amounts are deferred and recognized as an
inflow of resources in the period that the amounts become available.
Use of Estimates
The preparation of financial statements in conformity with generally accepted accounting
principles requires the Agency to make estimates and assumptions that affect the reported
amounts of assets and liabilities and disclosure of contingent assets and liabilities at the date
of the financial statements and the reported amount of revenues and expenditures during the
reporting period. Actual results could differ from those estimates.
Subsequent Events
In November 2017, the Agency authorized $532,000 of cash and a $133,000 promissory note
to be issued to Ball Ventures in place of the original agreement to issue a $665,000 note. In
November 2017, the Agency also transferred ownership of the land owned by the Agency to
IF-1, LLC pursuant to the disposition and development agreement for consideration of $1.
The Agency has evaluated subsequent events through February 8, 2018, the date which the
financial statements were available to be issued.
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Notes to Financial Statements (continued)
September 30, 2017
2. Cash and Investments
Deposits
At September 30, 2017, the carrying amount of the Agency’s deposits was $439,210 and the
respective bank balances totaled $465,443. Of the bank balances, $250,000 were insured or
collateralized with pooled securities held by the pledging financial institutions in the name of
the Agency.
Custodial Credit Risk, Deposits
Custodial credit risk is the risk that in the event of bank failure, the government’s deposits
may not be returned. As of September 30, 2017, $215,443 of the Agency’s deposits were not
covered by Federal deposit insurance or the Securities Investor Protection Corporation, and
thus were exposed to custodial credit risk.
Investments
As of September 30, 2017, the Agency had the following investments:

State Investment
Pool - Aa1/Aa+

Investment Maturities in Years
1-5
6-10
More than 10

Fair Value

Less than 1

$ 7,044,935

$ 7,044,935

$

-

$

-

$

-

$ 7,044,935

$ 7,044,935

$

-

$

-

$

-

Custodial Credit Risk Investments
As of September 30, 2017, the Agency’s investments were covered by collateral held by the
pledging financial institution’s trust department or agent in the name of the Agency, and thus
had no investments that were exposed to custodial credit risk.
Interest Rate Risk
As a means of limiting its exposure to fair value losses arising from changes in interest rates,
the agency structures its portfolio so that securities mature to meet cash requirements for
ongoing operations. The state investment pool is a short-term investment fund, participants
have overnight availability to their funds and the weighted average maturity of investments at
September 30, 2017, was 150 days.
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Notes to Financial Statements (continued)
September 30, 2017
2. Cash and Investments (continued)
Credit Risk
Credit risk is the risk that an issuer or other counter party to an investment will not fulfill its
obligations. It is the Agency’s policy to limit investments to the safest types and to diversify
the Agency’s investment portfolio so that potential losses on securities will be minimized.
The Agency follows Idaho statute that outlines qualifying investment options.
Reconciliation of cash and investments reported on the Statement of Net Position and
amounts classified as deposits for footnotes purposes:
Cash and investments as reported on the Statement of Net Position

$

Cash and investments classified as investments
Total deposits

7,484,145
(7,044,935)

$

439,210

3. Capital Assets
Capital assets such as streets, street improvements, water, sewer, and other capital
improvements, are ultimately donated to the City of Idaho Falls. During the current fiscal
year, the Agency completed costs related to certain owner participation and grant agreements
and other projects.
During the prior year, the Agency purchased real estate for $1,499,386, of which it retained
ownership as of the end of the fiscal year. The land will be sold in fiscal year 2018 according
to the disposition and development agreement which was executed in May 2017.
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Notes to Financial Statements (continued)
September 30, 2017
3. Capital Assets (continued)
Capital asset activity for the period ended September 30, 2017 was as follows:
Beginning
Balance

Increases

Ending
Balance

Decreases

Governmental Activities
Capital Assets,
not being Depreciated:
Land
$

1,499,386

Total Capital Assets,
not being Depreciated

1,499,386

Capital Assets

$

1,499,386

$

-

$

-

$

$

-

-

$

-

1,499,386

1,499,386
$

1,499,386

4. Long-term Liabilities
Governmental long-term liability activity for the year ended September 30, 2017, was as
follows:
Beginning
Balance
Snake River Allocation:
Promissory note 2004
River Commons
Allocation:
Promissory note 2008
(amended and restated
January 16, 2009)
Promissory note 2015
Promissory note 2015

