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BOISE CENTRAL DISTRICT
2007 AMENDED AND RESTATED
URBAN RENEWAL PLAN

BOISE REDEVELOPMENT AGENCY

Section 100 INTRODUCTION

This is the Boise Central District 2007 Amended and Restated Urban Renewal Plan (the
“Plan” or “2007 Amended Plan”) for the Boise Central District Redevelopment Project (the
“Project”) in the City of Boise, (the “City”), County of Ada, State of Idaho, and consists of the
text and Attachments Nos. 1 through 5 (collectively the “Attachments”) which are listed at the
conclusion of this Section 100; Exhibit A: Boise City Council Resolution No. 7995, a resolution
designating a certain described area of Boise City as Downtown Improvement Area; and the
Appendix.

Attachment No. 3 contains several planning documents which generally describe the
overall Project and identify certain specific public and private capital improvement projects.
Because of the changing nature of the Project, these documents, by necessity, must be dynamic
and flexible. The Redevelopment Agency of the City of Boise (the “Agency”) anticipates that
these documents will be modified as circumstances warrant. Any modification, however, shall
not be deemed as an amendment of this Plan. No modification will be deemed effective if it is
in conflict with this Plan. The planning documents are generally illustrative, do not constitute
specific portions of the Plan, and are not deemed part of the Plan. Provided, however, prior to
the adoption of any proposed modification to the planning documents, the Agency shall notify
the City and publish a public notice of such proposed modification at least thirty (30) days
prior to the consideration of such proposed modification, thus providing the City and any other
interested person or entity an opportunity to comment on said proposed modification. The
planning documents apply to redevelopment activity within the Project Area as described
herein. In the event of any conflict between this Plan and the planning documents in
Attachment No. 3, the provisions of this Plan shall control.

The Attachments to this Plan are identified as follows:

Attachment No. 1: Description of Revised Project Area and EXisting Revenue
Allocation Area Boundaries

Attachment No. 2: Revised Project Area and Existing Revenue Allocation Area Map

Attachment No. 3: Planning Documents, consisting of the following:
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Attachment No. 3A
Boise Downtown Urban Design Plan, Volume 1: Framework Master Plan and
Design Guidelines, adopted April 1, 1986;

Attachment No. 3B
Boise Downtown Urban Design Plan, VVolume 2: Public Capital Improvements
Projects, accepted April 1, 1986;

Attachment No. 3C
Boise Downtown Redevelopment Project Parking Plan, accepted October 1986;

Attachment No. 3D
[Reserved]

Attachment No. 3E
Boise Downtown Development Strategy, accepted February 1987, as amended
in June 1990 and July 1994;

Attachment No. 3F

Downtown Boise Streetscaping Standards - 2007, updated in part and approved
by the Agency pursuant to Resolution No. 1090 dated March 12, 2007 or as
thereafter amended; and

Attachment No. 3G

Downtown Boise Elements of Continuity - 2007, updated in part and approved
by the Agency pursuant to Resolution No. 1090 dated March 12, 2007 or as
thereafter amended.

Attachment No. 4: Map Depicting Current Zoning Within Project Area and Revenue
Allocation Area

Attachment No. 5: Statement of Objectives, Costs and Tax Impact

Attachment No. 5A: Economic Pro Forma;

Attachment No. 5B: Tax Impact;

Attachment No. 5C
Table 5C: Urban Renewal Activities Undertaken Using Federal Urban Renewal
Funds and CDBG Funds 1967-2003;

Attachment No. 5D
Table 5D: Bonds Issued to Finance Parking Garages in the Central Public Parking
System; and
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Attachment No. 5E
Table 5E: Urban Renewal Activities Funded by Revenue Allocation Funds
Other than Public Parking Garages.

These documents have been separately prepared and separately considered and
approved by the Agency. This 2007 Amended Plan was prepared by the Agency pursuant to
the State of Idaho (Idaho Urban Renewal Law, Chapter 20, Title 50, Idaho Code as of this date,
the “Law”), the Local Economic Development Act (Chapter 29, Title 50, Idaho Code as of this
date, the “Act”), the Idaho Constitution, and all applicable local laws and ordinances.

The Agency is now known as the Capital City Development Corporation.

References to the Project Area and to the Revenue Allocation Area (“Revenue
Allocation Area”) in this 2007 Amended Plan are to the area described in Attachment No. 1
and depicted in Attachment No. 2.

The proposed redevelopment of the Project Area as described in this Plan conforms to
the 1997 Boise City Comprehensive Plan (the “1997 Comprehensive Plan”) adopted by the
Boise City Council (“City Council”) on January 21, 1997 (Ordinance No. 5775).

This Plan provides the Agency with powers, duties and obligations to implement and
further the program generally formulated in this Plan for the redevelopment, rehabilitation, and
revitalization of the area within the boundaries of the Project (the “Project Area”). Because of
the long-term nature of this Plan, and the need to retain in the Agency flexibility to respond to
market and economic conditions, property owner and developer interests and opportunities
from time to time presented for redevelopment, this Plan does not present a precise plan or
establish specific projects for the redevelopment, rehabilitation, and revitalization of any area
within the Project Area, nor does this Plan present specific proposals in an attempt to solve or
alleviate the concerns and problems of the community relating to the Project Area. Instead, this
Plan presents a process and a basic framework within which specific plans will be presented,
specific projects will be established, and specific solutions will be proposed, and by which
tools are provided to the Agency to fashion, develop, and proceed with such specific plans,
projects, and solutions.

The term “Project” is used herein to describe the overall activities defined in this Plan.
Reference is specifically made to Idaho Code Section 50-2018(10) for the various activities
contemplated by the term “Project.” Such activities include both private and public
development of property within the Urban Renewal Area. The term “Project” is not meant to
refer to a specific activity or development scheme.

Any allowed uses or activities described herein by either the Agency or other public
entities or private entities shall be deemed examples only. Any use allowed by the Boise City
Zoning Ordinance (Title 11 of the Boise City Code) as it now exists or is hereafter amended
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(“Boise City Zoning Ordinance”) which meets the objectives of this Plan shall be deemed

allowed.

The purposes of the Law will be attained through, and the major goals of this Plan are:

a.

Eliminating environmental deficiencies in the Project Area, including, among
others, obsolete and aged building types, substandard alleys, and deteriorated
public improvements.

Assembling land into parcels suitable for modern, integrated development with
improved pedestrian and vehicular circulation in the Project Area.

Planning, redesigning, and developing undeveloped areas which are stagnant or
improperly utilized.

Encouraging use of the City’s geothermal resource.
Strengthening retail and other commercial functions in the downtown area.

Strengthening of the economic base of the Project Area and the community by the
installation of needed site improvements to stimulate new commercial expansion,
employment, and economic growth.

Providing adequate land for parks, plazas and open spaces.

Establishing and implementing performance criteria to assure high site design
standards and environmental quality and other design elements which provide
unity and integrity to the entire Project.

Providing housing within the downtown core area.

Addressing transportation and parking needs through street improvements, traffic
demand management, intelligent transportation systems, transit, and parking
facilities and the expansion of a system of bicycling- and pedestrian-oriented
corridors in the Project Area.

Strengthening the tax base by encouraging private development thus increasing
the assessed valuation of properties within the Revenue Allocation Area and the
Project Area as a whole, and benefiting the various taxing districts in which the
Urban Renewal Area is located.
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Section 101  General Procedures of the Agency

Under the Law, the Agency is governed by the Idaho Open Meeting Law, the Public
Records Act, the Ethics in Government Act, financial reporting requirements under Idaho Code
Section 67-450B, and the competitive bidding requirements under Chapter 28, Title 67, Idaho
Code.

Generally, the Agency shall conduct all meetings in open session and allow meaningful
public input as mandated by the issue considered or by any statutory or regulatory provision.
Whenever in this Plan it is stated that the Agency may modify, change, or adopt certain policy
statements or contents of this Plan not requiring a formal amendment to the Plan as required by
the Law or the Act, it shall be deemed to mean a consideration by the Board of such policy or
procedure, duly noticed upon the Agency meeting agenda, considered by the Agency at an open
public meeting, and adopted by a majority of the members present, constituting a quorum, unless
any provision herein provides otherwise.

Section 102 Conformance with Federal Regulations

Beginning in the late 1960s, the Agency received a series of federal loans and grants to
undertake redevelopment of two urban renewal project areas in downtown Boise (Idaho R-4 and
R-5). These two areas were later consolidated into the Central Urban Renewal District. For the
most part, the Agency used the federal funds received to acquire ten city blocks in the project
areas for the purpose of undertaking a major retail project.

With passage of the Housing and Community Development Act of 1974, as amended
(“Community Development Act”), the federal government created the Community Development
Block Grant (“CDBG”) Program as a successor program to the federal urban renewal program.
The regulations governing the CDBG program included provisions for the transfer of unused
funds, assets purchased with these funds and program income derived from assets acquired
through the federal urban renewal program to the CDBG program.

In 1979, the City, the Agency, and the United States Department of Housing and
Urban Development (“HUD”) entered into a closeout agreement affecting a financial settlement
of urban renewal projects with HUD. At the time of the closeout agreement, the Agency had not
completed all of the activities anticipated by the Plan, and the agreement provided a means of
continuing implementation of urban renewal activities. By virtue of the agreement, all federal
funds previously committed to the Agency were reserved by HUD for use by the City in its
CDBG program. Since 1979, the Agency has been a subrecipient of CDBG funds derived from
unexpended urban renewal funds and program income held by the City for use by the Agency.
Most of the program income has been generated from the Agency’s sale of properties acquired
using federal funds. The Agency has received funds for urban renewal activities such as
installing streetscapes, building the Grove Plaza and the Grove Street parking garage,
undergrounding and relocating utilities, and street reconstruction in the Project Area.
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In using CDBG funds for implementation of the Plan, the Agency has acted under the
authority of the Community Development Act. Therefore, all federal funds currently designated
for use by the Agency shall be spent in accordance with the applicable regulations implementing
the Community Development Act. As a subrecipient of CDBG funds the Agency must comply
with various federal regulations concerning the CDBG program, inter alia, Section 106 of the
Historic Preservation Act of 1966.

Section 103 Conformance with Idaho Urban Renewal Law

The laws of the State of Idaho allow for an Urban Renewal Plan to be submitted by any
interested person or entity in an area certified as an Urban Renewal Area by the Boise City
Council. The Boise Central District Urban Renewal Area Plan was certified by the Council on
May 22, 1967 (the “1967 Plan”).

In accordance with the Law, the 1967 Plan was submitted to the Boise City Planning &
Zoning Commission by the City Council. After consideration of the 1967 Plan, the Commission
filed a resolution with the City Council stating that the 1967 Plan was in conformity with A
Policy for the Boise Metropolitan Area.

In accordance with the Law, the Agency proposed the 1987 Boise Central District
Amended and Restated Urban Renewal Plan (the “1987 Amended Plan”) to the City Council by
Resolution No. 527 on June 11, 1987, and the City Council submitted the 1987 Amended Plan to
the Boise City Planning & Zoning Commission. After consideration of the 1987 Amended Plan,
the Commission filed a resolution dated June 3, 1987 with the City Council stating that the 1987
Amended Plan was in conformity with the Boise Comprehensive General Plan.

Pursuant to the Law, the City Council, having published due notice thereof, a public
hearing was held on the 1987 Amended Plan. Notice of the hearing was duly published in a
newspaper having general circulation. The City Council adopted the 1987 Plan on August 18,
1987, by Ordinance No. 5026.

In accordance with the Law, the Agency proposed the 1994 Boise Central District
Amended and Restated Urban Renewal Plan (the “1994 Amended Plan”) to the City Council by
Resolution No. 676 on October 27, 1994, and the City Council submitted the 1994 Amended
Plan to the Boise City Planning & Zoning Commission. After consideration of the 1994
Amended Plan, the Commission filed a resolution dated November 7, 1994 with the City Council
stating that the 1994 Amended Plan was in conformity with the Boise City Metro Plan.

Pursuant to the Law, as amended, and the local Economic Development Act, the City
Council having published due notice thereof, a public hearing was held on the 1994 Amended
Plan. Notice of the hearing was duly published in a newspaper having general circulation. The
City Council adopted the 1994 Amended Plan as amended on December 6, 1994, by Ordinance
No. 5597.
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In accordance with the Law, the Agency proposed the 2007 Amended Plan to the City
Council by Resolution No. 1090 on March 12, 2007, and the City Council submitted the 2007
Amended Plan to the Boise City Planning & Zoning Commission. After consideration of the
2007 Amended Plan, the Commission filed a resolution dated April 23, 2007 with the City
Council stating that the 2007 Amended Plan was in conformity with the 1997 Comprehensive
Plan.

Pursuant to the Law, the City Council having published due notice thereof, a public
hearing was held on the 2007 Amended Plan dated June 5, 2007. Notice of the hearing was duly
published in a newspaper having general circulation. The City Council adopted the 2007
Amended Plan as amended on June 26, 2007, by Ordinance No. O-50-07.

Section 104 Summary of Local Urban Renewal Activities
Section 104.01 Changes to Previous Urban Renewal Plans

Because of certain federal urban renewal regulations, two urban renewal plans existed
between the late 1960s and 1987, even though the contents and substance of the plans were
virtually the same. Two project areas were identified, adjacent to each other. Because of the
change in 1979 from operating under the federal urban renewal regulations to CDBG regulations,
there was no necessity to maintain the distinction between the project areas. In the 1987 Plan this
distinction was eliminated.

Another remnant of the urban renewal regulations is the previous distinction between
federally assisted and non-federally assisted areas in the overall project area. Presumably all of
the regulations and standards of previous urban renewal plans, including acquisition, would
apply in the non-federally aided jurisdiction, but no federal funds were available to complete
those activities. This distinction is no longer significant, because of the change from urban
renewal to CDBG program jurisdiction.

Under the previous plans, the non-federal aid area was subject to the design review
aspects of the plan. The City Council granted the Agency design review authority over the
Project Area as it existed on January 2, 1985 with adoption of Ordinance No. 4816. This
designation was reconfirmed by Ordinance No. 5233 adopted May 8, 1990, Chapter 7, Title 11,
Boise City Code. On March 30, 1999, the City Council adopted Ordinance No. 5907 which
changed the designation of design review authority for the Project Area from the Agency to the
City, and required that applications for design review approval in the Downtown Design (“DD”)
overlay zoning district shall include written comments from the Agency (Boise City Zoning
Section 11-07-02.01).

The City Council passed amendments to the Metro Plan affecting the Project Area on
May 25, 1993 in form of the 1993 Downtown Boise Plan (Ordinance No. 5464). Those changes
are summarized as follows:
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The purpose of the 1993 Downtown Boise Plan is to preserve and
enhance the strengths of businesses in and around the Central
Business District by providing guidance for future growth and
development in the downtown area. The plan promotes downtown as a
dynamic and viable employment, business, and service center for the
region by emphasizing its economic and cultural strengths. The plan
also promotes downtown’s potential to be a desirable residential
neighborhood. [Based on Executive Summary to 1993 Downtown
Boise Plan]

As a result of the adoption of the 1993 Downtown Boise Plan, the City Council passed
Ordinance No. 5464 on June 29, 1993 which established the Central Business or C-5 District
(“C-5 District”) classification. The purpose of the C-5 District was stated as follows:

Purpose: It shall be the purpose of the Central Business or C-5
District classification to establish a distinct zone regulated to address
the needs of the City’s Central Business District and to provide for
activities conducive to a compact concentrated urban downtown
commercial center. [Boise City Zoning Ordinance, Section 11-4-
06.06]

The City Council adopted the 1997 Comprehensive Plan by Ordinance No. 4775,
effective January 21, 1997. The 1997 Comprehensive Plan includes an Objective 17 in Chapter
8: Land Use that pertains to the Downtown Planning Area overall and to the Project Area in
particular. Policies contained in the 1993 Downtown Boise Plan were incorporated into the 1997
Comprehensive Plan in a summarized form, and the 1993 Downtown Boise Plan has been
incorporated into the 1997 Comprehensive Plan by reference.

Land use policies in the 1997 Comprehensive Plan for the Downtown planning area are
summarized below:

a. Downtown shall be acknowledged as the civic, economic and cultural center of
the Boise City Planning Area. It shall continue to develop with a concentrated,
higher density Central Business District (CBD) and integrated subdistricts.

b. Downtown shall continue to develop with a traditional mix of uses including
retail, office, civic, cultural, entertainment and residential.

C. The residential component of Downtown shall be given particular emphasis to
encourage living opportunities within walking distance of the Downtown
employment center.
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Downtown shall continue to house the administrative offices of local, State and
Federal Government, the County Courthouse and other existing social service
providers.

Adaptive reuse of the Downtown area’s historic buildings shall be promoted.

Additional civic open space facilities shall be incorporated into the Downtown
environment.

Strip commercial, auto-intensive uses shall not be allowed in the Downtown CBD
(west of Americana).

A strate%y plan shall be prepared to provide a distinct identify for the area around
South 8" Street as a cultural district.

Downtown shall continue to develop with a framework of streets, paths and open
spaces that build on existing networks and strengthen connections to the Boise
River and between subdistricts.

Street level pedestrian activity shall be specifically enhanced through the design
and orientation of new buildings and parking facilities.

Downtown shall continue to improve as a transit destination.

New parking facilities in the Downtown shall be located in structures whenever
possible. New surface parking shall be located in block interiors or buffered to
avoid exposure to the street frontage.

Boise City’s parking code shall incorporate maximum as well as minimum
requirements for parking and shall facilitate shared parking.

Neighborhoods adjacent to Downtown shall be protected from parking spill-over,
and creation of peripheral parking lots for employees with shuttle service to
downtown shall be considered.

The Near North End shall be protected from excessive parking lot and office
development.

Under the Law and Act and previous Urban Renewal Plans, certain changes or
amendments which were substantive in nature required consent of any property owner who had
previously acquired real property from the Agency if his property interest is substantially
affected by the proposed modification. While this current Plan is substantially different in form,
the overall substance of land use, purpose, and interest is similar to all plans previously adopted.
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Section 303.04 provides a listing of the Disposition and Development Agreements
(“DDASs”) between the Agency and property owners who acquired property from the Agency,
and the current status of these DDAs. Consent to changes in the Plan is no longer required from
property owners who have received or who are eligible to receive a certificate of completion
from the Agency, or with whom the Agency has executed a termination agreement for the DDA
for such property.

Previously, substantial changes were regarded as revisions in project boundaries, land
uses permitted, acquisition of properties not designated for acquisition, structures feasible for
rehabilitation, and other changes which would violate the objectives of previous plans. The 2007
Amended Plan revises project boundaries in order to align the 1965 Project Area with the
Revenue Allocation Area established for the Central District in 1987 as provided in Idaho Code
50-2904. There has been no change in land uses permitted other than to recognize the provisions
of the Boise City Zoning Ordinance; thus the text of this Plan does not violate any of the
objectives of previous plans.

A public meeting regarding the 2007 Amended Plan before the Agency was held on
February 12, 2007, with public notice published on January 30, 2007. Consideration of the 2007
Amended Plan by the Agency was continued to March 12, 2007, with public notice of the
continuation published on March 5, 2007. A public hearing before the City Council was held on
June 5, 2007 to invite comment from property owners on the 2007 Amended Plan, with public
notice published on May 4 and May 19, 2007. Community meetings were held on August 10,
2006 and on January 6, 2007, with notice sent by first class mail to property owners on record
with the Ada County Assessor in the Central District, also to invite comment.

Section 104.02 History of Agency Activities
a. Activities Undertaken with Federal Funds

Since adoption of the original Plan in 1967, the Agency has embarked on a
comprehensive program of activities to improve the Project Area. Between 1967 and 1979, these
activities were undertaken by the Agency using a combination of loans and grants made
available under the federal urban renewal program administered by HUD. In 1974, the CDBG
program replaced the federal urban renewal program, and in 1979, the Agency entered into a
closeout agreement with the City and HUD that transferred unused urban renewal funds, and any
program income derived from the use of these funds, from the Agency to the City for use in the
City’s CDBG program. Since 1979, the City has more or less reserved these funds for
completion of urban renewal activities in the Project Area. The Agency has received funding
allocations to continue urban renewal activities and to make progress toward completion of the
Plan by way of cooperative agreements with the City.

Table 5C in Attachment No. 5 summarizes the activities undertaken using federal urban
renewal funds and CDBG funds, and if available, the direct private investment prompted by the
Agency’s use of these funds. The primary use of these funds has been for land acquisition and
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either clearance of existing buildings to create building sites for new development or for
renovation of existing buildings for new uses. In some cases, land acquisition resulted in sites
for new public facilities including the Boise City Hall, the former Ada County Administration
Building, Ninth Street Garage and the Grove Plaza. Federal funds were also used for street,
streetscaping and transit improvements, and to a limited degree, public artworks.

b. Activities Undertaken with Revenue Allocation

By the early 1980s, it became apparent that a new funding mechanism was needed for
urban renewal and economic development in Idaho communities. In 1987, the Idaho State
Legislature passed a precursor to the Act, applicable to the Agency, which allowed the Agency
to create a revenue allocation area. Subsequently in 1988, this authority was extended to all
cities in Idaho. In 1990, the distinction between the Agency and other cities was repealed with
all cities now operating under the Act. Revenue allocation areas may be created for the purposes
stated in 1daho Code Section 50-2902, which are summarized below as they pertain to urban
renewal activities:

1) Assist in financing urban renewal plans and encourage private
development in urban renewal areas;

2 Prevent or arrest the decay of urban areas due to the inability of existing
financing methods to promote needed public improvements;

3) Encourage taxing districts to cooperate in the allocation of future tax
revenues arising in urban areas in order to facilitate the long-term growth
of their common tax base; and

4) Encourage private investment within urban areas.

In 1987, the City approved a Revenue Allocation Area that covered ten (10) of the
original eighteen (18) blocks in the Project Area. The extent of this Revenue Allocation Area is
shown in Attachment No. 2. The Agency has invested revenue allocation primarily in financing
public parking garages in the Central Public Parking System and streetscape improvements.

Prior to December 2003, the Central Public Parking System consisted of Grove Street,
Ninth Street, Bannock Street, Capitol Terrace, Eastman, Boulevard, and City Centre parking
garages. Grove Street was the first garage built in the original 1967 Project Area; parking
revenue bonds were used to finance its construction. This garage predated the authorization of
revenue allocation in Idaho State Code in 1987. The second garage was the Ninth Street Garage
built in 1988 using CDBG funds. Neither of these two garages have outstanding debt at this
time, but the revenue derived from monthly and hourly parking customers using these garages is
pledged toward the retirement of the debt for the Central Public Parking System. Between 1988
and 1998, the Agency issued a series of bond issues to finance construction of five of the six
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remaining public parking garages in the Central Public Parking System using both revenue
allocation and parking revenue funds.

The Grove Street Garage is located within the boundaries of the Project Area as this area
existed prior to this most recent amendment in 2007. The Grove Street Garage remains a part of
the Central Public Parking System for purposes of retiring the outstanding debt.

At present, revenue collected from monthly and hourly parking customers is sufficient to
pay for the operation and ordinary maintenance of the Central Public Parking System, which is
now comprised of the Capitol Terrace, Eastman, Ninth Street, Boulevard, Grove Street and City
Centre parking garages. Revenue allocation is required to pay for amortization of the long-term
debt (bonds) issued to construct Capital Terrace, Eastman, Boulevard and City Centre garages,
and for major maintenance of all of the garages in the Central Public Parking System. In
addition, a transfer payment of $200,000 from Central District revenue allocation has been
pledged toward retiring the debt on the Myrtle Street Garage, which is located in the River
Myrtle-Old Boise District, since the service area for this garage extends into the Central District.

Table 5D in Attachment No. 5 shows the status of the bonds issued to build these garages
including the annual payment for debt.

Table 5E in Attachment No. 5 shows the investment of Central District revenue
allocation in activities other than public parking garages, which have included long-term
planning and catalyst projects, streetscaping and public and performing arts.

C. Summary of Activities

Table 5C in Attachment No. 5 illustrates that federal urban renewal funds and CDBG
funds were used primarily for land and building acquisition for either site clearance and
preparation of sites for new development or renovation of existing buildings for new uses; and
major investments in infrastructure including $6.68 million in street and transit improvements,
streetscaping and the Grove Plaza and $2.19 million in the Ninth Street Garage. Between 1967
and the mid 1980s, the Agency had the advantage of substantial federal funding and the program

! Prior to December 2003, the Central Public Parking System included Grove Street, Ninth Street, Capitol Terrace,
Bannock Street, Eastman, Boulevard and City Centre garages. Ninth Street Garage was constructed using CDBG
funds and does not carry any specific bonded indebtedness, although the revenue derived from this garage is pledged
to retirement of the debt carried by the Central Public Parking System. The Agency acquired the Bannock Street
Garage in 1988 when the Agency exchanged property owned by the Agency on the southeast corner of 9" and Main
streets and other consideration to the developer who owned the Bannock Street Garage. The Agency-owned site has
since been developed with the Wells Fargo Bank Building. As a result, the Agency did not have to bond in order to
build this garage, but the revenue from this garage was pledged to retirement of the debt carried by the Central
Public Parking System. In December 2003, the Agency traded the Bannock Street Garage to a developer in a land
exchange for the 1401 Idaho Street property, which is now owned by the Agency. The Bannock Street Garage has
since been demolished and the site developed with the Banner Bank Building. The Capitol Terrace Garage was
originally financed in 1988 through a parking system revenue bond anticipation note. In 1990, the Agency issued
bonds which redeemed the note through a pledge of both parking revenue and revenue allocation funds.
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income it generated for implementation of the 1967 Plan and subsequent plans. This funding
source began to wane in the mid-1980s and was replaced by revenue allocation in 1987.

Beginning in 1988, the Agency embarked on expanding the Central Public Parking
System by using current and projected revenue allocation to issue bonds for the construction of
four public parking garages valued at $19.5 million. Table 5D in Attachment No. 5 provides a
list of these garages. The 1987 Plan envisioned issuance of approximately $10.8 million in debt
for the construction of $12.5 million in parking facilities. The 1994 Plan anticipated the
expenditure of an additional $9.0 million for parking facilities or a total of approximately $21.5
million for parking facilities over the life of the Plan. The Central Public Parking System made
it possible for surface parking lots to be converted to private development sites and for the City
to enact a set of tiered parking requirements that relieved developers from the necessity of
providing parking in the Project Area. These changes allowed the Project Area to develop at an
urban level of intensity with a marked increase in economic activity, which has brought
prosperity and vitality to the downtown core. The most significant public investments have been
completed in the Project Area, and have set the stage for sizeable investments of private dollars
in new development and renovation and upgrading of existing buildings.

Section 104.03 Purpose of Activities

Table 5A in Attachment No. 5 includes an economic pro forma that estimates the
projected revenues and expenditures by category that would occur between 1987 and the
completion of the Project in 2017, as those estimates appeared in the 1987 Amended Plan and
1994 Amended Plan (see Attachment No. 5A). The Agency has not revised these estimates for
projected revenues and expenditures for the 2007 Amended Plan other than to correct
mathematical errors. Notations have been made as to where these corrections have been made.
This description of activities, public improvements, and estimated costs is intended to create a
framework for the Agency’s activities. The Agency reserves the right to change amounts from
one category to another as long as the overall total amount estimated is not substantially
exceeded. The Agency also reserves the right to adjust the amount and timing of investments to
reflect the amount and timing of revenues actually realized. Revisions in Attachment No. 5 will
be made as part of the preparations for terminating the revenue allocation area in 2017 as
provided for in this Plan (see Section 800).
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Section 200 DESCRIPTION OF PROJECT AREA

The boundaries of the Project Area are described in the “Description of the Revised
Project Area and Existing Revenue Allocation Area Boundaries,” attached hereto as Attachment
No. 1 and incorporated herein by reference, and are shown on the “Revised Project Area and
Existing Revenue Allocation Area Map”, attached hereto as Attachment No. 2 and incorporated
herein by reference.

The 1987 Project Area Boundaries (though not the Revenue Allocation Boundaries) were
revised in 1994 by deletion of one-half block west of Ninth Street to Tenth Street, south of Front
Street. This change was necessary to avoid an overlap between the Central District Urban
Renewal Project Area and the River Street-Myrtle Street Urban Renewal Project Area, which
was formed in 1994.

The 1994 Project Area Boundaries have been changed in this 2007 Amended Plan to
align the 1994 Project Area with the Revenue Allocation Area established for the Central District
Urban Renewal Project Area in 1987 as now provided in Idaho Code Section 50-2904. The
blocks bounded by Front, Ninth, Tenth, and Jefferson streets, and the block bounded by
Bannock, Eighth, Ninth and Jefferson streets were included in the 1994 Project Area Boundaries
but excluded from the Revenue Allocation Area established for the Central District in 1987,
which left these blocks without a revenue source for urban renewal activities. The blocks
excluded from the Central District were included in the Project Area and the Revenue Allocation
Area for the Westside Downtown Urban Renewal Project Area formed in 2001 to secure a
revenue source for urban renewal activities. The 2007 Amended Plan eliminates the overlap
between the Central District Urban Renewal Project Area and the Westside Downtown Urban
Renewal Project Area.
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Section 300

Section 301

PROPOSED REDEVELOPMENT ACTIONS

General

The Agency proposes to eliminate and prevent the spread of blight and deterioration in

the Project Area by:

a. Acquisition of certain real property;

b. Demolition or removal of certain buildings and improvements;

C. Provision for participation by property owners within the Project Area;

d. Management of any property acquired by and under the ownership and
control of the Agency;

e. Provision for relocation assistance to displaced Project occupants, as
required by law;

f. Installation, construction, or reconstruction of streets, utilities, parking
facilities, and other public improvements, including, but not limited to, a
convention center and courthouse facility;

g. Disposition of property for uses in accordance with this Plan;

h. Redevelopment of land by private enterprise or public agencies for uses in
accordance with this Plan;

i. Rehabilitation of structures and improvements by present owners, their
successors, and the Agency;

J. Assembly of adequate sites for the development and construction of
commercial facilities;

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

l. Construction of foundations, platforms, and other like structural forms
necessary for the provision or utilization of air rights and sites for
buildings to be used for residential, office, commercial, retail, hotel and
other uses permitted by the Boise City Zoning Ordinance and to provide
utilities to the development site.
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In the accomplishment of these purposes and activities and in the implementation and
furtherance of this Plan, the Agency is authorized to use all the powers provided in this Plan and
all the powers now or hereafter permitted by law.

Section 302 Urban Renewal Plan Objectives

Urban renewal action is necessary in the Project Area to combat problems of deteriorated
or deteriorating conditions and economic obsolescence.

The Project Area consists of approximately ten (10) blocks within the Boise Central
Business District. The area has had a history of declining tax base primarily attributed to:
deteriorating structures; inadequate and inconvenient parking; and poorly maintained properties;
abandoned railroad right-of-way; and other deteriorating factors.

This environment contrasted sharply with the growing economic and cultural strength of
Boise City and the Ada County region for which the Boise Central Business District serves as the
commercial and cultural center.

Hence, the Urban Renewal Plan for the Project Area is a proposal to provide innovative,
imaginative, and contemporary residential, commercial, office, hotel and other facilities through
redevelopment and as allowed by the Boise City Zoning Ordinance; to remove impediments to
land disposition and development; as well as to achieve changes in land use. It is further
designed to eliminate unhealthy, unsanitary, or unsafe conditions, and otherwise prevent the
extension of blight and deterioration.

The streets to be vacated, or relocated, will create additional buildable area for
residential, office, commercial, retail, hotel, or public use and other uses permitted by the Boise
City Zoning Ordinance.

Air rights and subterranean rights may be disposed of for any permitted use within the
Project Area boundaries.

Less than fee acquisition may be utilized by the Agency when and if necessary to
promote redevelopment in accordance with the objectives of the Plan.

Temporary project improvements shall be provided to facilitate adequate vehicular and
pedestrian circulation.

All existing alleys within the Project Area may be vacated to permit development as well
as encourage variety and flexibility of design within the periphery blocks, subject to standards
and policies imposed by Boise City and the Ada County Highway District (“ACHD”). Generally
all alleys proposed for vacation within the Central District have been vacated with utility
reservations.
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The Project Area is part of a larger Downtown Improvement Area which the Boise City
Council, pursuant to Resolution No. 7995, found, inter alia, to contain a substantial number of
deteriorating buildings. A copy of Resolution No. 7995 is attached as Exhibit A and incorporated
herein by reference. Activities by the Agency since 1994 have eliminated many of those
conditions although those conditions provided justification for the Agency’s activities.

A further objective of the Urban Renewal Plan is to acquire and clear land to be used for
other public facilities, including a convention center and courthouse facility. During the term of
this Plan, Boise City Hall and the Ada County Administration Building were developed within
the Project Area. Ada County has now relocated its administrative facilities to the Courthouse
Building within the River Myrtle-Old Boise Project Area. Boise City now occupies the former
Ada County Administration Building. The Greater Boise Auditorium District has developed a
convention center known as the Boise Centre on the Grove within the Project Area. Off-street
parking and loading facilities will be developed to serve the new commercial complex within the
Project Area. Land use in the Project Area will be modified to the extent that buildings currently
vacant and land now devoted to scattered surface parking will be converted to residential, office,
commercial, retail, hotel, public parking, public/semi-public uses and other uses as permitted by
the Boise City Zoning Ordinance.

In coordination with the State Historical Society and the Boise City Historical
Preservation Commission, consideration will be given to the preservation of structures of historic
and architectural value within, or the moving of said structures outside, the Project Area
boundaries.

Section 303 Redevelopment Agreements
Section 303.01 Owner Participation Agreements

The Agency may allow for an existing owner of property to retain his property and/or
structure subject to entering into an owner participation agreement (“OPA”).

Each structure and building in the Project Area to be rehabilitated as a condition of the
OPA between the Agency and the owner pursuant to this Plan will be considered to be
satisfactorily rehabilitated, and the Agency will so certify, if the rehabilitated or new structure
meets the following standards:

a. Executed OPA to meet conditions of Section 303.b. below and of the Agency.

b. Any such property within the Project shall be required to conform to all
applicable provisions, requirements, and regulations of this Plan. Upon
completion of any rehabilitation, each structure must be safe and sound in all
physical respects and be refurbished and altered to bring the property to an
upgraded marketable which condition shall continue throughout an estimated
useful life for a minimum of thirty (30) years.
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C. All such buildings or portions of buildings which are to remain within the Project
Area shall be reconstructed in conformity with all applicable codes and
ordinances of the City of Boise.

d. It is the requirement of the Plan to remodel or improve facades and interior
arrangements, and to remove or replace equipment and materials in order to
achieve attractive and economically competitive facilities appropriate to a central
business district.

In such OPAs, participants who retain real property shall be required to join in the
recordation of such documents as may be necessary to make the provisions of this Plan
applicable to their properties. Whether or not a participant enters into an OPA with the Agency,
the provisions of this Plan are applicable to all public and private property in the Project Area.

In the event a participant fails or refuses to rehabilitate, develop, use, and maintain its real
property pursuant to this Plan and an OPA, the real property or any interest therein may be
acquired by the Agency and sold or leased for rehabilitation or development in accordance with
this Plan.

The Agency may enter into such OPAs if it determines such participation is in the best
interests of the Agency and the public.

Section 303.02 Status of Existing OPAs

The Agency has previously entered into an OPA with the developer of the Sonna
Building located at the northwest corner of Ninth and Main streets and developer of the Key
Bank on the southwest corner of Idaho Street and Capitol Boulevard. The Agency hereby
determines that these project owners are conforming owners and the activities required by the
applicable OPA have been completed.

Section 303.03 Disposition and Development Agreements

The Agency may sell, lease, or otherwise transfer property acquired by the Agency for
the Project in accordance with Idaho State Code Section 50-2011 subject to such covenants,
conditions and restrictions, including covenants running with the land, as the Agency may deem
to be necessary or desirable to assist in preventing the development or spread of future slums or
blighted areas or to otherwise carry out the purpose of the Act. The purchasers or lessees shall
be obligated to devote such real property only to the uses specified in the Plan, and may be
obligated to comply with such other requirements as the Agency may determine to be in the
public interest as set forth in a disposition and development agreement (“DDA”).
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Section 303.04 Status of Existing DDAs

a. Prior to 2007, the Agency had previously entered into DDAs with
developers/owners who have now completed redevelopment projects and who
have received or are entitled to certificates of completion. The Agency hereby
determines that the owners of the following redevelopment projects are
conforming owners under the terms of this Section 303.03:

Q) Ada County

(2) Alexander Building

(€)) Block 44, Lots 1 and 2 (Janss Corporation)

4) Boise City Hall

5) Broadbent Building

(6) Egyptian Theatre

@) Fidelity Building

(8) Idaho Building

9) Key Bank Building

(10)  Mode Building

(11) One Capitol Center

(12) Sonna Building

(13) Statehouse Inn

(14) U.S. Bank Tower (previously West One Bank)
(15) Washington Mutual Tower (Clegg Investments)
(16)  Wells Fargo Bank (previously First Interstate Center)

The Agency has deemed that the owners of the redevelopment projects listed
above have complied with the terms of this Plan.

b. Similarly, since September 1, 1987, the Agency has entered into DDAs with
developers/owners who have initiated but not yet completed redevelopment
projects nor received a certificate of completion. These DDAs have been
supplemented by omnibus implementation agreements and have, pursuant thereto
and in the parties, reliance thereon, conveyed title for those redevelopment
projects. The Agency, therefore, also determines that the developers/owners of
those projects are and, so long as they develop according to those DDAS as so
supplemented, will continue to be conforming owners under the terms of this
Section 303.03. Those redevelopment projects are as follows:

1) Capital Terrace Retail Building (Roper Investment Company)
2 Front Street Condominiums, Units 1 and 2 (Greater Boise
Auditorium District)
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C. The Agency has entered into termination agreements for certain DDAs with the
now current owners of the affected properties, effectively indicating compliance
with the Plan and that these properties are most appropriately regulated by the
Boise City Zoning Ordinance, other applicable federal, state and local regulations
and as provided by Section 303.04.d. below. These properties include:

1) Block 44, Lots 5 & 6, Boise City Original Townsite

2 Block 44, Lots 3, 4, 7-12, Boise City Original Townsite

3 Eastman Site (Boise Place)

4) Front Street Condominiums, Unit 3 (which termination rights only
have been granted specifically to Riverwalk LLC)

d. Developers/owners who have entered into a DDA with the Agency regardless of
the status of the DDA toward completion are still bound to the provisions of the
covenants filed on the real property and any other contracted provisions unless a
provision has otherwise been terminated by the Agency.

Section 304 Cooperation with Public Bodies

Certain public bodies are authorized by state law to aid and cooperate, with or without
consideration, in the planning, undertaking, construction, or operation of this Project. The
Agency shall seek the aid and cooperation of such public bodies and shall attempt to coordinate
this Plan with the activities of such public bodies in order to accomplish the purposes of
redevelopment and the highest public good.

The Agency will seek the cooperation of all public bodies which own or intend to acquire
property in the Project Area. All plans for development of property in the Project Area by a
public body shall be subject to Agency approval.

The Agency may impose on all public bodies the planning and Design Controls contained
in this Plan to ensure that present uses and any future development by public bodies will conform
to the requirements of this Plan. The Agency is authorized to financially (and otherwise) assist
any public entity in the cost of public land, buildings, facilities, structures, or other
improvements when such land, buildings, facilities, structures, or other improvements are or
would be of benefit to the Project.

The Agency has participated with the Greater Boise Auditorium District for development
of the Boise Centre on the Grove.
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Section 305 Property Acquisition
Section 305.01 Real Property

Only as specifically authorized herein, the Agency may acquire, but is not required to
acquire, any real property located in the Project Area where it is determined that the property is
needed for construction of public improvements, should be acquired to eliminate or mitigate the
deteriorated or deteriorating conditions, and as otherwise allowed by law. The acquisition shall
be by any means authorized by law (including, but not limited to, the Law, the Act, and the
Uniform Relocation Assistance and Real Property Acquisition Policies Act of 1970). The
Agency is authorized to acquire either the entire fee or any other interest in real property less
than a fee, including structures and fixtures upon the real property, without acquiring the land
upon which those structures and fixtures are located.

The Agency shall not acquire real property to be retained by an owner pursuant to an
OPA if the owner fully performed under the agreement.

Generally, the Agency intends to acquire any real property through voluntary or
consensual gift, devise, exchange, or purchase. Such acquisition of property may be for the
development of the public improvements identified in this Plan or for the assembly of properties
for the redevelopment of those properties to achieve the objectives of this Plan. Such properties
may include properties owned by private parties or public entities.

It is in the public interest and is necessary in order to eliminate the conditions requiring
redevelopment and in order to execute this Plan for the power of eminent domain to be employed
by the Agency to acquire real property in the Project Area which cannot be acquired by gift,
devise, exchange, purchase, or any other lawful method.

The Agency shall not acquire real property on which an existing building is to be
continued on its present site and in its present form and use without the consent of the owner
unless:

a. Such building requires structural alteration, improvement, modernization, or
rehabilitation;

b. The site or lot on which the building is situated requires modification in size,
shape, or use;

C. It is necessary to impose upon such property any of the controls, limitations,
restrictions, and requirements of this Plan and the owner fails or refuses to
execute an OPA in accordance with the provisions of this Plan; or

d. The site or portion thereof is necessary for public improvements.
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The purpose of this section is to allow the Agency to use its eminent domain authority to
acquire properties necessary for the construction of public improvements or for acquisition of
those sites that are deteriorated or deteriorating as described above.

Under the provisions of the Act, the urban renewal plan “shall be sufficiently complete to
indicate such land acquisition, demolition and removal of structures, redevelopment,
improvements, and rehabilitation as may be proposed to be carried out in the urban renewal
area.” [Idaho Code Section 50-2018(1)] As project activities under this Plan have been
substantially completed, the Agency does not anticipate any wide spread use of its property
acquisition authority and has not identified any specific parcel or parcels for acquisition. The
Agency reserves the right to determine which properties, if any, should be acquired. However,
the Agency’s authority to invoke eminent domain to acquire real property for disposition to
private parties for economic development is limited by House Bill 555 adopted by the 58" Idaho
Legislature, Second Session, 2006, Session Law Chapter 96.

Section 305.02 Personal Property

Generally, personal property shall not be acquired. However, where necessary in the
execution of this Plan, and where allowed by law, the Agency is authorized to acquire personal
property in the Project Area by any lawful means.

Section 306  Property Management

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

Section 307 Relocation Provisions

If the Agency receives federal funds for real estate acquisition and relocation, the
Agency shall comply with 24 C.F.R. Part 42, implementing the Uniform Relocation Assistance
and Real Property Acquisition Policies Act of 1970, as amended. The Agency may also
undertake relocation activities for those not entitled to benefit under federal law, as the Agency
may deem appropriate for which funds are available. The Agency’s activities should not result
in the displacement of families within the area. In the event the Agency’s activities result in
displacement, the Agency will compensate such residents by providing reasonable moving
expenses into decent, safe, and sanitary dwelling accommodations within their means and
without undue hardship to such families. For any other activity, the Agency will comply with
the provisions of the Law regarding relocation.

The Agency reserves the right to extend benefits for relocation to those not otherwise
entitled to relocation benefits as a matter of state law under the Act or the Law. The Agency
may determine to use as a reference the relocation benefits and guidelines promulgated by the
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federal government, the state government, or local government, including the Idaho
Transportation Department. The intent of this section is to allow the Agency sufficient
flexibility to award relocation benefits on some rational basis, or by payment of a lump sum
amount on a per case basis. The Agency may also consider the analysis of replacement value for
the compensation awarded to either owner occupants or businesses displaced by the Agency to
achieve the objectives of this Plan. The Agency may adopt relocation guidelines which would
define the extent of relocation assistance in non-federally-assisted projects and which relocation
assistance to the greatest extent feasible would be uniform.

For displacement of families, the Agency shall comply with, at a minimum, the standards
set forth in the Law. The Agency shall also comply with all applicable state laws concerning
relocation benefits.

Section 308 Demolition, Clearance, and Building and Site Preparation
Section 308.01 Demolition and Clearance

The Agency is authorized (but not required) to demolish and clear buildings, structures,
and other improvements from any real property in the Project Area as necessary to carry out the
purposes of this Plan.

Section 308.02 Preparation of Building Sites

The Agency is authorized (but not required) to prepare, or cause to be prepared, as
building sites any real property in the Project Area owned by the Agency. In connection
therewith, the Agency may cause, provide for, or undertake the installation or construction of
streets, streetscapes, utilities, parks, plazas, playgrounds, parking facilities, a convention center,
and other public improvements necessary to carry out this Plan. The Agency is also authorized
(but not required) to construct foundations, platforms, and other structural forms necessary for
the provision or utilization of air rights sites for buildings to be used for residential, office,
commercial, retail, hotel, and other uses allowed by the Boise City Zoning Ordinance.