$

Additions

2,734,905

$

8,812,602
363,614
250,000

-

$

-

$ 12,161,121

$

25

Ending
Balance

Reductions

-

$

(163,616)

$

2,571,289

(2,390)
-

8,812,602
361,224
250,000

(166,006)

$ 11,995,115

IDAHO FALLS REDEVELOPMENT AGENCY
Notes to Financial Statements (continued)
September 30, 2017
4. Long-term Liabilities (continued)
Snake River Allocation:
The Agency signed a $4,042,000 Participant Limited Recourse Promissory Note, Series 2004
on November 15, 2004. The note matures on December 31, 2018, and the interest rate is
5.0%.
River Commons Allocation:
The Agency signed a $6,906,310 Limited Recourse Promissory Note, Series 2008 on July 17,
2008. A cash payment of $40,000 was made concurrent with the signing of the note, for a
net principal balance of $6,866,310. The note matures on December 31, 2029, and the
interest rate is 6.25%. On January 16, 2009 the Agency approved an amendment and
restatement of this note to include an additional $1,946,292 for a total note balance of
$8,812,602. All other terms remained the same.
The Agency signed a $250,000 Limited Recourse Promissory Note, Series 2015 in December
2014 with BV Lending, LLC. The note matures on December 31, 2029, and the interest rate
is 4.5%.
The Agency signed a $365,000 Limited Recourse Promissory Note, Series 2015 in December
2014 with Bandon River, LLC. The note matures on December 31, 2029, and the interest
rate is 4.5%.
The above notes are not callable, unless in default, and are not subject to prepayment penalty
if redeemed. The Agency has agreed to pay the note holders 75% of the tax increment
monies which the Agency receives after deductions for the school credit, as set forth in the
law, commencing upon receipt of tax increment monies received from the sites (as defined in
the OPA’s) for the period outlined in the agreement or until the principal is retired,
whichever occurs first. The Agency’s obligation to the note holders shall only be to pay
above-described percentages or the amount of tax increment monies received by the Agency,
notwithstanding said amount may be reduced, curtailed, or limited in any way, and there
shall be no compounding of interest or amounts added to the principal in the event the tax
increment monies are reduced, curtailed or limited in any way.
Because the tax increment monies to be received subsequent to these contracts cannot be
reasonably estimated, debt service requirements through the next five years have not been
disclosed.
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5. Owner Participation Agreements
The Agency entered into an owner participation agreement (OPA) with BV Lending, LLC in
March of 2005 wherein the Agency agreed to participate in the cost of certain public
improvements referred to as the River Commons project in an amount not to exceed
$8,852,602. Construction costs of $8,852,602 were incurred and expensed in previous fiscal
years and a promissory note was issued for the amount of the expenditures.
In July 2013, the Agency amended the OPA with BV Lending, LLC. The amendment
approves additional private developments of Snake River Landing and the funding or
reimbursement of additional improvements. As part of the amendment, SRL Development,
LLC and Bandon River, LLC are included as participants in the OPA. The agency has
authorized reimbursement in cash of an additional $170,000 of costs incurred by Ball
Ventures for storm water facilities and other costs in the construction of Snake River Landing
and the issuance of a promissory note for remaining authorized costs of $500,000 to be
incurred on the construction of Whitewater Drive. The OPA also authorizes assistance in the
amount of $365,000 to Bandon River, LLC in the form of a promissory note for costs to be
incurred in conjunction with the River Commons project. In April 2015, the Agency
amended the OPA again to authorize additional cash assistance of $250,000 and a promissory
note for $250,000 at an interest rate of 4.5% in place of the original promissory note of
$500,000 that was authorized. During previous fiscal years, the Agency paid $420,000 of
cash assistance under the amendments and issued promissory notes of $250,000 and
$365,000 to Ball Ventures and Bandon River, LLC, respectively. In March 2016, the
Agency amended the agreement to authorize assistance of $665,000 in the form of a
promissory note to Ball Ventures for lava rock removal costs to be incurred in the
development of Snake River Landing. In November 2017, the Agency approved $532,000 of
the $665,000 note to be paid currently in cash, with the remaining $133,000 to be issued as a
promissory note. As of September 30, 2017, no promissory note has been issued.
In July 2015, the Agency entered into an OPA with Eagle Ridge Development, LLC. As part
of the OPA, the Agency executed a quitclaim deed to transfer ownership of a 1.326 acre
parcel of land, together with a public utility easement, to Eagle Ridge Development on July
10, 2015. The Agency also agreed to participate in the costs of certain public improvements
up to a maximum of $1,752,624. Upon completion of the project, the Agency will execute a
limited recourse promissory note for the amount determined, which shall be paid by the
Agency from future tax revenues generated by the improvements. The promissory note will
not bear any interest. As of September 30, 2017, no promissory note has been issued under
this agreement.
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5. Owner Participation Agreements (continued)
In May 2016, the Agency entered into an OPA with IF Spring LLC. As part of the
agreement, IF Spring LLC will construct certain improvements to the Greenbelt, River Walk
Drive, and the Springhill Suites site. The Agency has agreed to participate in the costs of
these improvements up to a maximum of $3,489,000 in the form of cash assistance, with
$185,000 to be paid to the developer upon donation of property to the City of Idaho Falls and
the remaining to be paid upon completion of other improvements in three stages. During
2016, $185,000 was paid to the developer in accordance with the agreement. In 2017, an
additional $2,216,032 was paid under the agreement.
6. Commitments
River Walk Drive
During 2016, the Agency committed to providing $3,489,000 to assist with certain
improvements to the Greenbelt, River Walk Drive, and the Springhill Suites site. These
commitments are part of the OPA with IF Spring LLC. Costs of $185,000 were reimbursed
in the prior fiscal year. Costs of $2,216,032 were reimbursed in the current fiscal year. Costs
of $185,000 were reimbursed in the current fiscal year. As of September 30, 2017, the
Agency has a commitment of $1,087,968 remaining on the project.
IF-1, LLC
In June 2016, the Agency entered into an Agreement to Negotiate Exclusively with IF-1,
LLC for the redevelopment of real property currently owned by the Agency. In 2017, the
Agency and IF-1, LLC entered into a Disposition and Development Agreement to transfer
the real property from the Agency to IF-LLC in exchange for consideration. As part of the
agreement, the Agency has also committed an additional $4,200,000 to the project which will
be used to cover the Agency’s, closing costs, remediation costs, and the purchase of the
parking garage and plaza included in the development plan after it is constructed by IF-1,
LLC. As of September 30, 2017, the Agency has a commitment of $4,200,000 remaining on
the project. The Agency transferred title to the real property in November 2017.
Pioneer Road
In December 2016, the Agency entered into a grant participation agreement with GFB, LLC,
under which the Agency agreed to contribute an amount to assist with the remediation and
redevelopment of real estate at Eagle Rock Town Center. The agreement limits participation
by the Agency to $192,000 of reimbursed costs. No payments had been made as of
September 30, 2017, and a commitment of $192,000 remains on the project.
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6. Commitments (continued)
Clocktower, LLC
In September 2017, the Agency entered into a grant participation agreement with
Clocktower, LLC, under which the Agency committed to assist with rock blasting at the
project site at Taylor Crossing. The agreement limits participation by the Agency to
$125,000 of reimbursed costs. No payments had been made as of September 30, 2017, and a
commitment of $125,000 remains on the project.
Bonneville Hotel
In June 2017, the Agency entered into a Disposition and Development Agreement with The
Housing Company for the redevelopment of the Bonneville Hotel. The Agency has an
option to purchase the Bonneville Hotel for $1,500,000, which will be exercised upon The
Housing Agency meeting all of the requirements set forth in the Disposition and
Development Agreement. The Agency has committed to sell the hotel to The Housing
Company at a purchase price of $940,000 minus an improvement discount of $440,000 for a
final price of $500,000. During the current fiscal year, the Agency paid $100,000 for a
purchase option on the hotel, which will be applied to the purchase price when the option is
exercised. As of September 30, 2017, the Agency has a commitment of $1,400,000
remaining on the project.
7.