Section 309 Real Property Disposition and Development
Section 309.01 General

For the purposes of this Plan, the Agency is authorized to sell, lease, exchange,
subdivide, transfer, assign, pledge, encumber by mortgage or deed of trust, or otherwise dispose
of any interest in real property under the reuse provisions set forth in Idaho Code Section 50-
2011. To the extent permitted by law, the Agency is authorized to dispose of real property by
negotiated lease, sale, or transfer without public bidding.

Real property acquired by the Agency may be conveyed by the Agency and, where
beneficial to the Project Area, without charge to any public body as allowed by law. All real
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property acquired by the Agency in the Project Area shall be sold or leased to public or private
persons or entities for development for the uses permitted in this Plan.

All purchasers or lessees of property acquired from the Agency shall be obligated to use
the property for the purposes designated in this Plan, to begin and complete development of the
property within a period of time which the Agency fixes as reasonable and to comply with other
conditions which the Agency deems necessary to carry out the purposes of this Plan.

Section 309.02 Disposition and Development Documents

To provide adequate safeguards to ensure that the provisions of this Plan will be carried
out and to prevent the recurrence of deteriorating or deteriorated conditions, all real property
sold, leased, or conveyed by the Agency, as well as all property subject to DDAs, is subject to
the provisions of this Plan.

The Agency shall reserve such powers and controls in the DDASs as may be necessary to
prevent transfer, retention, or use of property for speculative purposes and to ensure that
development is carried out pursuant to this Plan.

Leases, deeds, contracts, agreements, and declarations of restrictions of the Agency may
contain restrictions, covenants, covenants running with the land, rights of reverter, conditions
subsequent, equitable servitudes, or any other provisions necessary to carry out this Plan. Where
appropriate, as determined by the Agency, such DDAs, or portions thereof, shall be recorded in
the office of the Recorder of Ada County.

All property in the Project area is hereby subject to the restriction that there shall be no
discrimination or segregation based upon age, race, color, disability/handicap, creed, religion,
sex, marital status, national origin, or ancestry in the sale, lease, sublease, transfer, use,
occupancy, tenure, or enjoyment of property in the Project Area. All property sold, leased,
conveyed or subject to a DDA shall be expressly subject by appropriate documents to the
restriction that all deeds, leases, or contracts for the sale, lease, sublease, or other transfer of land
in the Project Area shall contain such nondiscrimination and nonsegregation clauses as required
by law.

The land and/or air rights and subterranean rights acquired by the Agency shall be
disposed of subject to a DDA between the Agency and the developers. The developers (including
owner/participants) will be required by the DDA to observe the Land Use and Building
Requirements provision of this Plan and to submit a Redevelopment Schedule satisfactory to the
Agency. Schedule revisions will be made only at the option of the Agency.

In addition, the following requirements and obligations may be included in the DDA, as
required by law or as determined in the Agency’s discretion to be in the best interest of the
Agency and the public.
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It may be included that the developers, their successors, and assigns agree:

a.

A plan and time schedule for the proposed development shall be submitted to the
Agency.

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

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

There will be no discrimination against any person or group of persons because of
age, race, color, disability/handicap, creed, religion, sex, marital status, national
origin, or ancestry, in the sale, lease, sublease, transfer, use, occupancy, tenure, or
enjoyment of the premises or any improvements erected or to be erected thereon,
therein conveyed; nor will the developer himself or any person claiming under or
through him establish or permit any such practice or practices of discrimination or
segregation with reference to the selection, location, number, use, or occupancy of
tenants, lessees, sublessees, or vendees in the premises or any improvements
erected, or to be erected thereon, therein conveyed. The above provision will be
perpetual and will be appended to the land disposed of within the Project Area by
the Agency.

The site and construction plans will be submitted to the Agency for review as to
conformity with the provisions and purposes of this Plan and for Design Review
purposes.

A bond or other surety will be provided acceptable to the Agency to ensure
performance under the contract of the sale.

Consideration will be given to businesses in the Project Area for lease or purchase
of appropriate facilities.

Rehabilitation of any existing structure must assure that the structure is safe and
sound in all physical respects and be refurbished and altered to bring the property
to an upgraded marketable condition which condition shall continue throughout
an estimated useful life for a minimum of 30 years. All such buildings or portions
of the buildings which are to remain within the Project Area shall be
reconstructed in conformity with all applicable codes and ordinances of the City
of Boise.

It is the requirement of the Plan to remodel or improve facades and interior
arrangements, and to remove or replace equipment and materials in order to
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achieve attractive and economically competitive facilities appropriate to a central
business district.

I. The developer will cooperate and participate in the Business Improvement
District.

Section 309.03 Development by the Agency

To the extent now or hereafter permitted by law, the Agency is authorized to pay for,
develop, or construct any publicly owned building, facility, structure, or other improvement,
either within the Project Area, for itself or for any public body or entity, which buildings,
facilities, structures, or other improvements are or would be of benefit to the Project Area.
Specifically, the Agency may pay for, install, or construct the buildings, facilities, structures, and
other improvements identified in the Attachments, attached hereto and incorporated herein by
reference, and may acquire or pay for the land required therefore.

The Agency may also prepare properties for development by renovation or other means
as allowed by law. The Agency may also, as allowed by law, assist in the development of private
projects.

In addition to the public improvements authorized under Idaho Code Sections 50-2007,
50-2018, and 50-2903(9), (13), and (14) and the specific publicly owned improvements
identified in the Appendix of this Plan, the Agency is authorized to install and construct, or to
cause to be installed and constructed, within or without the Project Area, for itself or for any
public body or entity, for the benefit of the Project Area, public improvements and public
utilities, including, but not limited to, the following:

Overpasses and underpasses

Parks, plazas, and pedestrian paths
Playgrounds

Parking facilities

Landscaped areas

Street and streetscaping improvements
Water, sewer, and storm drainage facilities
Telecommunications facilities
Convention Center

Courthouse facility

Transit facilities

AT T SQ oo o0 o

Section 309.04 Development Plans

All development plans (whether public or private) shall be submitted to the Agency for
approval and architectural review. All development in the Project Area must conform to City
design review standards and those standards specified in Section 405, infra.
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Section 310 Personal Property Disposition

For the purpose of this Plan, the Agency is authorized to lease, sell, exchange, transfer,
assign, pledge, encumber, or otherwise dispose of personal property which is acquired by the
Agency.

Section 311 Rehabilitation and Conservation

The Agency is authorized to rehabilitate, renovate, and conserve, or to cause to be
rehabilitated, renovated, and conserved, any building or structure in the Project Area owned by
the Agency for preparation of redevelopment and disposition. The Agency is also authorized and
directed to advise, encourage, and assist in rehabilitation and conservation of property in the
Project Area not owned by the Agency. The Agency is also authorized to acquire, restore,
rehabilitate, move, and conserve buildings of historic or architectural significance.

As necessary in carrying out this Plan, the Agency is authorized to move, or to cause to
be moved, any standard structure or building or any structure or building which can be
rehabilitated to a location within or outside the Project Area.

Section 312  Participation with Private Development

Under the Law, the Agency has the authority to lend or invest funds obtained from the
federal government for the purposes of the Law if allowable under federal laws or regulations.
The federal funds that may be available to the Agency are governed by regulations promulgated
by HUD for the CDBG Program.

Under those regulations, the Agency may participate with the private sector in the
development and financing of those private projects which will attain certain federal objectives.

The Agency may, therefore, use the federal funds for the provision of assistance to
private for profit business, including, but not limited to, grants, loans, loan guarantees, interest
supplements, technical assistance, and other forms of support, for any other activity necessary or
appropriate to carry out an economic development project.

The Agency may enter into contracts, leases, and agreements with the City, or other
public body or private entity, pursuant to this section, and the obligation of the Agency under
such contract, lease, or agreement shall constitute an indebtedness of the Agency as described in
Idaho Code Section 50-2909 which may be made payable out of the taxes levied in Project Area
and allocated to the Agency under subdivision (2)(b) of Section 50-2908 of the Act and Section
504 to this Plan or out of any other available funds.
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Section 313  Fine Arts and Performing Arts Fund

Prior to 2007, this Plan included a policy that developers who were subject to a DDA
provide an amount equivalent to one-half of one percent (0.5%) of the original estimated amount
of construction costs for improvements or buildings to be constructed on property purchased
from the Agency for the purpose of providing works of art, and one-half of one percent (0.5%) of
the original estimated amount of construction costs for improvements or buildings to be
construction on property purchased from the Agency for the purpose of providing a fund for
performing arts and entertainment. Each of these contributions was limited to no more than One
Hundred Seventy-Five Thousand Dollars ($175,000) from any one single developer for any one
single redevelopment project.

This policy provided that in the event the Agency did not require, as part of the DDA, the
contributions described above, upon completion of the redevelopment project, the Agency would
dedicate one-half of one percent (0.5%) of the construction costs of the project (as defined
above) for fine arts and one-half of one percent (0.5%) of the construction costs (as defined
above) for the performing arts. Between 1978 and 2007, the Agency invested $721,600 in public
art, performing arts and arts-related activities in the Project Area as noted in Section 5C.6. of
Table 5C and Section 5E.3 of Table 5E (see Attachment No. 5). This investment was
augmented by $563,875 in additional funds from partners including developers and the City, for
a total of $1,285,475. The 2002 Central District Fiscal Impact Study estimated that $123.2
million in private sector investment has occurred in the Project Area as a result of a specific list
of redevelopment projects. These projects are listed in Table 5C in Attachment No. 5. Based
on this amount of private investment, 1% of this amount would equal $1,232,000, which is less
than the amount that has been spent on public art, performing arts and arts-related activities in
the Project Area. Additional funds for public art and performing arts have been invested in the
River Myrtle-Old Boise and the Westside Downtown urban renewal districts.

In 2002, the Agency Board of Commissioners adopted a policy for funding cultural
investments by Resolution No. 896 (2002 Cultural Investment Policy”). This policy sets as a
target that budgets for the Agency’s major capital projects include an amount equivalent to 1%
of the hard construction cost, up to a maximum of $200,000 for cultural investments subject to
the availability of resources. The Board of Commissioners has made it a regular practice to
determine if resources are available for cultural investments as part of the Agency’s annual
budget.

Section 314  Agency Participation in Business Improvement District

The success of the Project depends on a business improvement district to operate and
maintain the public capital improvements. The City Council established the Downtown Boise
Association (“DBA”) as a business improvement district on July 7, 1987 by Ordinance Nos.
5019 and 6212. The DBA is organized under the provisions of Chapter 26, Title 50, of the Idaho

2 The Boise Tower project, valued at $62 million, has been excluded from the total since construction of this project
has not been completed.
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Code. The Agency voluntarily participates as a member of the DBA. The current boundaries of
the DBA include the Project Area.

Section 315 Geothermal Resource

The Agency shall include in any OPA or DDA entered into under the provisions of this
Plan the following text for consideration of the use of the City’s geothermal resource:

The Developer/Owner Participant shall investigate the feasibility of using the
City’s geothermal resource for heating the development. The
Developer/Owner Participant shall contact and discuss the use of this
resource with the City Public Works Department. In the event the
Developer/Owner Participant determines not to avail itself of this resource,
which determination shall be in the Developer/Owner Participant’s sole
discretion, the Developer/Owner Participant shall provide the Agency with
documentation explaining the reason for not using this resource and evidence
of contact with the City Public Works Department.
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Section 400 USES PERMITTED IN THE PROJECT AREA
Section 401 Redevelopment Plan

The Revised Project Area and Existing Revenue Allocation Area Boundaries and the
Revised Project Area and Existing Revenue Allocation Map, attached hereto as Attachment Nos.
1 and 2 and incorporated by reference, describe the location of the Project Area boundaries. The
proposed land uses to be permitted in the Project for all land—public, semi-public, and private—
are as allowed by the Boise City Zoning Ordinance. The zoning designations applicable to the
Project Area are shown in Attachment No. 4. This Plan and the Planning Documents in
Attachment No. 3 et al provide guidance and general direction as to how the Project Area is
expected to redevelop over the life of the Plan including the urban design elements intended to
create a cohesive character and distinctive level of quality for this area. The Economic Pro
Forma in Attachment No. 5A describes the public investments anticipated to be made in the
Project Area, based on estimates of future revenue allocation that will be generated. To the
extent these investments are feasible and are built, they will shape the nature of the Project Area
and provide both a framework and a catalyst for private investment.

Section 402 Designated Land Uses

Land uses in the Project Area shall conform to the applicable provisions of the Boise City
Zoning Ordinance. The zoning classifications for the Project Area are shown and depicted in
Attachment No. 4 and consist of Central Business, C-5 District with a “DD” overlay zoning
district or an Historic Design (“HD”) overlay zoning district. Certain properties are also subject
to the Capitol Boulevard Special Design District (“C”) overlay zoning district. The Agency
acknowledges that the C-5 District allows for conditional uses subject to the conditions imposed
by the City of Boise pursuant to the conditional use process.

Section 403 Other Land Uses
Section 403.01 Public Rights-of-Way

The major public streets within the Project Area include Capitol Boulevard, Sixth Street,
Eighth Street, Ninth Street, Bannock Street, Idaho Street, Main Street, Grove Street, and Front
Street.

Additional public streets, alleys, and easements may be created in the Project Area as
needed for proper development. Existing streets, alleys and easements may be abandoned,
closed, or modified as necessary for proper development of the Project, in accordance with this
Plan’s goals to maintain street character, encourage redevelopment and preservation of mid-
block alleys and enhance pedestrian-oriented urban design are not substantially compromised
and with any applicable policies and standards of ACHD regarding changes to dedicated rights-
of-way.
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Any vacation or relocation must be requested from ACHD or other agency having
jurisdiction over the particular right-of way. It is recognized that ACHD has exclusive
jurisdiction over all public rights-of-way within the Project Area, except for state highways.
Nothing in this Plan shall be construed to alter the powers of ACHD pursuant to Title 40, Idaho
Code.

Any changes in the existing interior or exterior street layout shall be in accordance with
the 1997 Comprehensive Plan as hereafter amended, the objectives of this Plan, and the City’s
design standards; shall be effectuated in the manner prescribed by state and local law; and shall
be guided by the following criteria:

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

b. The objective that the street grid and system of mid-block alleys in the Project
Area are substantially preserved;

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

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

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

Section 403.02 Other Public, Semi-public, Institutional and Nonprofit
Uses

The Agency is also authorized to permit the maintenance, establishment or enlargement
of public, semi-public, institutional, or nonprofit uses consistent with the provisions of the Boise
City Zoning Ordinance. All such uses shall, to the extent possible, conform to the provisions of
this Plan.
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Section 403.03 Interim Uses

Pending the ultimate development of land by developers and participants, the Agency is
authorized to use or permit the use of any land in the Project Area for interim uses that are not in
conformity with the uses permitted in this Plan. However, any interim use shall comply with
applicable local ordinances including the Boise City Zoning Ordinance and shall have an
expiration date.

Section 403.04 Nonconforming Uses

Any use or structure occupying a building or land in the Project Area, which is classified
by the Boise City Zoning Ordinance as nonconforming, may continue in accordance with the
provisions of the Boise City Zoning Ordinance applicable to nonconforming uses. Additions,
alterations, maintenance and repairs necessary to keep a nonconforming use in sound condition
during the continuance shall be permitted in accordance with the Boise City Zoning Ordinance.

Section 404 General Controls and Limitations

All real property in the Project Area is made subject to the controls and requirements of
this Plan, except as otherwise provided in a specific agreement between the Agency and a
property owner approved by the Agency Board of Commissioners. No real property shall be
developed, rehabilitated, or otherwise changed after the date of the adoption of this Plan, except
in conformance with the provisions of this Plan.

Section 404.01 Construction

All construction in the Project Area shall comply with all applicable state and local laws
and codes in effect from time to time. In addition to applicable codes, ordinances, or other
requirements governing development in the Project Area, the Agency Board of Commissioners
has adopted specific Design Controls as defined in Section 405, to control and direct
redevelopment activities in the Project Area. Additional design and development guidelines
and standards may be adopted by the Agency Board of Commissioners from time to time or as
part of a DDA or OPA.

Section 404.02 Rehabilitation and Retention of Properties

Any existing structure within the Project Area, subject to either a DDA or OPA and
approved by the Agency for retention and rehabilitation shall be repaired, altered, reconstructed,
or rehabilitated in such a manner that it will be safe and sound in all physical respects and be
attractive in appearance and not detrimental to the surrounding uses.
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Section 404.03 Limitations on Type and Dimensions of Buildings

Except as set forth in other sections of this Plan, the type, size, height, setbacks and other
dimensional aspects of buildings in the Project Area shall be as required by the Boise City
Zoning Ordinance and applicable federal and state statutes, ordinances, and regulations.

Section 404.04 Open Spaces, Landscaping and Streetscaping

The amount of open space and landscaping to be provided on development sites outside
of public rights-of-way in the Project Area shall be as required by the Boise City Zoning
Ordinance. Streetscaping in public rights-of-way shall be substantially consistent with
Attachment No. 3F. Streetscape Standards and Attachment No. 3G Elements of Continuity to
this Plan and with any applicable polices and standards of ACHD or other applicable federal,
state, or local standards.

Section 404.05 Signs

All signs shall conform to the Boise City Zoning Ordinance. Design of all proposed new
signs shall be submitted to the Agency prior to installation for review and comment pursuant to
the procedures of this Plan, except that the Agency may elect to waive review of signs by so
notifying Boise City. The Agency may apply to the City for designation of a special sign district
in part or all of the Project Area to allow for banners, alley signs, and the like.

Section 404.06 Utilities

The Agency shall require that all utilities be placed underground whenever physically and
economically feasible.

Section 404.07 Incompatible Uses

No use or structure in the Project Area shall constitute a nuisance as defined by the Boise
Municipal Code (Chapter 8-08 et al) or shall be in violation of Boise City regulations regarding
noise (Chapter 6-20) or smoke (Chapter 4-03) or shall be determined by local or state regulations
to be a hazard or to be incompatible with other uses or structures in the Project Area. No use or
structure defined as a prohibited use or structure by the Boise City Zoning Ordinance shall be
established in any part of the Project Area.

Section 404.08 Nondiscrimination and Nonsegregation

There shall be no discrimination or segregation based upon age, race, color,
disability/handicap, creed, religion, sex, martial status, national origin, or ancestry permitted in
the sale, lease, sublease, transfer, use, occupancy, tenure, or enjoyment of property in the Project
Area.
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Section 404.09 Subdivision of Parcels

No parcel in the Project Area shall be subdivided except in compliance with the Boise
City Subdivision Ordinance as it now exists or is hereinafter amended.

Section 404.10 Minor Variations

Under exceptional circumstances, the Agency is authorized to permit a variation from the
limits, restrictions, and controls established by this Plan. In order to permit such variation, the
Agency must determine that:

a. The application of certain provisions of this Plan would result in practical
difficulties or unnecessary hardships inconsistent with the general purpose and
intent of this Plan;

b. There are exceptional circumstances or conditions applicable to the property or to
the intended development of the property which do not apply generally to other
properties having the same standards, restrictions, and controls;

C. Permitting a variation will not be materially detrimental to the public welfare
or injurious to property or improvements in the area; and

d. Permitting a variation will not be contrary to the objectives of this Plan or of the
1997 Comprehensive Plan as it now exists or hereafter is amended.

No variation shall be granted which changes a basic land use or which permits other than
a minor departure from the provisions of this Plan. In permitting any such variation, the Agency
shall impose such conditions as are necessary to protect the public peace, health, safety, or
welfare and to assure compliance with the purposes of this Plan. Any variation permitted by the
Agency hereunder shall not supersede any other approval required under City codes and
ordinances.

Section 405 Design for Development

This Plan and the related Attachments include objectives to create a coherent urban
fabric, well-designed public and private improvements and a vibrant, attractive and prosperous
environment in the Project Area. The Agency shall use the applicable design and development
controls in Attachment Nos. 3A, 3D, 3F and 3G, and such other development and design controls
adopted by the Agency Board of Commissioners from time to time (“Design Controls™) to set a
high standard for the design and construction of public and private improvements in the Project
Area. The Agency, other public agencies responsible for public improvements, and developers
shall make every effort to design buildings, sites, public improvements and amenities at the
highest level of quality in the Project Area; and to assure private and public improvements make
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an enduring, positive contribution to the urban fabric in the Project Area. In those instances
where the Agency has approval authority over plans for public and/or private improvements, the
Agency shall only approve plans that are in substantial compliance with this Plan.

Section 405.01  Design Review Applications

The City Council adopted Ordinance No. 5907 on March 30, 1999, which designated
Boise City as the design review authority over the Project Area, and required that applications
within the DD district shall include written comments from the Agency (Boise City Zoning
Ordinance Section 11-07-02.01). The Agency shall use the applicable Design Controls and such
other development and design controls adopted by the Agency Board of Commissioners from
time to time, in reviewing and providing comments on design plans submitted for development
proposals and public improvements in the Project Area. The Agency shall be further guided by
the Adopted Plans and Design Guidelines (Section 11-07-03.03) and the Design and
Development Standards (Section 11-07-09.05) in the Boise City Zoning Ordinance.

The Agency shall also use the applicable Design Controls in reviewing and making
comments on design review applications, sign plans, sign permits, and other development-related
applications referred by Boise City to the Agency for comment when these applications relate to
property in the Project Area but are outside the DD district.

Section 405.02 Design Review Related to OPAs and DDAs

The Plan authorizes the Agency to enter into OPAs and DDAs related to the development
of property in the Project Area. The Agency shall apply the Design Controls as appropriate in
reviewing and approving architectural, engineering, landscape, building, and site plans submitted
to the Agency as a condition of any OPA or DDA.

Section 405.03 Design Review Related to Public Improvements

No new public improvements shall be constructed, and no existing public improvements
shall be substantially modified, altered, repaired, or rehabilitated except in accordance with this
Plan and the applicable Design Controls. Notwithstanding the provisions of this Section 405.03,
it is recognized that ACHD has exclusive jurisdiction over all public rights-of-way within the
Project Area, except for state highways. Nothing in this Plan shall be construed to alter the
powers of ACHD pursuant to Title 40, Idaho Code. The Agency shall use the Design Controls
as appropriate in approving plans for any agency-funded public improvements.

Section 406  Off-Street Loading and Unloading

Any development and improvements shall provide for off-street loading and unloading as
required by the City ordinances as they now exist or are hereafter amended.
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Section 407  Off-Street Parking

All new construction in the Project Area shall provide off-street parking as required by
the Boise City Zoning Ordinance, with consideration given to the economics of a shared parking
regimen and the parking objectives as set forth in this Plan including Attachment No. 3A.

Downtown Urban Design Plan—Framework Master Plan and Design Guidelines and Attachment
3C. Greater Downtown Boise Parking Study (1996).

2007 Amended Central District Plan

Page 36
Ordinance No. 6576 — Exhibit 7 June 26, 2007



Section 500 METHODS OF FINANCING THE PROJECT
Section 501  General Description of the Proposed Financing Method

The Agency is authorized to finance this Project with financial assistance from the City,
State of Idaho, federal government, interest income, Agency bonds, donations, loans from
private financial institutions, the lease or sale of Agency-owned property, or any other available
source, public or private, public parking revenue, revenue allocation funds as allowed by the Act,
including assistance from any taxing district or any public entity including, but not limited to, the
Greater Boise Auditorium District.

The Agency is also authorized to obtain advances, borrow funds, and create indebtedness
in carrying out this Plan. The principal and interest on such advances, funds, and indebtedness
may be paid from any other funds available to the Agency. The City, as it is able, may also
supply additional assistance through City loans and grants for various public facilities.

The City or any other public agency may expend money to assist the Agency in carrying
out this Project.

The Agency may also provide certain grants or loans to property owners, business
owners, or others as allowed by law.

Section 502 Revenue Bonds

Under the Law, the Agency is authorized to issue revenue bonds to finance certain public
improvements identified in the Plan. Under this type of financing, the public entity would pay
the Agency a lease payment annually which provides certain funds to the Agency to retire the
bond debt. Another variation of this type of financing is sometimes referred to as conduit
financing, which provides a mechanism where the Agency uses its bonding authority for the
project, with the end user making payments to the Agency to retire the bond debt. These sources
of revenues are not related to revenue allocation funds and may not be particularly noted in the
Attachment No. 5, because of the pass-through aspects of the financing. Under the Act, the
Attachment No. 5 focuses on the revenue allocation portion of the Agency’s funding for
accomplishing the Plan.

Revenue bonds typically are for a longer period of time than the 24-year period set forth
in the Act. However, revenue bonds do not involve revenue allocation funds, but rather funds
from the end users which provide a funding source for the Agency to continue to own and
operate the facility beyond the term of the Plan as allowed by Idaho Code Section 50-2905(7).

Neither the members of the Agency nor any persons executing the bonds shall be liable
personally on the bonds by reason of their issuance.
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Section 503 Other Loans and Grants

Any other loans, grants, guarantees, or financial assistance from the federal government,
the State of Idaho, or any other public or private source will be utilized if available. The Agency
intends to consider funding sources through Local Improvement Districts and for Business
Improvements Districts, as authorized by state law. Neither the members of the Agency nor any
persons executing such loans or grants shall be liable on the loans or grants by reason of their
issuance.

Section 504 Revenue Allocation Financing Provisions

The Agency hereby adopts revenue allocation financing provisions as authorized by the
Act, effective retroactively to January 1, 1987. These revenue allocation provisions shall apply to
all taxing districts in which is located the Revenue Allocation Area described in Attachment Nos.
1 and 2 to this Plan. The Agency shall take all actions necessary or convenient to implement
these revenue allocation financing provisions. The Agency specifically finds that the equalized
assessed valuation of property within the Revenue Allocation Area is likely to increase as a
result of the initiation of the Project.

The Agency, acting by one or more resolutions adopted by its Board of Commissioners,
is hereby authorized to apply all or any portion of the revenues allocated to the Agency pursuant
to the Act to pay or to pledge all or any portion of such revenues to the repayment of any moneys
borrowed, indebtedness incurred, or bonds issued by the Agency to finance or to refinance the
Project Costs (as defined in Idaho Code Section 50-2903(12)) of one or more urban renewal
projects.

Upon enactment of an ordinance by the governing body of the City of Boise, Idaho,
finally adopting these revenue allocation financing provisions and defining the Revenue
Allocation Area described herein as part of the Plan, there shall hereby be created a special fund
of the Agency into which the County Treasurer shall deposit allocated revenues as provided in
Idaho Code Section 50-2908. The Agency shall use funds solely in accordance with Idaho Code
Section 50-2909 and solely for the purpose of providing funds to pay the Project Costs, including
any incidental costs, of such urban renewal projects as the Agency may determine by resolution
or resolutions of its Board of Commissioners.

A general statement of objectives, costs, tax impact, and other information required by
Idaho Code Section 50-2905 is included in Attachment No. 5 to this Plan. This statement
necessarily incorporates estimates and projections based on the Agency’s present knowledge and
expectations. The Agency is hereby authorized to modify the presently anticipated urban renewal
projects and use of revenue allocation financing of the related Project Costs if the Board of
Commissioners of the Agency deems such modification necessary or convenient to effectuate the
general objectives of the Plan.
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The Agency may also appropriate funds consisting of revenue allocation proceeds on an
annual basis without the issuance of bonds. The Agency has also provided for obtaining
advances or loans from the City or private entity in order to immediately commence construction
of certain of the public improvements. Revenues will continue to be allocated to the Agency until
the improvements identified in Attachment No. 5 are completely constructed or until any
obligation to the City or other public entity or private entity are fulfilled. Attachment No. 5
incorporates estimates and projections based on the Agency’s present knowledge and
expectations concerning the length of time to complete the improvements. The activity may take
longer depending on the significance and timeliness of development. Alternatively the activity
may be completed earlier if revenue allocation proceeds are greater or the Agency obtains
additional funds.

The revenue allocation proceeds are hereby irrevocably pledged for the payment of the
principal and interest on the advance of monies or making of loans or the incurring of any
indebtedness such as bonds, notes, and other obligations (whether funded, refunded, assumed, or
otherwise) by the Agency to finance or refinance the Project in whole or in part.

The Agency is authorized to make such pledges as to specific advances, loans, and
indebtedness as appropriate in carrying out the Project.

Under the legislation adopted in 2000 by the 55" Idaho Legislature, 2" Regular Session,
effective July 1, 2000, revenue allocation authority is limited to twenty-four (24) years from the
date the ordinance was passed by the City Council, except for those urban renewal plans which
were adopted prior to 2000. The 1994 urban renewal plan established its duration through
December 31, 2017. With this Amended and Restated Plan the duration of the Plan and revenue
allocation authority remains through December 31, 2017, with no extension.

House Bill 1 adopted by the 58™ Idaho Legislature convening in Special Session in
August 2006 repeals the operation and maintenance property tax levy imposed by school
districts. House Bill 1 also repeals Idaho Code Section 50-2908(2)(a)(iii) which required certain
revenue allocation funds to be disbursed to school districts.

Section 505 Rebate of Revenue Allocation Funds

In any year during which the Agency receives revenue allocation proceeds, the Agency,
as allowed by law, is authorized (but not required) to return or rebate to the other taxing entities
identified in Attachment No. 5 of this Plan any revenue allocation funds previously pledged or
committed for the purposes identified in the Plan. Under the Act, the Agency must first apply all
such revenues for the payment of the projected costs of the Project identified and repayment of
principal and interest on any moneys borrowed, indebtedness incurred, or bonds issued by the
Agency and maintain any required reserve for payments of such obligation or indebtedness. Only
to the extent revenues of the Agency exceed these obligations shall the Agency consider any
rebate or return of revenue allocation funds to the other taxing entities. The Agency shall rebate
such funds in a manner that corresponds to each taxing entity’s relative share of tax revenues or
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on the basis of extraordinary service requirements generated by the Project. All other taxing
entities shall first receive any such rebate before such rebate shall be disbursed to the City.

Attachment No. 5 describes the Agency’s financing plan for the Project. The Project will
be financed, in part, through tax increment financing, using revenue allocation funds as allowed
by the Act. The Agency anticipates that on an annual basis, tax increment, and other funds may
be sufficient to satisfy the obligations incurred by the Agency, even though entire amount of
revenue allocation funds must be pledged for the term of any bonds or other debts incurred by
the Agency. Therefore, on an annual basis, the Agency will consider the rebate of funds, which
funds, may not be revenue allocation funds, but other funds available to the Agency (e.g., net
parking revenues). The Agency also reserves the right to provide a tax increment rebate to any
particular taxing entity which may be entitled to a levy rate increase by virtue of an approved
levy election.

Section 506 Ten Percent Limitation

Under the Act the base assessed valuation for all revenue allocation areas cannot exceed
ten percent (10%) of the current assessed valuation for the entire City. The adjusted base
assessment roll for the revenue allocation area created in 1987 for the Boise Central Urban
Renewal District, including utilities and less any homeowner exemptions, is $30,162,800 as of
January 1, 2006. The base assessment roll for the revenue allocation area created in 2001 for the
Westside Downtown Urban Renewal District, including utilities and less homeowner
exemptions, is $158,275,900 as of January 1, 2006. The base assessment roll for the revenue
allocation area created in 1994 for the River Street-Myrtle Street Urban Renewal District,
including utilities and less any homeowner exemptions, is $147,619,700 as of January 1, 2006.
The base assessment roll for the revenue allocation area created in 2004 for the parcels added to
the River Street-Myrtle Street Urban Renewal District, which was then renamed the River
Myrtle-Old Boise Urban Renewal District, including utilities and less homeowner exemptions, is
$6,468,800 as of January 1, 2006. The total adjusted base value for the four revenue allocation
areas as of January 1, 2006 is $342,527,200. The total assessed value for the City of Boise as of
January 1, 2006 is $15,921,349,299. The base assessment roll for the three Revenue Allocation
Areas, as amended, does not exceed 10 percent of the assessed value for the City of Boise.

Section 507 Participation With Local Improvement Districts

Under the Idaho Local Improvement District Code, Chapter 17, Title 50, Idaho Code, the
City has the authority to establish local improvement districts (“LIDs”) for various public
facilities, including, but not limited to, streets, curbs, gutters, sidewalks, drains, landscaping, and
other like facilities. To the extent allowed by the Law and the Act, the Agency reserves the
authority to participate in the funding of local improvement district (“LID”) facilities. This
participation may include either direct funding to reduce the overall cost of the LID or to
participate as an assessed entity to finance the LID project.
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Section 508 Issuance of Debt and Debt Limitation

Any debt incurred by the Agency as allowed by the Law and the Act shall be secured by
revenues identified in the debt resolution or revenue allocation funds as allowed by the Act. All
such debt shall be repaid within the duration of this Plan.

Section 509 Impact on Other Taxing Districts

A specific delineation of tax dollars generated by revenue allocation upon each taxing
district has not been prepared. The overall impact of the revenue allocation project is shown on
Attachment No. 5B. Since the passage of House Bill 156 in 1995, taxing entities (except school
districts) are constrained in establishing levy rates by a function of the amount each budget of
each taxing district can increase on an annual basis. The amounts set forth in Attachment No. 5B
in the column titled “Gross Revenue” would constitute the amounts distributed to the other
taxing entities (including school districts) from the Revenue Allocation Area if there were no
urban renewal project. Each individual district’s share of that amount would be determined by
its particular levy rate as compared to the other districts in any given year. Therefore, the impact
of revenue allocation is more of a product of the imposition of House Bill 156. In addition,
without the Revenue Allocation Area and its ability to pay for public improvements and public
facilities, fewer substantial improvements within the Revenue Allocation Area would be
expected in the next five to ten years, hence there would be lower increases in assessed valuation
to be used by the other taxing entities. If the overall levy rate is less than as assumed, the
Agency shall receive fewer funds from revenue allocation.

Attachment No. 5B is no longer an accurate representation of the tax impact of urban
renewal on taxing entities because it was prepared prior to passage of House Bill 156 in 1995.
The assessed value for each property in a Revenue Allocation Area consists of a base value and
an increment value. The base value is the assessed value as of January 1 of the year in which a
Revenue Allocation Area is approved by a municipality, with periodic adjustments allowed by
Idaho State Code. The increment value is the difference between the base assessed value and
current assessed value in any given year while the property is in a Revenue Allocation Area.
Under House Bill 156, taxing entities are constrained in establishing levy rates by the amount
each budget of each taxing district can increase on an annual basis. Taxing entities submit
proposed budgets to the County Assessor, which budgets are required to comply with the
limitations set forth in House Bill 156.

The County Assessor calculates the levy rate required to produce the proposed budget
amount for each taxing entity using the assessed values which are subject to each taxing entity's
levy rate. Assessed values in urban renewal districts which are subject to revenue allocation
(incremental values) are not included in this calculation. The combined levy rate for the taxing
entities is applied to the incremental property values in the Revenue Allocation Area to
determine the amount of property tax revenue which is allocated to an urban renewal agency.
The property taxes generated by the property values in the urban renewal districts that are not
subject to revenue allocation and by properties outside Revenue Allocation Areas are distributed
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to the other taxing entities. Properties in Revenue Allocation Areas are subject to the same levy
rate as they would be outside a Revenue Allocation Area. The difference is how the revenue is
distributed.

In addition, without the Revenue Allocation Area and its ability to pay for public
improvements and public facilities, fewer substantial improvements within the Revenue
Allocation Area would be expected in the next five to ten years, hence there would be lower
increases in assessed valuation to be used by the other taxing entities. If the overall levy rate is
less than as assumed, the Agency shall receive fewer funds from revenue allocation.

Legislation adopted by the Special Session in August of 2006, and the 1% Regular
Session of the 59™ Legislative Session, modifies real property tax policy within a revenue
allocation area.

House Bill 1 passed in August of 2006, eliminated the operation and maintenance levy
imposed by school districts and replaced those funds with appropriated state funds. The bill also
repealed the school district payment from revenue allocation received by the urban renewal
agency.

House Bill 79, became effective retroactive to January 1, 2007, upon the Governor’s
signature on March 21, 2007. House Bill 79 prohibits taxing entities from including, as part of
the new construction roll, the increased value related to new construction within the revenue
allocation area until the revenue allocation authority is terminated. Therefore, any new
construction within the Central District will no longer be available for inclusion by the taxing
entities to increase their budgets. Therefore, less tax revenue will be available to those taxing
entities.

Section 510 Phasing and Other Fund Sources

The Agency anticipates funding only a portion of the entire cost of the public
improvements shown on Attachment No. 5. Other sources of funds shall include developer
contributions, federal and state funds, foundation funds, grants, and City participation. Agency
participation shall be determined by the amount of revenue allocation funds generated.
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Section 600 ACTIONS BY THE CITY

The City shall aid and cooperate with the Agency in carrying out this Plan and shall take
all actions necessary to ensure the continued fulfillment of the purposes of this Plan and to
prevent the recurrence or spread in the area of conditions causing blight. Actions by the City
shall include, but not be limited to, the following:

a.

Institution and completion of proceedings necessary for changes and
improvements in private and publicly-owned property, rights-of-way, or public
utilities within or affecting the Project Area.

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

Imposition whether necessary (by conditional use permits or other means) of
appropriate controls within the limits of this Plan upon parcels in the Project Area
to ensure their proper development and use.

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

Preservation of historical sites.

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

Institutional and completion of proceedings necessary for the establishment of a
LID or business improvement district under Chapters 17 and 26, Title 50, Idaho
Code.

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

Administration of Community Development Block Grant and other state and
federal grant funds that may be made available for the Project.

Appropriate agreements with the Agency for administration, supporting services,
funding sources, and the like.
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k. The wavier of any hookup or installation fee for sewer, water, or other utility
services for any facility owned by any public agency, including the Agency and
facility.

l. The wavier of any application or impact fee assessed by the City, if the City
deems such wavier appropriate.

m. Joint funding of certain public improvements and coordination with the City’s arts
programs.

The foregoing actions to be taken by the City do not constitute any commitment for
financial outlays by the City.

Section 700 LONG-TERM MAINTENANCE & ENFORCEMENT
Section 701  Maintenance of Public Improvements

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

Section 702 Enforcement

The administration and enforcement of this Plan, including the preparation and execution
of any documents implementing this Plan, shall be performed by the Agency and/or the City.

The provisions of this Plan or other documents entered into pursuant to this Plan may
also be enforced by court litigation instituted by either the Agency or the City. Such remedies
may include, but are not limited to, specific performance, damages, reentry, injunctions, or any
other remedies appropriate to the purposes of this Plan. In addition, any recorded provisions
which are expressly for the benefit of owners of property in the Project Area may be enforced by
such owners.

Section 800 DURATION OF THIS PLAN

Except for the nondiscrimination and nonsegregation provisions which shall run in
perpetuity, the provisions of this Plan shall be effective, and the provisions of other documents
formulated pursuant to this Plan may be made effective, for thirty (30) years from the date of
adoption of this Plan by the City Council through December 31, 2017, which date shall be
deemed the termination date of the Plan, except for any revenue allocation proceeds received in
calendar year 2018.
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This Plan shall terminate no later than December 31, 2017, except for revenues which
may be received in 2018. Either on January 1, 2017, or if the Agency determines to terminate
the Plan earlier, on the earlier termination date:

a.

When the budget for Revenue Allocation Area, which is associated with the Project
Area, indicates that all financial obligations have been provided for, the principal of
and interest on such moneys, indebtedness, and bonds have been paid in full, or
when deposits in the special fund or funds created under this Plan are sufficient to
pay such principal and interest as they come due and to fund reserves, if any, or any
other obligations of the Agency funded through revenue allocation proceeds shall
be satisfied and the Agency has determined no additional project costs need be
funded through revenue allocation financing, the allocation of revenues under
Section 50-2908, Idaho Code, shall thereupon cease; any moneys in such fund or
funds in excess of the amount necessary to pay such principal and interest shall be
distributed to the affected taxing districts in which the Revenue Allocation Area is
located in the same manner and proportion as the most recent distribution to the
affected taxing districts of the taxes on the taxable property located within the
Revenue Allocation Area; and the powers granted to the Agency under

Section 50-2909, Idaho Code, shall thereupon terminate.

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

For the fiscal year that immediately predates the termination date, the Agency shall
adopt and publish a budget specifically for the projected revenues and expenses of
the Plan and make a determination as to whether the Revenue Allocation Area can
be terminated before January 1 of the termination year pursuant to the terms of
Section 50-2909(4), Idaho Code. In the event that the Agency determines that
current tax year revenues are sufficient to cover all estimated expenses for the
current year and all future years, by September 1, of the then-current year, the
Agency shall adopt a resolution advising and notifying the City, the county auditor,
and the State Tax Commission, recommending the adoption of an ordinance by the
City for termination of the Revenue Allocation Area by December 31 of the current
year and declaring a surplus to be distributed as described in Section 50-2909,
Idaho Code, should a surplus be determined to exist. The Agency shall cause the
ordinance to be filed with the office of the Recorder for Ada County and the Idaho
State Tax Commission as provided in Section 63-215, Idaho Code.

As allowed by Idaho Code Section 50-2905(7), the Agency may retain assets or revenues
generated from such assets as long as the Agency shall have resources other than revenue
allocation funds to operate and manage such assets. The Agency may retain ownership of the
several parking facilities which may be constructed in the Project Area, as parking revenues may
be sufficient to provide the resources necessary for the Agency to retain those assets. Similarly,
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the Agency may retain facilities which provide a lease income stream that will allow the Agency
to meet debt service obligations, fully retire the facility debt, and provide for the continued
operation and management of the facility.

For those assets which do not provide such resources or revenues, the Agency will likely
convey such assets to the City, depending on the nature of the asset.

Upon termination of the Agency’s revenue allocation authority to the extent the Agency
owns or possesses any assets, the Agency shall dispose of any remaining assets by granting,
conveying, or dedicating such assets to the City.

Section 900 PROCEDURE FOR AMENDMENT

The Urban Renewal Plan may be further modified at any time by the Agency provided
that, if modified after disposition of real property in the Project Area, the modifications must be
consented to by the developer or developers or his successor or successors of such real property
whose interest is substantially affected by the proposed modification. Where the proposed
modification will substantially change the Plan, the modifications must be approved by the City
Council in the same manner as the original Plan. Substantial changes for the City Council
approval purposes shall be regarded as revisions in project boundaries; land uses permitted, land
acquisition, and other changes which would substantially modify the objectives of this Plan.

Section 1000 SEVERABILITY

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

Section 1100 PERFORMANCE REVIEW

Under the Law, the Agency is required to file with the City, on or before March 31 of
each year, a report of the Agency’s activities for the proceeding calendar year, which report shall
include a complete financial statement setting forth its assets, liabilities, income, and operating
expenses as of the end of such calendar year.
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ATTACHMENT NO. 1
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Consulting. Inc.

AMENDED
PROJECT AREA AND REVENUE ALLOCATION BOUNDARY OF THE

CENTRAL URBAN RENEWAL DISTRICT
BOISE, IDAHO

A tract of land cc:nsistinlg of approximately 34 acres being portions of the Boise City Original Town
Site, Book | of Plats at Page [, and a portions of Block | and lock 7 of the Davis Addition to Boise
City records of Ada County. Said tract being completely bounded by the Westside and the River
Myrtle-0ld Boise Urban Renewal Districts 1s situated in a portion of Section 10, Township 3
Morth, Range 2 East, Boise Meridian, Boise City, Ada County, Idaho is more particularly described
by record information as follows:

Commeneing at the Section Comer commeon to Sections 3, 4, 9 and 10, of Township 3 North,
Range 2 East, Boise Meridian, thence South 89°03'03" East 2708.35 feet along the line common to
Scctions 3 and 10 to a point, thence South 00°36'57" West 372.09 feet to the intersection of the
Mortheasterly Right-Of-Way line of West Bannock Street and the Northwesterly Right-Of-Way
line of Worth 9th Street being the POINT OF BEGINNING; thence along said Northeasterly
Right-of-Way of West Bannock Street,

South 55°18'00" East 840.00 feet to the Southeasterly Right-Of-Way line of North Capitol
Boulevard, thence along said Southeasterly Right-OfWay line of North Capitol Boulevard

South 3474200 West 340,00 feet w the Northeasterly Right-O=Way Tine of West Tilaho Stree;
thence along said Northeasterly Right-Of-Way line of West Idaho Street

South 55°18'00" East 380.00 feet to the Southeasterly Right-Of-Way line of North 6th Street:
thence along said Southeasterly Right-Of-Way line of North 6th Street

South 34°42'00" West 420,00 feet to the Southwesterly Right-Of-Way line of West Main Street,
thenee along said Southwesterly Right-Of-Way line of West Main Street

Morth 55°18'00" West 380.00 feet to the Southeasterly Right-Of-Way line of North Capitol
Boulevard; thence along said Southeasterly Right-Of-Way line of North Capitol Boulevard

South 34°42'00" West 810.00 feet to the Southeasterly extension of the Southwesterly line of Lots
1 and 12 of Block 7 of the Davis Addition to Boise City, recorded at Book 2, Page 93 of
Plats, thence along said extension and the Southwesterly line of Lots 1 and 12 of Block 7
and the Southwesterly line and its Northwesterly extension of Lots 1 and 12 of Block 1 of
Davis Addition, recorded al Book 1, Page 2 of Plats;

Morth 55%1 800" West 840.00 feet to the Northwesterly Right-OF-Way line of North 9th Street;
thenee along said Morthwesterly Right-Of-Way line of North Oth Street

Morth 34°42°00" East 1570.00 feet to the POINT OF BEGINNING.