Related Party
The Agency is a component unit of the City of Idaho Falls, Idaho (the City). The City
provides administrative services to the Agency on an annual basis. During the current fiscal
year, the Agency paid the City $47,722 for administrative services and reimbursement for
office expenses.
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8. Fair Value Measurements
The Agency has implemented GASB No. 72, Fair Value Measurement and Application.
This guidance requires government entities to measure investments and certain other items at
fair value. The objective is to enhance comparability of financial statements among
governments by requiring measurement of certain assets and liabilities at fair value using a
consistent and more detailed definition of fair value and accepted valuation techniques. This
guidance clarifies that fair value is an exit price, representing the amount that would be
received to sell an asset or paid to transfer a liability in an orderly transaction between market
participants. Under this guidance, fair value measurements are not adjusted for transaction
costs. This guidance establishes a fair value hierarchy that prioritizes the inputs to valuation
techniques used to measure fair value. The hierarchy gives the highest priority to unadjusted
quoted prices in active markets for identical assets or liabilities (Level 1 measurements) and
the lowest priority to unobservable inputs (Level 3 measurements).
GASB No. 72 specifies a hierarchy of valuation techniques based upon whether the inputs to
those valuation techniques reflect assumptions other market participants would use based
upon market data obtained from independent sources (observable inputs). The following
summarizes the fair value hierarchy:
Level 1 Inputs – Unadjusted quoted market prices for identical assets and liabilities in
an active market.
Level 2 Inputs – Inputs other than the quoted process in active markets that are
observable either directly or indirectly.
Level 3 Inputs – Inputs based on prices or valuation techniques that are both
unobservable and significant to the overall fair value measurements.
GASB No. 72 requires the use of observable market data, when available, in making fair
value measurements. When inputs used to measure fair value fall within different levels of
the hierarchy, the level within which the fair value measurement is categorized is based on
the lowest level input that is significant to the fair value measurements. Valuation techniques
used need to maximize the use of observable inputs.
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8. Fair Value Measurements (continued)
Fair value assets measured on a recurring basis at September 30, 2017 are as follows:

Fair
Value
State investment pool
Total

Fair Value Measurements at Reporting Date Using
Quoted
Prices
in Active
Markets for
Significant
Identical
Other
Significant
Assets/
Observable
Unobservable
Liabilities
Inputs
Inputs
(Level 1)
(Level 2)
(Level 3)

$

7,044,935

$

7,044,935

$

-

$

-

$

7,044,935

$

7,044,935

$

-

$

-

All investments have been valued using a market approach. There were no changes in the
valuation techniques during the year. There are no assets or liabilities measured at fair value
on a nonrecurring basis.
9. Fund Balances
Fund balance is classified depending on the relative strength of the spending constraints
placed on the purposes for which resources can be used as follows:
Nonspendable fund balance – amounts that cannot be spent because they are either (1) not
in spendable form or (2) legally or contractually required to be maintained intact.
Restricted fund balance – amounts constrained to specific purposes externally imposed by
creditors (such as through debt covenants), grantor and contributors, or laws, or regulations
of other governments, or through constitutional provisions, or by enabling legislation.
Committed fund balance – amounts that can only be used for specific purposes, pursuant to
constraints imposed by formal action of the government’s highest level of decision making
authority. In the case of the Agency it is by Board action.
Assigned fund balance – amounts that are constrained by the government’s intent to be used
for specific purposes, but are neither restricted nor committed.
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9. Fund Balances (continued)
Unassigned fund balance – amounts that represent fund balance that has not been assigned
to other funds and that has not been restricted, committed, or assigned to specific purposes
within the general fund. In other governmental fund, it may be necessary to report a negative
residual balance as unassigned.
Snake
River
Allocation
Fund
Fund Balances:
Committed to:
River Walk Drive
$ 1,087,968
Pioneer Road
192,000
Clocktower
125,000
IF-1 (Kelsh property)
4,200,000
Bonneville Hotel
1,400,000
Assigned
Unassigned
(1,027,979)
Total Fund Balances