4055, 81h Street, 5te. 295 + Bole, ID 83702 + Phone [208) 342-00F1 + Fox (208) 342-0092 + Intermet; www.quadrant.oo
Civil Enginearing + Survaying = Construction Manogement
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1.0 INTRODUCTION
1.1 Background

This downtown urban design plan focuses on an eight-block
area in Boise’s downtown renewal area. The study area is
bounded by Capitol Blvd., Bannock Street, Ninth Street and
Front Street. For 20 years this area had been reserved for de-
velopment of a regional shopping center. Five master devel-
opers in succession have been under contract to the Boise Re-
development Agency [BRAI] during that period, but none
was successful, In May 1985 the last of them resigned. The
City removed its prohibition on development of regional
shopping facilities elsewhere, and the BRA took a fresh look
at the historical resources and development potential within
the eight-block area. Proposals were invited from developers
for all or part of the area.

In June 198b, BRA invited the American Institute of Archi-
tects’ Regional/Urban Design Assistance Team [R/UDAT] to
conduct a special study of Boise's downtown. R/UDAT con-
vened in Boise in Qctober. A vigorous four-day session pro-
duced a downtown concept plan which focused new develop-
ments and activities on the 'Eighth Street Mall': an open
street dominated by pedestrian traffic. R/UDAT's report
on its study and recommendations was printed in full in the
Idaho Statesman, and gained wide support throughout the
community.

The BRA invited developers to amend and resubmit their
earlier proposals in the light of R/UDAT's recommendations.
At about the same time, the BRA sought the assistance of
urban design consultants to help them reconcile the R/UDAT
recommendations with submitted development proposals.
in particular, the BRA sought advice on the design and in-
tegration of public spaces and parking in the eight-block
study area. A chronology of consultant tasks and activities
is given in Appendix 1.

1.2 Purpose of the Downtown Urban Design Plan

The ultimate purpose of this plan is to ensure that the eight-
block study area is redeveloped in a manner consistent with
its position at the center for downtown retail and commercial
activity in the state capitol. To this end, the plan responds to
three urban design objectives:



o Develop a logical urban structure for the area which is
consistent with the form and function of downtown
Boise as a whole.

0 Develop guidelines for the design of both public and pri-
vate developments to ensure quality, consistency and
compatibility of design with historic structures and be-
tween new developments.

o Develop astrategy for the implementation, operation and
maintenance of streets and other public open spaces in
the area.

In this document, framework master plans address the inter-
play of building mass and open space; circulation, parking
and access; pedestrian movement and landscaping. Design
guidelines address streets and other public open spaces, new
and historic buildings. Implementation, operation and main-
tenance of public spaces are addressed in the context of 12
public capital improvement projects. These are designed to
create a special, guality urban environment consistent with
detailed design objectives developed in earlier sections of this
urban design plan for downtown Boise.




2.0 FRAMEWORK MASTER PLAN

The purpose of the framework master plan is to provide an
overall design context for public and private improvements in
the area. Not only should it ensure that adjacent develop-
ments function harmoniously together, it should also ensure
that the study area develops in a way which is compatible
with other parts of downtown Boise.

As the city continues to mature so the characteristics of its
transportation system must be able to adapt to greater den-
sities of development and increased levels of activity in the
downtown. Opportunities for improved transit must there-
fore be recognized and preserved. Through-traffic must be
routed more efficiently through the street system. Down-
town streets and open spaces must be capable of accommo-
dating larger numbers of people on foot.

Special assets of downtown Boise must be recognized and
protected, These include access to the river, views of the
mountains, the grand approach to the state capitol along
Capitol Blvd., and numerous valued historic buildings.

The framework master plan is presented here as a series of
plan diagrams and accompanying text which together en-
compass all the issues discussed above. Specific development
projects within the area covered by the framework master
plan need coordination at a more detailed level. That is the
subject of the next section of the report entitled Design
Guidelines.



2.1 Building Mass and Open Space

This diagram illustrates the configuration and extent of open
space between buildings at completion of development in
the eight-block study area. Taller structures are shown black;
low- and mid-rise structures are shown in a tone. Tree plant-
ings will modify the containment of some open areas — as,
for example, along Capitol Blvd., where the formal, axial
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approach to the Capitol will be strengthened by avenue
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and major building entrances. At Main and lIdaho streets,
pedestrians and vehicles will contribute to the general bustle
of the retail center. Eighth Street will have no vehicular traf-
fic (other than for service and emergency vehicles) between
Main and Idaho, Idaho and Bannock streets.

South of Main St., Eighth St. will also become the exclusive
domain of pedestrians, except for a small shuttle bus which
will run between transit facilities on Main and ldaho to the
north, and the Eighth Street Market, and other destinations
1o the south.

The major pubic open space will be located at the inter-
section of Eighth St. and the original alignment of Grove
St. (restored for pedestrian access only). During early stages
of development, the major public open space will be defined
only by a colonnade of freestanding obelisks or columns. As
development proceeds, building facades, trees and paving
will reinforce the definition of the space. Uttimately it will
mature into a primary focus of downtown activity. Alive
with programmed events and performances, with strollers
and vendors, it will become a favorite rendezvous spot for
Boiseans and visitors alike.

An important feature of the framework master plan which is
illustrated by this diagram is the maintenance and restora-
tion of Boise's historic street pattern. This is important for
several reasons, but especially because it ensures a proper
fit with the surrounding urban fabric, and encourages access
on foot to all parts of the area and its surroundings.



2.2 Circulation, Parking and Access

The interplay between general traffic, transit and pedestrians
is shown in this diagram. Service traffic will, for the most
part, be restricted to general traffic streets and alleys but will
have limited access to Eighth St.

Eighth St. will be designated an auto-free zone between
Front St. and Bannock St,; North of Main St. it will become
the focus of downtown retail activity, serviced by transit on
Main and ldaho streets. A pedestrian-compatible shuttle
vehicle will run on Eighth St. south of Main, linking the re-
tail core with the Eighth Street Market and other attractions
to the south.

Transit will share Main and ldaho streets with general traffic
as a one-way couplet, These two streets clearly have the
potential to become transit malls with special street and side-
walk treatments, and other amenities for waiting passengers.
It may be appropriate to construct the segments of these
malis between Capitol Blvd. and Ninth St, as a first phase, co-
ordinated with adjacent private developments.

Short-term parking is a necessary complement to transit
in supporting Boise's downtown retail core. Two parking
structures north of Main St, will satisfy this need. They will
be accessible from Capitol Bivd. between Main and Idaho
streets, and from Bannock St. between Eighth and Ninth
streets, respectively. Together these two structures will pro-
vide approximately 900 short-term parking spaces.

Long-term parking north of Main St. will be needed to sup-
port offices in restored historic buildings and in a new
building on Bannock St. to the east of the Idaho Building.
Available, unused parking nearby will supply some parking.
Additional long-term parking will be provided in a new
structure under the offices to be built next to the idaho
Building. This parking structure will be constructed as an
extension to the existing structure on the corner of Ban-
nock St. and Capitol Blvd. It may also include some short-
term parking for visitors to the offices and for shoppers using
adjacent retail.

South of Main St., parking will serve offices, the hotel and
conference facilities, and some shops and restaurants, Most
of this will be long-term parking, and much of it will be lo-
cated underground. Access will be from Capitol Blvd. and
from Ninth St.



Through-traffic will be concentrated on two one-way coup-
lets. Northbound and southbound traffic will use Capitol
Blvd, and Ninth St., respectively. Eastbound and westbound
traffic will use Myrtle and Front streets. As soon as the east/
west couplet becomes operable, the segment of Grove St. be-
tween Capitol Blvd. and Ninth St. can be removed. This
section was realigned to run alongside Front St. in the early
1970's. 1ts removal will free land north of Front St. for
development, and will permit substantial improvement of
pedestrian access between segments of Eighth St. to the
north and south.

Local access traffic will use all streets in, and surrounding,
the eight-block study area except for Eighth Street. Grove
St. to the east of Capitol Blvd. and west of Ninth St. may
once again become two-way to ease local access. The original

alignment of Grove St. between Capitol Blvd, and Ninth St.
will be restored for pedestrian access only.
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2.3 Pedestrian and Landscape System

An attractive and convenient pedestrian access system is
essential to the vitality of the downtown. This diagram shows
how pedestrian routes through the eight-block study area
will link adjacent streets and alleys. The diagram also shows
in schematic form how landscaping will be used to enhance
pedestrian spaces, shape streets where buildings will not
create an effective edge, and signal important events, such
as the intersection of Capitol Blvd. and Front St. which will
function as a major gateway to the downtown for those ar-
riving from the south and east.

Eighth St. and Grove St. will be auto-free zones within the
study area. The diagram indicates a series of public open
spaces along Eighth St. Each space will be designed to accom-
modate a variety of activities of a type and scale suitable
to its particular surroundings.

Spaces between Main and Bannock streets will be oriented
to the interests and activity of shoppers using Boise's down-
town retail core. Programmed seasonal events may be ex-
pected to include carol singers and an illuminated 'tree at
Christmas time, street vendors and strolling entertainers dur-
ing the drier months. Merchants will be encouraged to ex-
tend their activities into Eighth St., adding to the vitality
of this bustling area. in the warmer months, cafes and res-
taurants will spill out onto the street.

The major public open space will be a colonnaded circus at
the intersection of the two auto-free zones: Eighth St. and
Grove St. It will be largely surrounded by office buildings
with some shops and restaurants at street level, To the south-
west will be a major hotel and the conference center. This
central open space will be large enough to accommodate
the ldaho Shakespeare Festival theatre. At other times, it

% Secondary Pedestrian Circulation

Secondary Landscape Open Space
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will provide for lunch-time concerts, open air dance produc-
tions, and a variety of programmed and impromptu events.

During the winter, much of the space could be devoted to an
ice rink. Around the vear, it will be used as a place 1o meet
people downtown; 1o eat a brown-bag lunch or to dally at
one of the cafes and restaurants around its perimeter.

If the downtown is to function as an integrated whole, then
safe and convenient pedestrian crossings over busy streets
will be essential. As pedestrian activity is focused along the
sidewalks throughout the downtown, streets must be cros-
sed at grade. Subordinating pedestrian movement to vehicular
flows through introduction of grade-separated crossings
would be disastrous. It would have the effect of segrmenting
pedestrian activity in discrete sectors of the downtown,
thereby denying the benefits of a downtown location for
most uses. Consequently, the diagram emphasizes the im-
portance of clear, convenient pedestrian Crossings at every
street intersection; with special emphasis on the intersection
of Eighth and Front streets where serious dislocation of pe-
destrian movement currently occurs.

12




3.0 DESIGN GUIDELINES

The purpose of design guidelines is to provide a common
frame of reference for all construction and improvements
in the study area. All elements of design which contribute
to the appearance and successful functioning of the buiit
environment are addressed, Adherence to these guidelines
by the designers of buildings and open spaces in the study
area will ensure the predictable evolution of a successful
urban environment. An environment which is uniquely
matched to the heritage and achievable ambitions of down-
town Boise.

13



3.1 Public Open Spaces

Purposes

To provide a variety of public spaces which will be inviting,
accessible, and specifically designed to serve those public ac-
tivities which are to be encouraged in the downtown. These
spaces should be located and oriented to be highly visible.
They should provide an order for downtown redevelopment,
Existing public spaces such as the Capitol Mall and the river-
front parks provide the foundation for this system. However,
the streets themselves provide the most visible and populous
elements in the open space system downtown. Considerable
attention is therefore focused on street design in this section,
and in sections 4.3 and 4.4,
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Guidelines

Places

o Design plazas to provide space, or a platform, for public
activity on display. Plazas should be no larger than re-
quired by the activities they are projected to serve. One
plaza may be designed as a focal point and principal
downtown meeting place. Plazas should be linked via a
network of sidewalks and other pedestrian areas.

/’
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o Develop courtyards as open spaces within buildings to
provide a public focus for building occupants.

Open and Enclosed Courtyards
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o Encourage the development of introductory open spaces
or “front yards'' in the foreground of major institutional
structures and at entries to downtown districts. Not all
locations will be suitable for such spaces.

Fronts Yards on Capitol Boulevard

Scale

o Develop public open spaces of a size and configuration
appropriate to encourage the activities they are to ac-
commodate. The nature of these activities will be related
to size and uses of adjacent structures.

o Develop a major public open space of approximately 30-
40,000 square feet at Eighth and Grove streets to serve as
a downtown focal point.

Major Public Open Space
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0 Locate arcades as covered pedestrian streets to encourage
consistent and intense pedestrian traffic regardless of
weather. Discontinuous or improperly designed arcades
can isolate ground-floor uses from the very pedestrian ac-
tivity they are intended to serve.

Interior Arcade

o Develop roof gardens as improved open space to be en-
joyed by both building occupants and tenants of other
buildings which overlook those gardens.

Roof Garden
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o Preserve parks as principal landscaped open spaces and
natural refuges within the city.

o Locate and interconnect parks to provide a regional sys-
tem of landscaped open space.

o ldentify key streets to be established as visible channels
of activity connecting adjacent districts and public open
spaces.

o Locate activities and access to them around intersections
to reinforce the significance and presence of those inter-
sections.

Main and 10th Streets - Boise

o Establish gateways at important entries to downtown and
downtown districts. Recognize and reinforce existing
gateways.

Capitol Boulevard and Front Street - Boise
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Pedestrian Links

o Link the major public open space at Eighth and Grove
streets to the primary downtown pedestrian system, the
principal components of which are the Eighth Street
auto-free zone, Main and ldaho streets.

\_/-*,_ﬁ,_,\_ﬂ\__l gt_/H._,g_,\_,.\_H__“_,
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Boise River
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8th Street

o Provide a minimum right-of-way of 40 feet between
building fronts along the Eighth Street auto-free zone,
with clear pathways of 10 feet adjacent to building walls
or merchant zones which extend into the street.

o Incorporate awnings, arcades and greenhouse extensions
in the street wall of the Eighth Street auto-free zone.

1 2 i %Z@ﬁ &

Awning Street Arcade




o Use trees and a freestanding colonnade to enclose and de-
fine the major public open space and Eighth Street auto-
free zone south of Main Street in the early phases of de-
velopment.

o Incorporate lighting, signage and other pedestrian furnish-
ings into the colonnade,

Colonnade

o Provide safe, grade-level crossings for pedestrians using
Eighth Street between Bannock and Myrtle streets. Ex-
tend the system of pedestrian paving and furnishings to
encourage strong connection to areas south of Front
and north of Bannock.

Activity and Surrounding Uses

o Program, design and promote the major public open
space to generate and accommodate active day, night and
seasonal uses,

Artquake - Portland Neighborhood Fair

20




o Design spaces so that they can accommodate variations in
intensity of activity and use. These will vary with the
season, the time of day and week. Examples range from
passive recreation like sunning, brown bag lunching and
socializing to staged events like noon-time concerts and
theater. Seasonal events like harvest festivals, Christmas
programs and spring flower shows add to year-round
vitality,

o Abut the major public open space and Eight Street auto-
fee zone with pedestrian-oriented street-level uses that
extend into the open spaces [sidewalk cafes, displays,
etc.]. Provide visual access by use of clear glass windows
at street level in surrounding buildings.

o Encourage freestanding retail and food outlets near the
confluence of major pedestrian flows. These will tend to
enhance the vitality of nearby public spaces.

Street Vendor Qutdoor Cafe

o Integrate the Boise Visual and Performing Arts into the
programming of public spaces. Consider their special
needs in designing such spaces.

Environmental Exposure

o Organize buildings and the spaces between them to pro-
vide the appropriate solar exposure during periods of
peak pedestrian use.
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o

Articulate the location and massing of structures adjacent
to the major public open space to ensure that at least half
of it is exposed to direct sunfight at noon on June 271.
Trees, awnings and parasols can be used to provide shady
spots in the summer,

$olar Access and Solar Control

Consider the impacts of building heights, configurations
and juxtaposition on wind at ground level.

Landscaping

o]

Use plant materials to define space, provide seasonal
greenery, and a change of color and texture in public
spaces.

Use deciduous trees to allow winter sun penetration and
visibility of storefronts,

Plant trees on-grade in protective grates.

Select street tree species which reinforce the desired
character of the streets they occupy.

Harrison Boulevard - Boise
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o Protect lawns and ground covers with curbs or seating
walls.

o Install and maintain all landscaping in a top quality con-
dition.

Continuity

o Establish continuity of furnishings such as lights, paving,

trees and signage with the overall downtown pedestrian
and open space system.

Pedestrian Furnishings

o]

Enhance pedestrian emphasis streets and the major public
open space by provision of elements for pedestrian com-
fort such as seating, drinking fountains, pedestrian light-
ing, signage and kiosks. Provide a flexible system of furn-
ishings to extend continuity throughout the downtown.

Movable Chairs Fixed Benches

Make generous seating provisions in a variety of forms:
benches and movable chairs; walls, steps and planter
ledges.

Use paving materials to define activity areas and give
visual continuity.

Provide ‘“‘barrier-free’” design throughout public spaces.
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3.2 Streets

Purpose

Streets determine the scale and organization of activity in
a city. Guidelines for their development and maintenance
should clarify how they accommodate a variety of transpor-
tation modes, how they look and how they feel. Streetscape
guidelines should define how streets are enclosed by abutting
structures. Guidelines should specify the functional require-
ments of appropriate street-level uses, street furniture and
landscape elements, street uses, storefront development and
weather protection,
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Guidelines

Street Classifications and Functions

0

Provide for the redevelopment of all downtown streets to
serve more effectively the activities for which they are
designated.

Consider the moving, standing and access requirements of
the five basic circulation modes accommodated: private,
transit, and service vehicles, bicycles and pedestrians.
Preserve street rights-of-way to maintain the grid struc-
ture of the city.

Transit Streets

O

Establish operating and design standards for the following
transit streets:

- mixed traffic with or without exclusive transit lanes

- transit malls; two-way streets and couplets

Establish design standards for transit stops and their im-
mediate environs,

Transit Mall
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Alleys

Encourage the redevelopment and preservation of mid-
block alleys. Use alleys to organize and promote full-
block development by providing total service access and/
or ancillary pedestrian spaces.

o]

Post Alley - Seattle Alley - Boise

Service Access

0

ldentify adequate truck drop-off and pickup areas near
the entries of major buildings. (These may be distinct
from required loading bays.)

Locate curb cuts for loading and parking so that they dis-
rupt neither arterial traffic nor pedestrian circulation.
Design exclusive pedestrian streets so that limited service
and emergency access can be accommodated.

Truck Loading
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Signage and Signalization

0O

O
O

Develop coordinated standards for downtown signage and
signalization.

Remove overhead highway signs from downtown streets,
Provide a comprehensive information system for short-
term parking.

Pedestrian Streets

o]

Provide sufficient width for pedestrian walkways so that
anticipated through-traffic volumes, and local pedestrian
activity can be served.

Establish activity zones within each pedestrian street for
through-traffic, window shopping, entry, vending, sitting,
standing, landscaping, and street furniture.

Sidewalk Use Zones
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o Provide weather protection along key-pedestrian corri-
dors.

Awnings

o Bias the location of peak-pedestrian activity to capitalize
on appropriate seasonal solar exposure,

o Develop a land use pattern which encourages pedestrian
trips along the pedestrian streets.

o Provide a range of engineering standards for surface im-
provements (including drainage) which minimizes the
scope of necessary reconstruction.

Valley Gutter

Bicycle Routes

o Provide continuity between established bicycle routes.

o0 Indicate by signage those pedestrian streets and spaces
which are not suitable for shared use by cyclists,
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Views

o Preserve key views along north/south street corridors by
discouraging skybridges, overhead signage and other vis-
ual obstructions. ’

o Reinforce views by establishing appropriate building set-
backs which focus or expand important sightlines. These
may be upper-story setbacks in some instances,

Mountain Views Capito/ Boulevard

29



3.3 Historic Buildings and Related Infill Developments

Purpose

To redevelop historic structures and districts in a manner
which both preserves a heritage and stimulates downtown
development. In a reluctant economy, the renovation of
small-scale structures can provide continuity and intensifica-
tion of downtown activity.
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Guidelines

Renovation

o Encourage renovation projects which improve the entire
building for full occupancy.

o Encourage building uses which capitalize on the character
and configuration of the existing building, thereby mini-
mizing potential conflicts with its architecture.

o ldentify and respect the distinguishing qualities of each
historic building and its site.

o Avoid "‘historicist’’ alterations which are alien to the
original architecture of the building.

o Disallow contemporary alterations and additions which
destroy significant historical, architectural or cultural
qualities of the original building. Ensure that modifica-
tions are compatible with the size, scale, proportion and
character of the property and with the adjacent environ-
ment.

Yamhill Market - Portland

infill

o Develop infill structures to be complementary to and
compatible with adjacent buildings.

o Consider elements of scale, proportion, materials, and

* relationship to neighboring structures and open spaces.
The scale and rhythm of fenestration is particularly im-
portant, as is the continuity of cornices and belt courses.

o Provide side-yard setbacks from existing historic struc-

tures 1o preserve adequate access to light and air.
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3.4 New Building Development
Purpose

New buildings can have a profound infiuence on the char-
acter of downtown Boise. Guidelines should promote com-
patibility with valued historic buildings. New buildings have
particular responsibilities in the ways in which they can help
to define and animate streets. The guidelines specify a num-
ber of key elements in new buildings by which these respon-
sibilities can be met.
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Guidelines

Building Height and Configuration

o Establish and adhere to a policy on building height and
configuration based on the scale and orientation of the
existing urban fabric and on a desired image of the down-
town as an integrated whole.

o Consider the impact of building height and configuration
on the solar access of adjacent streets and public open
spaces.

20 stories
6 stories
&E 3 stories
Building Shadow

Setbacks

o Maintain a recognizable enclosure of space along streets
and around public open spaces.

o Consider upper-level setbacks in tall buildings to preserve

valued public views.

Street Enclosure
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Building Walls

o Vary the character of the walls of multistory buildings.
Differentiate between lower floors or base which relate
to street-level pedestrian activity, the shaft or mid-level
occupancies, and the rooftop which may become a
prominent feature of the Boise skyline.

IB&T Center - Boise

o Control building shapes and materials to minimize re-
flection of the sun into adjacent structures and public
open spaces.

Building Glare
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Ground Floor Uses

o Encourage ground-floor uses which tend to support an
intensification of pedestrian activity, particularly along
Eighth, Main and Idaho streets.

o Develop the ground level with public spaces which en-
courage frequent communication between pedestrian
activity within and outside the building.

Fulton Market - N.Y.C.

o Encourage the design of flexible ground-level space
which can readily accommodate a variety of uses in the
life of the building.

Building Entries

o Locate major building entries for office and residential
uses away from building corners to preserve their poten-
tial for retail development,

Mid-block Office Entry
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Service, Loading, Drop-off and Pickup Areas
0 Locate service, loading, drop-off and pickup areas to
serve building functions efficiently so that they minimize

disruption to major vehicular and pedestrian traffic pat-
terns.

Skybridges

o Consider the potential of skybridges to diminish pedes-
trian activity at street level.

0 Recognize that skybridges may block valued views and
disrupt the sense of continuity in a street.

o Compensate for the lack of light and air beneath sky-
bridges.

2nd Avenue - Minneapolis

Construction Impacts

0 Schedule major construction to minimize its impact on
existing downtown business activity.

o0 Produce interim public “spaces’’ and events to celebrate
and compensate for the disruption caused by new con-
struction. Maintain and promote the vitality of down-
town at all times.
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Preface to Volume 2

Unlike the contents of Volume 1, the contents of this voiume
must be expected to change as development programs be-
come more finite. In particular, construction budgets, based
here on broad assumptions in lieu of detailed designs and sur-
veys, will change quite markedly in some instances, For this
reason, it has been decided to separate this segment of the
consuitants’ findings as a separate volume: one which may be
accepted but not formally adopted by the BRA,.
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4.0 PUBLIC CAPITAL IMPROVEMENT PROJECTS

Twelve public capital improvement projects have been ident-
ified in the area bounded by Capitol Bivd.,-Bannock, Ninth
and Front streets. Ten of these projects invoive surface im-
provements and street furnishings, two involve provision of
short-term parking. :

Specific and detailed designs for the 12 public capital im-
provement projects have not been daveloped at this stage.
However, typical design elements for streets and other pub-
lic open spaces have been developed. These are based on the
design guidelines given in Section 3.0 and illustrated in Sec-
tion 4.3, Prototypical street sections have also been devel-
oped, to show how these elements might be used together in
a manner which reflects the intent of the design guidelines.
The prototypical street sections are collected in Section 4.4,

Sustained and effective operation and maintenance of public
open spaces is essential 10 the success of the area as Boise's
vital downtown core, Section 4.5 provides a mode! for & focal
district management program to achieve this.
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4.1 Project Descriptions

A description of each project follows. A construction budget
for each is based on assumptions concerning the quality and
guantity of materials needed, These assumptions are expiain-
ed in some detail in Section 4.2.

Capitol Boulevard:

fmprovements in this project include sidewaiks on four
blocks along the west side of Capitol Bivd. between Front
and Bannock streets and five intersections linking the study
area 1o Old Boise. Improvements will inciude unit pavers on
sidewalks and pedestrian crossings, provision of street trees,
iron tree grates, light standards and street furniture appro-
priate to each specific location,

The design of these improvements should be coordinated
with plans to enhance the entire length of Capitol Blvd.
Those plans may affect the species and location of street
trees, placement of direction signs and traffic signals.

Excluded from construction budgets for this project are traf-
fic signals, utilities, removal of the freeway-style direction
signs which currently span the street, and roadway improve-
ments ather than surface improvements at intersections.

Phasing:

ldeally, all the project improvements described above should
be implemented concurrently with improvements to the east
side of the street. At a minimum, sidewalk improvements to
one entire biock frontage together with intersection im-
provements at both ends could be undertaken as a singie
phase. However, this should only be considerad in conjunc-
tion with improvements to an adjoining east/west street.

Budget:

The construction budget for this project inclusive of all five
intersections is $738,000. Construction estimates are dis-
cussed in Section 4.2,
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Ninth Street:

Project improvements include sidewalks on four biocks along
the east side of Ninth St. between Front and Bannock streets,
- and the five intersections which link the study area to the
west. Improvements will include unit pavers on sidewalks and
pedestrian crossings, provision of street trees, iron tree grates,

light standards and street furniture appropriate to each spe-

cific focation. Excluded from the project budget are traffic
signais, utilities, and roadway improvements outside the
identified intersections.

Phasing:

Improvements nortk of Main St. should occur as new frontag-
ing developments or rehabilitation projects approach comple-
tion, Simifar improvements to the west side of Ninth St
should be considered concurrently; espacially if a strong re-
lationship is anticipated between retail and parking facilities
on both sides of the street,

Scuth of Main St., improvements should be implemented as
each block is deveioped. Impiementation would therefore be
simultaneous with improvement of adjacent east/west streets,

Budget:
The construction budget for this project inclusive of all five

intersections is $738,000. Construction estimates are dis-
cussed in Section 4.2,
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Bannock Street:

Project improvements include sidewalks on two blocks along
the south side of Bannock St. between Capital Blvd. and
Ninth St. Also inciuded are improvements to the three con-
tiguous intersections which link the study area to the north.
fmprovements will include unit pavers on sidewalks and pe-
destrian crossings, provision of street trees, iron tree grates,
light standards and street furniture appropriate to each spe-
citic location. Excluded from the project budget are traffic
signals, utilities and roadway improvements outside the
identified intersections,

Phasing:

Improvement of either block and its contiguous intersections
would be triggered by major redevelopment of frontaging
property. if possible, construction should be concurrent with
improvement of adjoining north/south streets,

Budget:

The construction budget for this project inclusive of all three
intersections is $432,000. Construction estimates are dis-
cussed in Section 4.2,
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Idaho Street:

Project improvements include sidewalk improvements and
roadway reconstruction between Capitol Blvd. and Ninth St
and intersection improvements at Capitol Blvd., Eighth and
Ninth streets. Improvements will include unit pavers on side-
waiks and pedestrian crossings, provision of street trees, iron
tree grates, light standards and strest furniture appropriate 10
gach specific location. Excluded from the project budget are
traffic signals and utilities.

fdaho St. has the potential to become a transit mall. {f it
does, then bus shelters, other passenger facilities, and perhaps
bus pull-outs will be required. These may substantially in-
Crease construction costs, and have been excluded from con-
struction estimates for this project. It should be noted, how-
ever, that substantial savings could be made if a decision to
develop this street as a transit mall were reached before any
improvements are implemented.

Budget:

The construction budget for this project inclusive of all three
intersections is $965,000. Construction estimates are dis-
cussed in Section 4,2,
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Main Street:

Project improvements include sidewalk improvements and
roadway reconstruction between Capitol Blvd. and Ninth St
and intersection improvements at Capitol Blvd., Eighth and
Ninth streets. Improvements will include unit pavers on side-
walks and pedestrian crossings, provision of street tress, iron
tree grates, light standards and street furniture appropriate to
each specific location. Exciuded from the project budget are
traffic signals and utilities,

Main St. has the potential to become a transit mali, If it does,
then bus shelters, other passenger facilities, and perhaps bus
pull-outs will be required. These may substantially increase
construction costs, and have been excluded from construe-
tion estimates for this project. it should be noted, howsver,
that substantial savings could be made if a decision to de-
velop this street asa transit mall were reached before any im-
provements are implemented,

Budget:
The construction budget for this project inclusive of all three

intersections is $965,000. The construction estimates are dis-
cussed in Saction 4.2,
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Grove S'treet Auto-Free Zone:

Restoration of Boise's original street grid along Grove St. be-
tween Capitol Blvd. and Ninth St. is the subject of this proj-
ect. The right-of-way would be restored for pedestrian use
only as an auto-free zone. It would give access to the major
public open space from east and west. The project includes
surface improvements at the intersections of the restored
right-of-way with Capitol Blvd. and Ninth St.

Improvements will include unit pavers throughout the auto-
free right-of-way and at pedestrian crossings, provision of
street trees, iron tree grates, light standards and strest furni-
ture appropriate to each specific location, Exciuded from the
project budget are traffic signals, utilities and roadway im-
provements outside the identified intersections,

Phasing:

The project excludes that part of the restored right-of-way
which crasses the major public open space, If implementation
of this project precedes construction of the open plaza, then
a temporary surface link may be necessary,

The project falls into two separate parts: east of Eighth St.
and west of Eighth St. Each of these should be constructed
with frontaging development together with improvements on
Capitoi Bivd, or Ninth St,

Budget:

The construction budget for this project is $647,000 inclu-
sive of intersections with-Capitol Blvd, and Ninth St., but ex-
clusive of any work within the major public open space. Con-
struction estimates are discussed in Section 4.2,
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Front Street:

Project improvements include sidewalks on two blocks along
the north side of Front St. between Capitol Blvd. and Ninth
St. Also included are surface improvements to the three con-
tiguous intersections which link the study area to the south.
Improvements will include unit pavers on sidewaiks and pe-
destrian crossings, provision of street trees, iron tree grates,
fight standards and street furniture appropriate to each spe-
cific focation. Excluded from the project budget are traffic
signals, utilities and rcadway improvements outside the
identified intersections.

Phasing:

Improvements to Front St. will occur with redevelopment of
the two biocks to the north, That cannot occur until the
through-traffic coupiet of Myrtle St. and Front St. are in op-
eration, and the serpentine section of Grove St. between
Capitol Blvd. and Ninth St. has been removed.

A minimum first phase of construction would include both
sidewalks and the intersection with Eighth St.: an extremely
important pedestrian crossing piace. Unless adjacent sidewalk
and intersection improvements on Capitol Blvd. and Ninth
St. have already been implemented, these tooc would be
triggered by development of the blocks concurrently crossed
by Grove St,

Budget:
The construction budget for this project is $432,000 inciu-

sive of all three intersections. Construction estimates are dis-
cussed in Section 4.2,
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Eighth Street:

This is the most substantial public capital improvement proj-
ect proposed for the area. The whole of Eighth St. between
Front St, and Bannock St, would becorme an auto-free zone.
The entire street would be paved and furnished as a pedes-
trian domain, although limited access by wheeied vehicles
would be permitted to parts of it as described in Sections
2.2and 2.3.

Improvements will include unit pavers throughout the auto-
free right-of-way and at pedestrian crossings, provision of
street trees, iron tree grates, light standards and street furni-
ture approrpirate to each specific location. Excluded from
the project budget are traffic signals, utilities and roadway
improvements outside the identified intersections.

Eighth St. will have a distinctly different character north and
south of Main St. To the north, the existing 80" right-of-way
will be retained, although merchants will be permitted toc ex-
tend merchandising activities and structures into the street
(see Sections 3.2, 4.3 and 4.4}, Paving and street furnishings
will be provided for the full width of the street. The special
significance of pedestrian crossings at Main and |daho streets
will be signified by extending unit paving across the roadways
for the full width of the Eighth St. right-of-way.

South of Main St. the right-of-way will be reduced tc 40.
[nitially it will be defined only by street trees, light stan-
dards, and a colonnade of obelisks or columns. These wili
continue around the major public open space, which is de-
scribed as a separate public capital improvement project.
South of that colonnaded open space, the Eighth St. auto-
free zone will continue as a 40" -wide pedestrian street, ter-
minating at Front St. at a wide, paved surface crossing for
pedestrians and a small shuttie bus.

Phasing:

Improvements on Eighth St. north of Main St. should be con-
structed in a single phase, timed for completion with the first
major developments fronting onto it, The segment between
Main St. and the Grove St. auto-free zone shouid be com-
pleted with the first phase of adjacent development. The
southernmost sector of Eighth St., between the major public
open space and front St. {including the pedestrian crossing}
should be constructed as soon as Grove St, has baen removed,
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Budget:

The construction budget for the segment of Eighth St. north
of Main St., inclusive of surface improvements to intersec-
tions at Bannock, Idaho and Main [part] streets is $1,300,000.
The segment south of Main St. including surface improve-
ments 1o the intersection with Front and Main [part] streets,
but excluding the major public open space is $845,000. The
total budget sum is $2,145,000. These construction asti-
mates are discussed in Section 4.2,

Grove Street Removal:

The serpentine segment of Grove St. between Capitot Bivd,
and Ninth St. will become obsolete when the Myrtie/Front
St. couplet comes into operation. Removal of the redundant
roadway will create an opportunity for substantial new devei-
opment between the Grove St. auto-free zone (the historic
alignment of Grove St.) and Front St. The Eighth St. auto-
free zone will then be extended south to Front St., where a
safe and convenient pedestrian crossing will provide access 1o
the Eighth Street Market and other destinations including the
riverfront.

The project includes breaking up and removal of the redun-
dant roadway and regrading of the site. Relocation of util-
ities is a cost attributabie to site preparation for develop-
ment, and is therefore excluded from this project.

Phasing:

The benefits of this project cannot be enjoyed untii the seg-
ment of Eighth St. between the major open space and Front
St. is ready for construction. That in turn is dependent on
development of one or other of the adjacent blocks. [mple-
mentation of this project should therefore be timed to pro-
ceed with site preparation for development on the site of
the existing roadway,

Budget: $200,000.
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Major Public Open Space Between Main and Front Streets:

This multipurpose, 200-foot diameter open space will be de-
fined at first by a ring of columns and street trees, and later
by buildings. Like the cther public capital improvement
projects, it has not been designed in any detail, although de-
sign elements are reviewed in the following sections, and
design guidelines were given in Section 3.1, For the pUrposes
of construction budget estimating, it has been assumed that
the entire circus would be paved with unit pavers, and that
street trees, light standards and other street furniture wouid
be provided.

Phasing:

As an initial phase, triggered by the first phase of construc-
tion on the block to the northwest, the circus and its ap-
proaches along the restored Grove St. right-of-way, and along
Eighth St. from Main St. would be lined with street trees,
The circus itseif might be cleared and seeded with grass at
this stage, or might receive some other temporary surface
treatment,

The framework master plan strongly encourages development
of buildings along both sides of Eighth St. between Main and
Front streets, to strengthen the urban character of this space,
which is to be identified with the very heart of the city,
When such enclosing development occurs, full improvement
of Eighth St. can be completed between Mair St. and the
public open space, then all the way ta Front St, Completion
of the major open space should be concurrent with comple-
tion of the segment of Eighth St. linking it to Main St.

Budget:
The construction budget for the major open space, exciuding

interim surface treatments is $880,000. Construction esti-
mates are discussed in Section 4.2
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Public Parking North of Main:

Short-term parking is essential to support the downtown re-
tail core in Boise today, Projected parking needs are detailed
in Table 4.2.1 near the end of this section. Of 970 spaces
needed, at feast 770 can be expected 1o be constructed on
site (Table 4.2.4). Of these, 700 are projected to be short-
term spaces. Two sites are recommended as suitable locations
for short-term parking structures, provided that retail and

service activities occupy the first fioor street frontages of
both.

The half block [300'x120'} fronting Bannock, Eighth and
Ninth streets is recommended for a five-story structure to
accommodate up to two-thirds of projected demand. A
slightly smaller site [200'x120°] north of the Egyptian
Theater, fronting on Capitol Blvd. and ldaho St. is recom-
mended for a fourstory structure to accommodate short-
term spaces. In all, 700 short-term and 270 private fong-
term spaces should be capable of being accommodated north
of Main St. Parking need not be limited to the two sites
identified, but any other parking constructed north of Main
St. should be within the footprint of the building it serves,
or that of an adjacent building,

Phasing:

The structure on Bannock St. should be constructed con-
currently with major retail development and improvements
to the rest of the block and on the block to the south. The
structure on Capitol Bivd, and Idaho St. should be con-
structed with development of the rest of the biock west of
the Egyptian Theater,

Budget:

Construction budgets for these two parking structures are
based on $5,000 per parking space. The combined budget is
therefore $4,850,000 for 970 parking spaces. The budget for
700 public short-term space is $3,500,000. Further discus-
sion of these numbers follows later in this section.
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Public Parking South of Main:
.

Parking south of Main will primarily serve new office devel-
opments, & hotel and conference center. During normal work-
ing hours, many of these parking spaces will be occupied by
commuters. Approximately 15% of the spaces wili be needed
for use by visitors to businesses, Of a projected 1,150 spaces
needed to serve new development south of Main St. at least
740 can be expected to locate on site (Table 4.2.4). Of these,
280 will be designated for short-term use only. It is recom-
mended that these short-term spaces be provided as pubiic
parking spaces,

In order to secure the major public open space in a carefully
designed enciosing urban environment, it is recommended
that as many parking spaces as practicable be located beiow
grade. This would include all the short-term spaces referred
to above as well as a substantial number of long-term [com-
muter] spaces. All of these spaces would be available during
evenings and weekends to those attending activities in the
major public open space. Any other parking constructed
south of Main should be located underground, or within the
footprint of the building they serve. Otherwise, it should be
constructed offsite.

Phasing:

Since 7b6% of the underground parking would be located
under buildings, construction must ciearly be phased with
those buildings. Prior 1o such construction, surface parking
could occupy parts of the four-block ares outside desig-
nated pedestrian zones: the major public open space, Eighth
St. and the restored section of Grove St.

Budget:

280 short-term, underground parking spaces would be pro-
vided at a budgeted construction cost of $8,000 per space,
totaling $2,240,000. An additional 460 long-term parking
spaces would also be located underground. The cost differ-
ential with above-grade structured parking is budgeted at
$3,000 per space, or $1,380,000 for 480 spaces. The total
extra construction cost for 760 spaces would therefore he
$2,220,000. The total budget for this public capital improve-
ment project would therefore be $3,620,000. Further discus-
sion of these figures can be found in Section 4.2,
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4.2 Budget Estimates of Construction Cost

A primary objective for the BRA is to secure quality redevel-
opment of the eight-block study area in a timely manner.
Twelve public projects have been recommeanded to promote
this objective.

Another important objective is to use BRA resources in ways
which will leverage maximum funding from public and pri-
vate sources for implementation of these projects. This has
been the subject of a study by Kirchner Moore & Co./idaho
First National Bank.

Impiementation of these projects would be coordinated with
substantial private development of adjacent sites. Phasing of
all 12 public capital improvement projects is discussed in
Section 4.1. Of those projects, 10 are for streets and other
public open spaces and two are for parking facilities.

Since detailed designs have not yet bean developed for any
of the public capital improvement projects, it has been neces-
sary 1o generate typical costs for each type of improvement.

Sidewalks:

For sidewalk costs, a generic street plan was developed. This
inciuded curbs, brick pavers, trees with iron tree grates, light
standards, benches, planters, drinking fountains, newsstands
and litter receptacles. All of these items were disposed with a
frequency appropriate to downtown Boise, Using current
unit costs, an aggregate cost for the entire project was de-
veloped. This was then divided by the total area of side-
walk in the project to arrive at an all-inclusive improvement
cost of $28 per square foot. This figure is exclusive of signs
and traffic signals, transit improvements [bus shelters, etc.],
utilities and all underground work,

| ntersections:

Most of the 16 street intersections included in the public
capitai improvement projects are similar in design and di-
mensions, A protoiype was developed with pedesirian cros-
sings on all four converging streets. Costs were prepared for
demoiition and regrading of the existing roadway at the in-
tersection, Construction costs were also prepared for pro-
vision of & concrete sub-base and curbs, unit pavers on cross-
walks, and asphalt or concrete paving on the remaining road-
way surface. Divided by the total area of the intersection, the
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aggregate cost vielded a typical cost of $16 per square foot,
This figure is exclusive of sidewalks, signs and traffic signals,
utilities and all other underground work,

Roadways:

Roadway construction costs were only used in budgets for
Main St. and ldaho St. Improvement and perimeter roads
round the eight-bicck study area was considered to be out-
side the scope of BRA responsibilities, However, it should
be noted that some regrading of those streets may be neces-
sary to accommodate improved intersections and sidewalks,

Roadway costs were estimated to include demolition and re-
grading of the existing roadway, sub-base preparation and
asphalt paving. A construction budget of $6 per square foot
was thus derived. This figure excludes traffic signs and sig-
nals, special paving and other costs which might be associated
with designation of either street as a transit mai!l, drainage,
utifities and other underground work,

Construction Budgets:

Using the all-inclusive figures of $28 SF for sidewalk im-
provements, $16/SF for street intersections, and $6/SF for
roadway improvements, construction budgets were prepared
for each public capital improvement project. Totals have
been rounded to the nearest $1,000.

The gross construction budget for each improvement includes
all associated street intersections. The net budget excludes
half of these, since all intersections are shared by two sep-
arate improvement projects. Net budgets of all the projects
can thus be added together without double-counting any
intersection improvement costs.
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Computation of Construction Budgets:

Capitol Blvd.
5 intersections
Sidewalks

No Roadway Caosts

Gross:
Net: (% of Intersections)

Ninth Street
5 Intersections
Siaewalks

No Roadway Costs

Gross:
Net: (14 of Intersections)

Bannock Street
3 Intersections
Sidewalks

No Roadway Costs

Gross:
Net: (% of Intersections)

Idaho Street

3 Intersections
Sidewalks Both Sides
Roadway

Gross:
Net: (% of Intersections)

32,000 SF x $8.50= 272,000
16,640 x $28 = 466,000

$738,000

$738,000
$602,000

32,000 SF x $8.50= 272,000
16,640 5F x $28 = _466,000

PR R il Bl

£738,000

$738,000
$602,000

19,200 SF x $8.50 = 163,000
9,600 SF x $28 = 269,000

$432,000

$432,000
$350,000

19,200 SF x $8.50 = 163,000
24,000 SF x $28 = 672,000
21,600 SF x $6 = 130,000

$965,000

$965,000
$883,000
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Main Street

3 Intersections 19,200 SF x $8.50 = 163,000
Sidewalks Both Sides 24,000 SF x $28 = 672,000
Roadway 21,600 SF x 36 = 130,000

$965,000
Gross: $965,000
Net: (¥ of Intersections) $883,000

Grove Street Auto-Free Zone

2 Intersections 12,800 SF x $8.50 = 109,000
Sidewalks 19,200 SF x $28 = 538,000
$647.000

No Roadway Costs

Gross: $647.000
Net: {¥: of Intersections) $582,000

Front Street

3 Intersections 19,200 SF x $8.50 - 163,000
Sidewalks 8,600 SF x $28 = 269,000
$432,000

No Roadgway Costs

Gross: $432,000
MNet: (% of Intersections) $350,000

Eighth Street
Sidewalks North of Main 41,600 SF x $28 = 1,165,000

Sidewalks South of Main 27,200 SF x $28 = 762,000
4 {ntersections 25,600 SF x $8.50= 218,000
$2,145,000

No Roadway Costs

Gross: $2.145,000
Net: {% of Intersections) $2,035,000

85



Grove Street Removal
Demotition and removal of road surface
60,000 SF @ $2.33 = 140,000
Begrading, compaction and temporary surface
60,000 SF @ $1 = 80,000
$200,000

Excludes: Relocation of the irrigation canal and utilities
changes to traffic signals and signs,

Major Public Open Space Between Main and Front Streets
Sidewalk space (inciuding columns in lieu of other street
furniture) 31,400 SF @ $28 - $880,000

Excludes: Special features such as fountains and sculptures.