$ 5,976,989

River
Commons
Allocation
Fund

PancheriYellowstone
Allocation
Fund

Eagle
Ridge
Allocation
Fund

Jackson Hole
Junction
Allocation
Fund

Total

$

729,961
-

$

724,523
-

$

42,568
-

$

11,258
-

$ 1,087,968
192,000
125,000
4,200,000
1,400,000
1,508,310
(1,027,979)

$

729,961

$

724,523

$

42,568

$

11,258

$ 7,485,299
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IDAHO FALLS REDEVELOPMENT AGENCY
Snake River Allocation Fund
Schedule of Revenues, Expenditures, and Changes in Fund Balance – Budget to Actual
Year Ended September 30, 2017

Original and
Final Budget
Amounts
Revenues
Property taxes
Penalties and interest
Earnings on investments

$

Total Revenues

2,080,000
6,500

Actual
Amounts
$

2,267,451
15,048
46,023

Variance with
Final Budget
Positive
(Negative)
$

187,451
15,048
39,523

2,086,500

2,328,522

242,022

37,500
2,200
63,500
19,800

32,460
2,181
68,941
3,918

5,040
19
(5,441)
15,882
600,000
(131,757)
(163,616)

Expenditures
Administrative
Insurance
Professional services
Office and other
Debt service
75% of OPA
Interest
Principal
Capital Outlay:
Cost of construction

600,000
-

131,757
163,616

6,045,000

2,467,539

3,577,461

Total Expenditures

6,768,000

2,870,412

3,897,588

Net change in fund balance

(4,681,500)

Fund balance October 1, 2016
Fund balance September 30, 2017

(541,890)

4,681,500

$

-

4,139,610

6,518,879

$

5,976,989

See Independent Auditors’ Report.
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1,837,379

$

5,976,989

IDAHO FALLS REDEVELOPMENT AGENCY
River Commons Allocation Fund
Schedule of Revenues, Expenditures, and Changes in Fund Balance – Budget to Actual
Year Ended September 30, 2017

Original and
Final Budget
Amounts
Revenues
Property taxes
Penalties and interest
Earnings on investments

$

Total Revenues
Expenditures
Administrative
Professional services
Office and other
Debt service
75% of OPA
Interest
Principal
Capital Outlay:
Cost of construction
Total Expenditures
Net change in fund balance
Fund balance October 1, 2016
Fund balance September 30, 2017

$

860,000
500

Actual
Amounts
$

943,261
1,864
3,822

Variance with
Final Budget
Positive
(Negative)
$

83,261
1,864
3,322

860,500

948,947

88,447

2,500
11,300
1,000

11,600
167
-

(9,100)
11,133
1,000

350,000
-

703,093
2,390

350,000
(703,093)
(2,390)

665,000

-

665,000

1,029,800

717,250

312,550

(169,300)

231,697

400,997

169,300

498,264

328,964

-

$

See Independent Auditors’ Report.
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729,961

$

729,961

IDAHO FALLS REDEVELOPMENT AGENCY
Pancheri-Yellowstone Allocation Fund
Schedule of Revenues, Expenditures, and Changes in Fund Balance – Budget to Actual
Year Ended September 30, 2017

Original and
Final Budget
Amounts
Revenues
Property taxes
Penalties and interest
Earnings on investments

$

Total Revenues

85,000
250

Actual
Amounts
$

94,468
352
4,823

Variance with
Final Budget
Positive
(Negative)
$

9,468
352
4,573

85,250

99,643

14,393

Expenditures
Administrative
Professional services
Office and other

2,500
1,600
1,000

2,300
-

200
1,600
1,000

Total Expenditures

5,100

2,300

2,800

80,150

97,343

17,193

(80,150)

627,180

707,330

Net change in fund balance
Fund balance October 1, 2016
Fund balance September 30, 2017

$

-

$

See Independent Auditors’ Report.
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724,523

$

724,523

IDAHO FALLS REDEVELOPMENT AGENCY
Eagle Ridge Allocation Fund
Schedule of Revenues, Expenditures, and Changes in Fund Balance – Budget to Actual
Year Ended September 30, 2017