Parking:

Parking is an issue of fundamental importance, Three issues

to be resolved are:

o How much parking should be provided or permitted?

o Where should it be located?

o To what extent should BRA rescurces be used to subsi-
dize parking costs?

Studies by Barton-Aschman Associates indicate that a surplus
of public, off-street, long-term parking space exists on sites
near the eighi-block study area. They recommend that some
of this surpius be used to accommodate parking which will be
displaced by development, still leaving a significant margin
of surplus spaces for subsequent use by developments which
may occur outside the study area.

Efficiencies through shared-use of parking facifities can be
achieved in a mixed development of downtown concentra-
tions. Taking advantage of these efficiencies, Barton-Asch-
man has developed projections of parking requirements for
proposed land uses, The tables which follow are modeled on
work by Barton-Aschman Associates. Table 4.2.1 gives park-
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ing reguirements for projected development north of Main
St. and derives comparative construction and land costs.
Tabie 4,2.2 gives similar information for the four biocks
south of Main St. Table 4.2.3 summarizes budget costs de-
veloped in the praceding tables.

Table 4.2,1: Parking North of Main Street

Downtown Downtown  Short-term Oniy
Suburban Freestanding Mixed Downtown Mixed
Parking Office: 180,000 SF @35= 525 @z2b = 375 300 45
Required Retail 210,000 SF @4 = B4 @4 = B840 650 650
Theater: 250 seats @03= 75 @0.25= 60 20 5
1,440 1,225 970 700
Parking 1,440 1,225 870 700
Area x 3b0 SF x 300 SF x 300 SF x 300 SF
SF 504,000 367,500 281,000 210,000
l.ang Surface One structure footorint 300 x 120
Ares One structure footprint 200 x 120
SF 504,000 60,000 60,000 60,000
Land @ 54/5F @ $17.50/SF @ $17.60/5F @ $17.60/SF
Costs $4,166,000 $1,050,000 $1,050,000 $1.,050,000
Construction 1,440 1,225 970 700
Cost x $1,500/Sp % $5,000/Sp x $5.,000/5p x $5.000/Sp
$2,160,000 $6,125.000 $4,850,000 $3,500,000"
Total Cost $4,176,000 $7,175,000 $5,900,000 $4,550.000

*Direct construction cost of short-term parking recommended for funding through BRA.,

67




Table 4.2.2: Parking South of Main Street

Short-Term
Downtown Downtown only Down-
Suburban Freestanding Mixed town Mixed

Parking Cffice. 350,000 SF @35= 1226 @25= 875 745 110
Required Re1ail: 50,000 SF @4 = 200 @4= 200 130 130

Hotel: 306 room @1= 300 @1= 300 75 10

Conference: 83,000 SF @4= 330 @4= 330 200 30

2,055 1,705 1,150 280
Parking 2085 1705 1150 280 E
Area x350 §F x 300 SF x 300 §F x 300 SF ]
SF 719,250 SF 511,800 5F 345,000 SF 84,006 SF
Lang 719,250 5F Assume all d-story structures . . . . !
Area SF Surface 127,875 SF 86,260 SF 21,000 SF
Land @ S4/SF 127,875 86,250 21,000
Cost $2,877,000 x $17.50 x $17.50 x $17.50
$2,238,000 £1,508,600 $368,000
Construction 2055 1705 1160 280
Cost x $1.500/Sn % $5.000/Sp - x $5.000/Sp x $5.000/5p
$3,083,000 $8,625.000 $5.750,000 $1,400,000*

Tota! $5,960,000 $10.763,000 $7,259,000 $1,768,000

Parking Costs

*Direct construction cost of short-term parking recommended for funding through BRA,
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Underground Parking South of Main Street:

It has been stated by those proposing development south of
Main that it will be necessary 1o remove a substantial depth
of fill from the site prior to construction. This will present
the opportunity to construct a singie level of parking below
grade over much of the site. The plan which accompanies
the public capital improvement project ‘Public Parking South
of Main’ is a schematic indication of how a single-level under-
ground garage might take advantage of this. A configuration
is shown which would permit efficient use of space with con-
struction phased in relation 1o building footprints as cur-
rently conceived. Approximately 740 cars could be parked in
this facility. 256% of the garage would be outside the foot-
prints of new buildings. Land area for these would be the
same as calculated for parking structures in Table 4.2.2
{downtown mixed).

Construction of parking below grade rather than using an
above grade structure would clearly be more expensive. An
accurate assessment of this cost difference cannot be made
until detsiis of soit conditions and construction requirements
are known. In the absence of this information, Barton-Asch-
man Associates has estimated that underground parking
spaces would cost approximately $3,000 more than struc-
tured spaces, exclusive of excavation costs.

The total extra cost associated with building 740 car
spaces below grade as described above is thus estimated at
$2,220,000. Of this, $840,000 wouid be attributabie to
shori-term parking, assuming that all 280 spaces would be
located below grade. To meet the total projected parking
need of 1,150 spaces, 410 spaces would have to be accom-
modated in an above-grade structure on-site, or at an off-
site location. Adherence 1o the Design Guidelines [Section
3] will ensure appropriate design and use of street-jevel space
below such structures. An additional proviso is recommend-
ed: that all above-grade parking be accommodated within the
footprints of proposed buildings. This would ensure protec-
tion of the investment made in below-grade parking for the
ourpose of creating an auto-free environment around the
major public open spaces.
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Table 4.2.3: .Summary of Parking Budgets

North of Main South of Main South of Main Total % of Total
Structured Structured Extra Under.
Parking Parking ground Costs
Total Cost of Parking $5,800.000 $7.259.000 $2.220,000 $15,379,000 100%
Number of Spaces Q70 1,150 740 2,120
Construction Costs Only $4,850,000 35,750,000 $2,220,000 $12.820,000 83%
Short-Term Parking Onty $4,700.000 $1,768,000 $ 840,000 $ 7,308,000 48%
Number of Spaces 700 280 280 a80
Construction Costs QOnly $3.500.000 $1,400,000 $ 840,000 $5,740,000 37%
Extra Cost of Downtown $5.900.000 $7,259.000
Mixed Parking Costs over - 4,176,000 - 5980000
Suburban Parking Costs $1.724,000 $1,2992.000 N.A. $ 3.023.,000 20%
Total Construction Costs for all Short-Term Parking: $ 5,740,000 37%
Extra Consruction Costs for 460 Long-Term Underground Spaces: 1,380,000 9%
Total: $ 7,120,000 45%

*Total of costs recommended for funding through BRA, This comprises short-term parking construction 53,500,000

north of Main St, and $3,620,000 construction costs south of Main St

The above table draws together numbers and budgets from
Tables 4,21 and 4.2.2, and from the text relating to under-
ground parking. It is interesting to note that the extra costs
associated with developing downtown versus the suburbs
equates to less than half the cost of ali short-term parking
construction plus the extra construction costs associated with
building 740 parking spaces below grade,

Some assumptions have been made in arriving at parking bud-
gets which may change as development programs are final-
ized, For example, parking north of Main St. is ascribed to
two specific parking structures for the purpose of estimating
land costs. This does not preclude location of some spaces
elsewhere: as, for example, between the !dsho Buiiding and
the existing parking structure to the east, at the corner of
Capitol Blvd. and Bannock St.

The budget costs derived in the tables are intended only to
indicate the order of magnitude of construction and land
costs involved, Precise cost estimates can be generated when
development programs for the area have heen firalized.
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On-Site Parking Priorities

Parking users in the development area can be classified into
five categories:

o Longterm parkers who need frequent access 1o their
cars, On-site parking is important,

0 Longterm parkers who are sufficiently senior to ‘de-
mand’ on-site parking. The size of this class varies with
the expectations of esch market. Its particular relevance
is t0 the marketability of a development.

o Longterm parkers not included in either of the above
categories. These people use car pools or public transit
in many cities, and may be expected 1o shift 1o those
modes in Boise in the future. Meanwhile, this category
can be assigned to off-site parking locations.

0 Long-term parkers whose place of work is outside the
gight-block development area. These are prime candi-
dates for relocation elsewhere,

0 Short-term parkers making shopping or business visits
to the area. These are vital to the economic success of
development and have a priority claim to on-site parking.

In Boise, the first two categories apply mainly to office
workers, and aggregate a demand of approximatley 0.4
spaces/1,000 SF floor space. Short-term parking demand is
estimated as 100% of required retail parking and 15% of re-
quired parking for all other uses. (Required parking here
refers to that category in Tables 4.2.1 and 4,2.2). If develop-
ers choose to provide parking in excess of reguired ratios, it
may be assumed that it wili be primarily for long-term use.
Parking requirements from Tables 4.2.1 and 4.2.2 can thus be
disaggregated as shown in Table 4.2.4 below.
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Table 4.2.4: Summary of ‘Essential’ On-Site Parking k

Short- Long-Term Total Long-Term
Use Ratio Total Term Qn-Site On-Site Q#-Site
North of Main: ‘
Office 15G,000@ 2.0 300 45 60 105 195 ‘
Rezail 210,000 @ 31 650 650 0 650 0 )
Theatar 250 seats @ 1/12.5 51, 20 5 10 16 5
Totals 970 700 70 770 200 :
South of Main:
Office 350.000@ 212 745 110 300 410 335
Retail 80,0000@ 28 130 130 0 130 0
Hotel 300rocm @ 1/4 rm* 75 10 65* 75 0
Conference 83000 @24 200 30 95+ 125 75
Totals 1.150 280 460 740 410

* Shared use of office spaces brings this up to 1 space/room.
**The number of on-site spaces has been increased to take up available underground parking as currently
projected {740 spaces).

72




[P,

Table 4.2.4 suggests that 200 spaces north of Main and 210
spaces south of Main could be located off site. Since these
spaces will be privately developed, the choice of where they
should be located is left with the developers — except insofar
as that decision is affected by the framework master pfan and
design guidelines, and except that if developers choose to
locate these or other additional spaces on site, they shouid be
accommodated within the footprints of the buildings they
serve or in one of the designated parking structures,

Approximately 500 vehicles which currently use surface
parking in the eight-block study area would be dispiaced to
surplus long- and short-term parking within two blocks dis-
tance, (For a detailed breakdown of surplus and displaced
parking numbers, see Appendix 3 'Parking Analysis for Boise
Downtown Redevelopment Project’ by Barton-Aschman As-
sociates, December 12, 1985.)

Operation and maintenance costs associated with private
parking are generally accounted for in the rent structure of
the accommedations they serve, This is true of suburban
and downtown development, To subsidize these costs either
directly or indirectly would therefore give a development
an inequitable advantage over deveicpments outside the
study area which would not be so favored. Put more bluntly,
public funding used to offset operstion and maintenance
costs for iong-term parking serving developments within the
study area would be tantamount to subsidizing rents with
public funds. 1t is therefore recommended that BRA fund-
ing should not be used to offset operation or maintenance
costs of any private parking.

If all short-term parking were funded by the BRA, then it
would remain in public ownership. The public sector would
therefore be responsible for its operation and maintenance,
[t may make sense to oversize such public parking facilities
to accommodate short-term parking for future deveiopment.
In that case, parking spaces which are surplus to current
short-term needs could be leased out for long-term parking.
They would, of necessity, be leased at compeatitive market
rates. Any revenue shortfall would have to be accommodated
in the operation and maintenance budget for the facility as a
whole. Conversely, if tha BRA chose 10 lease private spaces
for public, short-term use, it should do so at competitive
market rates. In that instance, the private owner would be
responsible for any revenue shortfall.
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Recommendations for BRA Funding of Parking:

It is recommended that the BRA use a portion of its resources
to leverage public and private funding to pay for construc-
tion, maintenance and operation of all short-term parking
identified in Tabie 4.2.4, and for the extra costs (other than
site excavation} associated with constructing on-site parking
spaces south of Main St. underground. The budget for con-
struction work {from Table 4.2.3) totais $7,120,000. This is
equivalent to 46% of the construction budget for all re-
quired parking, The financial consultant is examining alterna-
tive scenarios for funding these construction costs, and asso-
ciated operation and maintenance costs,

It is recommended that BRA funding shouid not be used to
finance construction, operation or maintenance of long-
term parking. The reasons for this are threefold:

o such funding would give developers within the study
area an unfair advantage—at pubiic cost—over developers
elsewhere in downtown Boise,

0 anything that amounted to a public subsidy for long-
term parking weuld be antithetical to the efforts of the
transit system, which is also supported by public fund-
ing.

0 provision of short-term parking wouid fully offset ail ex-
traordinary parking costs associated with development in
downtown Boise versus deveiopment in the suburbs (see
Table 4.2.3).

As all iong-term parking is to be funded by the developers of
the floor space served, they are free to decide whether o
locate it on site or at & remote location. If located on site,
besides meeting stipulations of the framework master plan
{Section 2.2} and design guidelines (Section 3.0}, parking
should be located underground or within the footprint of
the buildings served (or the two parking structures identified
north of Main St.}. It is recommended that the BRA should
not contribute to the funding of such parking, for the reasons
given above,
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Summary of Construction Budgets:

$ Gross T $ MNet t

Capitol Boulevard 738,000 602,000
Ninth Street 738,000 602,000
Bannock Street 432,000 306,000
Idaho Street 965,000 883,000
Main Street 965,000 883,000
Grove Street Auto-Free Zone 647,000 592,000
Front Street 432,000 350,000
Eighth Street 2,145,000 2,035,600
Grove Street Ramoval 200,000 200,000
Major Public Open Space 880,000 880,000
Parking: North of Main* 4,850,000 4,850,000
Parking South of Main® 7,970,000**  7,970,000%**

Total $20,797,000

TGross construction budgets include ali intersections asso-
clated with each project. Since each intersection is included
in two projects, half of this cost is exciuded from the net fig-
ure.

*From Table 4.2.3. The shares of these budgets recommend-
ed for funding with BRA participation are $3,500,000 nort!
of Main and $3,620,000 scuth of Main. These total $7,120,000
or 45% of total parking costs.

*#$2,200,000 of this figure represents extra construction
costs for building 740 spaces underground instead of in an
above-grade structure,




4.3 Right-of-Way Zones

Appropriate and efficient design of streets requires a clear
understanding of the spatial needs of all the activities that are
to be accommodated within them. In this section, the charac-
teristics of street activities are described, and the zones with-
in which those activities take place are dimensioned.

Building Frontage Zone

FUNCTION: Window shopping, building entry; building projects

WIDTH: 1.5"t0 2.5

CAPACITY: Not applicable

COMMENTS: Zoneg set aside to accommodate building-related pedestrian
functions which tend to slow through-padestrian traffic.

Zone should discourage use as area to attract and sheiter
street vendors and transients.

Walkway Zone

L T—
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FUNCTION:
WIDTH:

CAPACITY:

COMMENTS:

FUNCTION:

WIDTH:
CAPACITY:

COMMENTS:

Through-pedestrian tratfic
7.8

800-1,800 pedestrians/hour at C Level of service. Suffi-
cient for one couple to pass another person comfortably.

Unimpeded flow requires an absence of barriers, objects,
major intersecting pedestrian movements and at least an
18-inch separation from parallel and continucus vertical
surfaces.

Pedestrian Furnishings Zone

Location of fixed objects [street trees, furniture, light
standards, transit shelters, etc.]

3' 10 9 (depending on function of street)

Not applicabls

Zone 1o receive Tixed objects supporting padestrian and ve-

hicular use of the right-of-way. Generally to be located
outside of building vaults and inside utility alignments.
Clear area at curb is additional to this zone,
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Curb Zone

FUNCTION: Clear zone between furnishings core and adjacent vehicular
ROW

WIDTH: 1.5 t0 B’
CAPACITY: Varies
COMMENTS: Width and character varies according to the nature of activ-
ities accommodated in the adiacent "Furnishings” and ve-

hicular zones. Serves loading and unloading of people and
goods.

Transit Zone

12" minimum [
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FUNCTION:
WIDTH:

CAPACITY:

COMMENTS:

FUNCTION:
WIDTH:
CAPACITY:

COMMENTS:

Exclusive occupancy by transit vehicles
12" minimum per {ane

125x40" buses/hour with one lane, 180x40" buses per hour
with 2 ianes {varies according to signal sequence)

Two lanes provide more operational flexibility than capac-
ity indicates. Preferred minimum curb-to-curb width is 26’
for bus-only street '

Mixed Vehicle Zone

S Ve 7=t Y s

00 E500)

!, 10’ minimum
q

M

Occupancy by private and service vehicles
10" minimum per {ane
400 to 600 vehicles par hour at D Level 6f service

Capacity varies according to pedestrian volumes, auic/
truck mix, turning movements, and signalization
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FUNCTION:

WIDTH:

CAPACITY:

COMMENTS:

Loading/Drop-Off Zone

R

[

{, 8 to 10° L

1 4
Provision of access for vehicles with destination at subject
block

8 to 10

10 curl loading spaces per 320 block, 8 per 240 block: or
access 1o two curb cuts per block

Provides access for vehicles requiring immediate access to
block activity

Merchant Zone

[
| THE BEREPs @ﬂ_f:;l

107 t0 20
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FUNCTION:

WIDTH:

CAPACITY:

COMMENTS:

FUNCTION:

WIDTH:
CAPACITY:

COMMENTS:

Allow expansion of adjacent retailing uses intc ROW

_10' for existing buildings on Eighth St.; 20’ for new build-
ings on Eighth St. (But see minimum fength criteria in Sec-
tion 4.,4: ‘Eighth Street Between Bannock Street and Main

Street’)

Varies

Width and character varies according to the nature of adja-
cent retali uses, Can accommodate permanent architectural
extensions

Central Activity Zone

16’ to 26

Allow street vendors as well as public recreational facilities
lic recreational facilities

16’ to 26" on Eighth St.
Varies

Character varies according to uses; primary uses arg orient-
ed to pubiic pedesirian open space
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4.4 Prototypical Street Sections

Streets are the most visible public open spaces in the City.
The space they provide is a rescurce which neads to be care-
fully planned it optimal use is 10 be made of it. Section 4.3
examined the spatial needs of different street activities. In
this section, those activity zones are assembled into proto-
typical sections for each of the streets in the study area.

Five-Lane Boulevard [Symmetrical] :

Potentiai application: Capitol Boulevard

A special design committee is developing concepts for the full
length of Capitol Blvd, Their recommendations may be ex-
pected to specily tree locations and species, setbacks, sign
controls, median design {if any), and special design treat-
ments at key locations.

It is recommended that to be consistent with the established,
urban character of this part of Capitol Bivd,; sethacks be ob-
served:

0o North of Main St.: new structures on either side of Cap-
itol Blvd, should abut the sidewalk., No setbacks for
buildings up to three stories or 45 height; set back taifer
buildings by 25" above that height.

o South of Main St.: all new structures set back 25 from
the sidewalk for a landscaped front yvard,

82




[ —

[ —

Four-Lane Street [Asymmetrical] ;

Potential application: Ninth Street, Bannock Street, Front

Street

o The section shows a four-lane, one-way street with a
loading/drop-off zone beside the left hand lane,

0 The light standard shown is typical of Boise's single
lamp styie. Consistent use of one design would strength-
en the sense of continuity between thase and other
streets throughout the downtown,
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Three Lane {Asymmetrical]

Potential applications: idaho Street, Main Street

0

o}

If these streets are used for transit, the wide, right-hand
lane could be reserved for buses,

Two lanes would be available for mixed traffic with a
loading/drop-off zone beside the left lane.

Where these streets cross Eighth St., they would narrow
to two lanes of moving traffic in order to improve the
convenience and safety of pedestrians,

£],5°
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Three Lane [Symmetricat] :

Potential applications: Idaho Street, Main Street
O A oneway or two-way street with loading/drop-off
zones on both sides.
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Eighth Street between Bannock Street and Main Street:

Potential applications:  immediately north or south of

street intersections. Between two historic buildings where the

full street width needs to be preserved,

o Small fountain with sculpture and seat-walls near a
grove of fiowering trees and other specimen plantings
in the central activity zone. The fountain should be a
low and inviting feature,

o The canopy of fiowering trees should be high enough
to walk under,

0 The double row of trees on the right is shown as an op-
tion for the merchant zone. The walkway zone would
move to the street wail.

[ S W

| | |
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Eighth Street Between Bannock Street and Main Street:

Potential applications: between intersections. This section }

shows a number of options for the auto-free zone,

o Glazed extensions into the merchant zone from new
buildings would have an indoor/outdoor character,

0 The merchant zone fronting existing or new buildings
could accommodate tables, charts and movabie dis-
plays. The merchant zone would be paved as a con-
tinuation of the sidewalk. ‘A’ frame signs could be placed
in the pedestrian furnishings zone.

o Qutdoor cafes could occupy some parts of the central
activity zone,

o Light standards would be of a consistent design through-
out the downtown, providing an important element of
continuity.

o High canopy deciducus tress should be selected. Species
with relatively transparent foliage are preferred since they
would preserve the visibility of street fronts and interfere
minimaily with street lighting.




Eighth Street Between Bannock Street and Main Street:

Potential application: at a single location in the central

activity zone away from street intersactions,

0 A children’s piay area should be contained and highly
visible, but with & sufficiently iow profile to maintain
sightlines across the street.