Original and
Final Budget
Amounts
Revenues
Property taxes

$

Total Revenues

35,000

Actual
Amounts
$

39,421

Variance with
Final Budget
Positive
(Negative)
$

4,421

35,000

39,421

4,421

Expenditures
Administrative
Professional services
Capital Outlay:
Cost of construction

2,500
8,100

48
-

2,452
8,100

1,150,000

-

1,150,000

Total Expenditures

1,160,600

48

1,160,552

(1,125,600)

39,373

1,164,973

1,125,600

3,195

(1,122,405)

Net change in fund balance
Fund balance October 1, 2016
Fund balance September 30, 2017

$

-

$

See Independent Auditors’ Report.
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42,568

$

42,568

INDEPENDENT AUDITORS’ REPORT ON INTERNAL CONTROL
OVER FINANCIAL REPORTING AND ON COMPLIANCE AND
OTHER MATTERS BASED ON AN AUDIT OF FINANCIAL
STATEMENTS PERFORMED IN ACCORDANCE WITH
GOVERNMENT AUDITING STANDARDS
To the Board of Trustees
Idaho Falls Redevelopment Agency
Idaho Falls, Idaho
We have audited, in accordance with the auditing standards generally accepted in the United
States of America and the standards applicable to financial audits contained in Government
Auditing Standards issued by the Comptroller General of the United States, the financial
statements of the governmental activities and each major fund of the Idaho Falls Redevelopment
Agency (the Agency), as of and for the year ended September 30, 2017, and the related notes to
the financial statements, which collectively comprise Idaho Falls Redevelopment Agency’s basic
financial statements, and have issued our report thereon dated February 8, 2018.
Internal Control Over Financial Reporting
In planning and performing our audit of the financial statements, we considered Idaho Falls
Redevelopment Agency’s internal control over financial reporting (internal control) to determine
the audit procedures that are appropriate in the circumstances for the purpose of expressing our
opinions on the financial statements, but not for the purpose of expressing an opinion on the
effectiveness of the Idaho Falls Redevelopment Agency’s internal control. Accordingly, we do
not express an opinion on the effectiveness of the Idaho Falls Redevelopment Agency’s internal
control.
A deficiency in internal control exists when the design or operation of a control does not allow
management or employees, in the normal course of performing their assigned functions, to
prevent, or detect and correct, misstatements on a timely basis. A material weakness is a
deficiency, or a combination of deficiencies, in internal control, such that there is a reasonable
possibility that a material misstatement of the entity’s financial statements will not be prevented,
or detected and corrected on a timely basis. A significant deficiency is a deficiency, or a
combination of deficiencies, in internal control that is less severe than a material weakness, yet
important enough to merit attention by those charged with governance.
Our consideration of internal control was for the limited purpose described in the first paragraph
of this section and was not designed to identify all deficiencies in internal control that might be
material weaknesses or, significant deficiencies. Given these limitations, during our audit we did
not identify any deficiencies in internal control that we consider to be material weaknesses.
However, material weaknesses may exist that have not been identified.
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Compliance and Other Matters
As part of obtaining reasonable assurance about whether the Idaho Falls Redevelopment
Agency’s financial statements are free from material misstatement, we performed tests of its
compliance with certain provisions of laws, regulations, contracts, and grant agreements,
noncompliance with which could have a direct and material effect on the determination of
financial statement amounts. However, providing an opinion on compliance with those
provisions was not an objective of our audit, and accordingly, we do not express such an opinion.
The results of our tests disclosed no instances of noncompliance or other matters that are
required to be reported under Government Auditing Standards.
Purpose of this Report
The purpose of this report is solely to describe the scope of our testing of internal control and
compliance and the results of that testing, and not to provide an opinion on the effectiveness of
the entity’s internal control or on compliance. This report is an integral part of an audit
performed in accordance with Government Auditing Standards in considering the entity’s
internal control and compliance. Accordingly, this communication is not suitable for any other
purpose.

Idaho Falls, Idaho
February 8, 2018
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