0 Perimeter steps and low containing walls would provide
informal seating.

0 A push-cart vendor is shown in a space in the pedestrian
furnishing zone. Without such spaces, they may block
sidewalks instead,

B8
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G'to 5’
No minimurn length

§'to 10’
60’ minimum length

10" to 20"
120" minimum length

Eighth Street Between Bannock Street and Main Street;

Potential applications: continuous new building frontages.
]

New buildings could extend up to 20 feet into the strest
with structures no more than two stories or 30 feet high.
They should be highly transparent and should be arrang-
aed i0 interfere as little as possible with the flow of pe-
destrians along street fronts.

5" to 20"
retail
expansion
L . —
stepped wall
. I with entries
: - P at ends
R s —4-
‘.'.:; _3 ii §
NN
Permanent retall extensions Avoid floor plans with unusable ex.
{Plan views) terior spaces (Plan views)

16’

L A SN

1
10 7 _%l. 20" max.
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Eighth Street Between Main Street and Front Street:

Potential application: narth and south of the major public

open space,

0 Buildings with continuous arcades or projecting awnings
would extend 20 feet into the strest to create an un-
broken street wall on both sides of a 40 foot wide right-
of way.

o Buildings would set back to the original 80 foot right-
of-way above two stories or 30 feet.

0 Colonnade lanterns would alternate with columnar trees.
The change from the usual style of light standard would
signify the special nature of this street and the major
public open space,

0 A small shuttle bus could run on the central part of this
paved auto-free zone,
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Eighth Street at the Major Public Open Space:

Potential application: the perimeter of the major public
Opan space.

C

Continuous  two-story building walls running from
Eighth St. to restored Grove St. would enclose the pub-
lic open space, giving it spatial definition.

The colonnade to the north and south would be con-
tinued around the open space.

A double ring of trees would define a special zone for
sidewsalk cafes, vendors and other activities.

Clear space would be maintained within the inner ring of
trees for circulation of a small shuttle bus.

The central area of the circus would be kept free of per-

manent obsiructions so that a variety of spectacies and
activities can be programmed there.
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4.5 Operation, Maintenance and Programming of Streets
and Other Public Open Spaces

In order to exact the full benefit from improved streets ancl
other public open spaces in the eight-block study area, a com-
prehensive organization of maintenance and the programming
of events and attractions will be necessary. This section pre-
sents a modet for a mangement program to be administered
by & non-profit association with the representation of busi-
nesses in and around the study area. This model draws upon
the experience of a variety of management strategies already
employed by civic organizations across the United States.
These were studied in a nationwide survey of 200 downtown
organizations documented by Project for Public Spaces.

The model proposed is similar in its approach to the Denver
Mall Management Program. In Denver, the Denver Partner-
ship, a private sector organization, together with a Board of
Directors with public and private representation, operates the
mall management district, This is a special tax assessment
district and extends several biocks beyond the 16th Street
Mall. The Denver 16th Street Mall Management Program has
resuited in superior maintenance of the mall, a vibrant events
program, a coordinated and weli-designed vending program
and streetscape improvements such as banners, tables and
chairs and kiosks. The Mall Management Program also pro-
vides a "‘client group” to menitor business and transportation
functions of the mall and to consider ongoing development
and improvements.

There are special opportunities and constraints which should
be considered in formulating a management program for
Boise. These considerations inciude climate [snow removal],
special local events [ldaho Shakespeare Festival]l and the
coordinated and comprehensive approach being taken to
downtown development. This approach enhances the oppor-
tunity for public space management, and coordinated retail
hours and promotions by the management association.

The Downtown Eighth Street Management Program — A
Model; .

District Organization:

The Downtown Eighth Street Management District would be
a special benefit and assessment district created for the con-
tinuing care, operation, maintenance, security, repair and re-
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placement, capital improvements and management of Eighth
St. and the proximate public areas and business district. Ad-
ditionally, the Management District would promaote uses con-
sidered to be publicly beneficial, such as parking, transit, resi-
dential, retail and services, recreational, and arts, entertain-
ment, and cultural activities.

The Management District should be initially constituted for
a period of 15 vears, with the possibility of 1B-year exten-
sions, if supported by a majority of properties within the
District.

The special henefit area, shown in the map, would be divided
into four zones. Zone 1 would consist of properties within
the 8-block urban renewal district. Zone 2 would consist of
properties within the four blocks south of Front St. which lie
east and west of Eighth St, Zone 3 wouid comprise of blocks
which abut the 8-block renewal ares on the west, north and
east, Zona 4 would border Zone 3. It is anticipated that ex-
pansion of the special benefit area may occur in the future as
the result of a benefit study which may be commissioned
after the completion of the programmed improvements,

A non-profit general management organization should be
created to perform the management and technical sarvices
of the District. The activities of this organization would be
supported by revenues of the special assessment district and
by contributions, grants and perhaps by existing and future
arts assessment programs. Initiaily this organization should
have an executive director and twoe full-time emplovess (a
secretary and a promotions and special events coordinator).

Board of Directors:

A Board of Directors for the District should be appointad by
the Mavyor to serve 3-year terms. The Board should consist of
five members. One member of the Board shouid be from the
public sector while the remaining four members should be
representative of the downtown community and property
owners, The Board should be assisted by a Board of Advisors
with representatives from the City Council, the downtown
merchant, development and residential communities, Boise
Urban Stages, the Boise Police Department, the noen-profit
managemant organization, and others as appropriate.
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Annual Budgeting Process:

The annual budget for the District should be recommended
each fail by the Board and submitted to the City Council for
approval in the form of an annual assessing ordinance. A pub-
lic hearing shouid be held by the councii to consider reguests
for exemption from the assessment for reason of hardship.

Apportionment Formula

An apportionment formula should be used to determine. the
annual contribution of sach property toward the annual bud-
get established for the current year. Properties located within
Zone 1 would pay 54% of the budget while Zones 2 and 4
would pay 13% and Zone 3 would pay 20% {ses attached
map). The annual special assessment charges for properties
within each District zone should be based upon square-foot-
age-of-land-area contained in each property. Square-footage-
of-land-area should be used because of its simplicity and
straightforwardness and predictability in terms of future
vears. {See Implementation Considerations for a discussion
of revenues and costs.)

Expansion and Modification

The boundaries of the Special Benefit and Assessment Dis-
trict may expand and the apportionment formula may
change. It is assumed that with further development, public
improvements and transit access to Eighth St, south of
Myrtle St., the District may expand southward. It may be
beneficial to expand the District to include other retail areas
within the downtown,

Management and Technical Support Services

The non-profit management organization should perform and
oversee many important management functions. Initially de-
sign services (for facade and siorefront design, vending, etc.)
may be contracted 1o a consultant, Initial in-house service
might include the management of promotions and special
events, maintenance and landscaping, capital replacement
and repair, security, planning, public space use and central-
ized retailing programs. The Executive Director of the non-
profit management program should work closely with the
District Board and shouid be responsible for the preparation
of budgets, annual reports, minutes, planning proposals and
studies, programs and design documents. The non-profit
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managemeant organization should prepare ordinances for con-
sideration by the City Council for events programming and
vending. The non-profit management organization's program
should coordinate closely with public agencies. The non-
profit management organization is a central clearing house
for promotional materials, event scheduling, and vending
and street uses within the District,

A shortcoming of the Denver Mall Management District is the
omission of retail management from the list of functions es-
tablished by ordinance. Denver is currently working under a
HUD-funded, centralized retail management program spon-
sored by the International Downtown Assocciation to rectify
the problem.

Centralized retail management is an important way for down-
town Boise 10 compete with regional suburban shopping cen-
ters for a share of the marketplace. Centralized retaii managa-
ment may include coordinated store hours and joint adver-
tising within certain areas of the District.

Maintenance and Landscape Services

The care of public spaces within the District is of paramount
concern. The non-profit managament organization would
oversee the contracting and performance of services for the
upkeep of the District's streetscape elements, litter control,
garbage collection, cleaning, sweeping, landscape mainte-
nance and seasonal plantings.

It is assumed that street maintenance [curb-to-curb! would
ke the responsibility of the City on &l trafficked streets within
the District.

Beginning at 5 a.m., a cleaning crew consisting of four per-
sons {a crew chief and three laborers) would sweep, scrub,
perform general trash pickup and removal on a daily basis
throughout the entire District. This crew would be respon-
sible for specisl cleanup after events, setting up and disman-
tling stages, banners and other equipment needed for special
activities, and for snow removal. Scheduling would be adjust-
ed in response to special needs and programming.

A hose-down/scrub crew made up of two people would hose

down large areas with a fire hose connected to fire hydrants
between the hours of 10 p.m. to & a.m. once & week,
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A landscaping crew of two people would water, fertilize,
trim, prune, plant and generally maintain the District's trees,
flowers and shrubs as needed on weekdays between 7 a.m. to
3 p.m.

The costs of these services and methods of funding are out-
lined below,

Capital Replacement and Repair

The public spaces of the District will need repair and en-
hancement if the District is to remain as attractive as pos-
sible. Major repair work stich as repainting, repaving, etc,
should be contracted out. Replacement features shouid
match the original design features of the District.

it is assumed that lfighting would be maintained by a public
authority,

A repair crew consisting of two psrsons should make needed
minor repairs within the District as needed on weekdays be-
tween 7 a.m, and 3 p.m.

Vending and Special Events

The promotions and events coordinater of the non-profit
management organization should supervise vending and spe-
cial events programs.

It is recommended that the management organization re-
ceive speciail arts funding for arts programs.

To facilitate programming in public areas, it may be desir-
able for the non-profit management organization to adminis-
ter the one-half-of-one-percent endowment fund for the per-
forming arts and entertainment within the District.

Capital mprovements

New features which enhance the District should be well-de-

signed to harmonize with the established theme of the Dis-
trict under outside design and construction contracts.
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Security

Special precautions should be taken to ensure that people
perceive the District as being safe. A joint effort and program
is recommended between the Boise Police Department and
the non-profit mali management organization. it is recom-
mended that the Police Department develop with the non-
profit management organization, a special security program
for the District. This program may include motor scooter or
equestrian patrol units which would facilitate the surveil-
lance of pedestrian areas.

It is recommended that two '‘street coordinators” (work-
ing split shifts, to cover weekends and/or spscial events} be
used within the District, These persons may be former poiice
officers, fire fighters, para-medics or other persons specially
trained in dealing with the public and emergencies. These
“'street coordinators’ would be unarmed and wear identi-
fiable uniforms, walk in active areas throughout the Dis-
trict, give information, monitor sanitation and maintenance
and act as a security presence by being extra “'eyes and ears”
on the street. The street coordinators would report problems
to the Police Department and the non-profit management
organization office using @ portable communication system
but would not themselves directiy intervene,

Finally, it is recommended that all operators in the public
spaces [vendors, maintenance workers, etc.] receive ongoing
special training in dealing with the public to maintain the
best possible public perception of the District. Furthermore,
it is recommended that all maintenance and landscaping
crews wear coordinated uniforms to make their presence
visible and thereby increasing the perception of security
within the District.

Revenues

The funds collected from the special benefit district would in
part pay for the costs of the management and maintenance
program. It is assumed that the City aiso would contribute to
the costs of these services. Two options (each with a sub-
option) exist and the cost-effectiveness of them should be re-
viewed by the management organization,

o The City could provide regular sanitation and mainte-
nance services to the District, and the management or-
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ganization would contract out for additional services to

a private contractor or hire their own personnel.

The management organization would receive payment
from the City in lieu of City services, and these organi-
zations would contract all duties cut to a private con-

tractor or hire their own personnel.

The properties within the District could be taxed at the foi-
lowing rates to raise the following additiona! revenues under
the special benefit district (figures are approximate):

Zone 1: eight blocks

622,000 SF @ $0.56/SF = $348,300
Zone 2: Four biccks

312,000 SF @ $0.28/SF =  $ 87.400
Zone 3: thirteen biocks

872,000 SF @ $0.14/SE = $136,100
Zone 4; seventeen blocks

1,260,000 SF @ $0.07/SF = $ 88,200

53%
13%
21%

13%

Total annual revenue = $660,000

100%

The above revenues woutd be augmented by city-funded ser-
vices and by the endowment fund for the performing arts and

entertainmeant,
Expenses — Preliminary Budget:

Management and Technical Services
Maintenance and Landscape
Capital Repair and Replacement
Security

Special BEvents

Promotions

Consultant Services

Capital Improvements

City-Funded District Services:

Palice

Electricity

- Street Lighting Maintenance

Street {curb-to-curk} Maintenance
Water

Transit Operations and Maintenance
Other City Expenses
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£150,000
200,000
50,000
60,000
50,000
50,000
50.00C
50,000

$660,000

Sncareranicin
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The Boise Redevelopment Agency (BRA) has selected developers to redevelop
eight blocks of downtown Boise. The site, bounded by Bannock Street,
capital Boulevard, Front street, and Ninth Sstreet, will contain the

J following land-uses:

j

Retail 260,000 square feet
office 500,000 square fealt
Theater 250 seats

Hotel 300 rooms
Corvention Center 40,000 square feet exhibit space
30,000 square feet support services

as part of ‘the redevel sed to’provide’short=

-4 Siovesgrade structured

parking for ?the?."'p_rdjiect;icdiﬁi_:i'éﬁéfft‘lé“’édut‘ o in Stre fer has

‘been " made in opder to'acconplish th

PARKING NEEDS

In April, 1986, Barton-Aschman Associates, Inc., prepared a parking report
projecting the parking needs of the redevelopment project. The results of
the parking needs analysis are shown in Table 1. As of the April, 1986
development plans; it was calculated-that a total of 2,120 ‘parking spaces.
- would be needed. to  accommodate”the parking from- the cproposed ~development.
This level assumes that- shared ‘parking -would -take place’among: the! retail,
” office and 'hotel portions of ‘che“deve‘lopment.j'_‘f"It also assumes that only a

et %




::1 POISE DOWNTOWN REDEVELOPMENT PROJECT
- PARKINGNEEDSASOFAPRILBBSEEVEIDH{ENTPLAN
J spaces REQUIRED(Y)
- Hotel/
I Ion% Short Corvention
J Term(2) Term center(3) Total
P North of Main 270 700 0 970
Eg South of Main 700 250 200 1,150
TOTAL 870 950 200 2,120
R |
&% NOTES:
. (1) Assumes shared parking among retail, office and hotel uses.

(2) Assumes all long-term parking is accommedated within the 8-block project
area.

(3) Assumes the bulk of the Corvention Center parking is provided south of
Front Street.




port:.on 5 7¢He Convention -cartar parking demand would e acconmedated- within

‘the e:.ght—block proj ect-area. The remaining Convention center parking

emand would e provided either in a parking structure or in surface parking
1ots south of Front Street.

since the april, 1986 report was prepared, more specifics on the
gevelopments poth north and south of Main have been prepared by the project
area developers. Thus, it is possn.ble at this time to update the 2,120~
space parking need proj ection shown in Table 1.

south of Main

The Oppenheimer Development Company (ODC) project has been proposed as a
182,000 square foot office puilding. The developer has indicated that the
project parking Jemand would be catisfied with a total: parkmq ‘supply of. 212°
‘spaces: .of this total 5 157 would: acéommodate: lonq—term employee parking
_;be;needed v raséried parking

while an. additional. 50 long=term Spaces WG

T addition; 350 parkmq spaces

would e required to. acoommodatej_;vjisitors;.to':tl‘i'e‘eODCJ development.

(3_ e’ specxf:.o Aame on'a ‘single. space)

The Moore Financial Development project =~ the Idaho First Terrace Building
7264 Spaces: would e

- Would‘requlre 2 total of- 310 spaces

n:st ,Terra_oe Offlce“ bull

along Elghth Street.

Additional retail along Eighth street would approximate 50,000 square feet
of development. At the peak parking demand portion of the day (2:00 PM on &
weekday afternoon), the Eighth’ Street,re,tall would generate the need for

approx:.mately_ 146 park:.ng spaces.’ Likewise, the 300~-room notel would




require approx1mately 74 parklng spaces during this midafternoon time

J period, assuming the meeting room/banguet facilities were not fully utilized
that day.
‘J 1f a daytime function were taking place within the Corvention Center, then

2007 oft the: “premlum" parklng ‘spaces within the project area could be

ut:.llzed by COnventJ.on Center visitors.

Thus the revised parking demard for the portion of the redevelopment project

south of Main Street can be summarized as follows:

onc 212 spaces
Tdaho First Terrace 310 spaces
Retail 146 spaces
Hotel/Corvention Center 274 spaces
Total 942 sSpaces

Comparing this number to the total shown in Table 1 for the "south of Main
street" area indicates that the projected parkmqneedhas ‘decreased by

approximately: 200 ‘spaces. £ since the Apr:.l 1 1986 report.

North of Main

'Ihetotalparkmgneed roj_\ec‘_;io - of 970" spaces Feeills Jooks ‘appropriate-for.
ed. “ However,:.50.of. the spaces; allocated to

_reta:.l,_, should be earmarked as: long-term ‘spaces to. accommodate reta:.l

employees.




Table 2 shows results of the parking needs analysis pased on the most recent
1and-use plans availaple for the eight-block project area. The total demand
(1,922 Versus 2,120) decreased I approximately 200 spaces as a result of
the office gevelopers south of Main Street reducing their on-site parking
needs.

io- 1,922 parking spaceswouldbereqmedt FUaEiHe total edght-
blLock project: area parking defiand based on the _m'o“s'f':’"c"ffif‘té’éér{t}';-deyg;opment
T plans.: |

PROFCSED PARKING SUPFLY

A number of different locations within the eiqht-block project area were

tested as potential parking supply sites. -f"‘"In-?'a"iii;?‘“‘2'3'.?""“'arkif'ri‘qj‘;lot/ggpgg;e
"j‘alté'friati"v}és”;i?'were*fté,s'ted.;,.o,nff 12 different sites i and ‘adjacent to the
- project area in an attem pt £5 balance sipply/demand and the 1ikely-level of

--ayailable fandirg.

A total of siX locations were recommended for parking structures OY
underground garages. The proposed parkirg supply 1ocations ard allocation
of parking spaces are shown in Table 3,

A total: of 1,399 _parking: SP?&C?S].LJC’@.;.Z,._b&’—.fzLPL?QY}@?Flf‘?-..,;i,nj?’:_f‘?h?'1»?ix-.:;_P_aFking
 facilities recommended. North of Main Street; twWo bove-grade parking
- structures: are proposed to. accommodate 872 parking. spaces:  South of Main
street, - three undergrourd parking structures card one. abcve—qradestructure
outd be provided to acconmadate 1,127 VEIMELSS

w




j : : , Hotel/
' 1org Short Corvention
North of Main 320 650 370

south of Main
opc 177 35
IFT 229 35
IFT retail 46
gth Street retail 146
Hotel/Corvention 74 200

Center

south subtotal 430 262 200 952

CRAND TOTAL 810 912 200 1,922
6




Facility

Barmock/sth (SW quad)
Capitol/Idaho (SW quad)
opc

IFT

Hotel

Front-8th/9th

Iocation

North of Main
South of Main

Total Spaces

_ Provided

523
349
184
195
243
505

1,999

Spaces
Provided

872
1,127

1,999

parking Levels Ground Floor
Under Above Retail
0 4 21,500 st
0 5 16,400 sf
1 - -
1 - -
1 - -
0 3-1/2 -
Spaces
Req_g__ﬂ' ed Difference
970 ( 28)
952 175
1,922 77




When the proposed parking supply is compared to the 1, 922-space parking need
described above, it can be seen that 77 “extra spaces' are included in the

v proposed supply; however, it can also be seen that the supply proposed north
of Main is 98 spaces short of the 970-space target. This means that some of
the leong-term parking demand generated north of Main will have to be

sat:.sfled by spaces located south of Main. As. more. deflnltlve plans-are.

for the developments north .of -Mai

the "shortage" north: of Main ‘SEreet could be satisfied 'by=-increasing""the
":‘:'»"Capltol/IdahO garage. by one. level if the ‘parking experlence of the early4
* north-of-Main development phases: demands it

DESCRIPTICN OF INDIVIDUAL FARKING racrrrrrEs(y

Bannock/Eighth Structure

Alternative A - 200' x 122°

One alternative for the Bannock garage is a combination sloping-floor/split-
level facility with a footprint of 200 feet along Bannock Street and 122
feet along Eighth Street. Two parking bays would be provided. The bay
adjacent to the alley would be a sloping floor bay while the bay adjacent to
Bannock Street would be flat. These bays would be connected by short ramps
located at both the east and west ends of the garage. Atetalof 13,000
square feet of. retaJ.l Will be prov:.ded ‘on the: gro und-lével: with frontage.

(1) Illustrations of the proposed garage layouts may be found in the
Appendix of this paper.




gix levels of parking could be provided above the retail space in order to
provide a total parking garage capacity of 464 spaces.

Access to the Bannock garage will be off Bannock Street between Eighth and
Ninth Streets..

The parking garage described above allows the retention of the two existing
puildings located in the southeast quadrant of Ninth Street and Bannock
Strest.

Alternative B — 300" X 122°¢

An alternate design was tested for the Bannock site which used the entire
half-block north of the alley, resulting in a 300-foot-long by 122-foot-wide
footprint. The garage designed under this scenario was a two-bay sloping-
floor garage. While this design required the removal of the two puildings
at the southeast cormer of Ninth/Bannock, it did allow a larger parking
supply on fewer nunber of parking floors. A total of 523 parking spaces
could be provided in four floors of parking above the retail rather than the
six floors as proposed in the 200-foot-long garage. In addition,
approximately 21,500 square feet of retail space alorg Bannock, Eighth and
Ninth Streets could be provided in this alternate design.

Comparison of Bannock Alternatives

While either of the two Bannock Street garage designs are indeed acceptable
for retail parking, it should be pointed out that there are a number of
trade-offs that need to be considered in deciding between the two proposed

designs.
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H

The'; addlt:.onal height red

Table 4 highlights some of the more significant differences petween the two
Bannock Street garage alternatives. .  pecause of kthe: smaller:! footpr:\.nt of

Altemat:we A; i the 200-foot—1ong “grructure: ‘recuires: two -additional parking

vlevels 4n" order: o approx:.mate ‘the ‘total’ parking: suppl}yr,;.;_;p_;;qy}dgd by
Alternatwe B (the 300-foot-long structure) .

king operational. impscs. ‘cable 4 shows that Alternative & provides 77

parkmg spaces per 1evel, which means that retail customers will have to

gsearch through more and higher parking levels in order to find 2 parkmg

space. In ‘addition, experience. ‘shows. that: rebail .customers: ‘dre relucl:ant to

'juse spaces “above the ‘Fifth- {evel-of- a’ parklng structure;, Whlch means that in

_the two “Bannock alterna*'z.ves, “the top. two 1evels &f alternative

d notbe sean a8 prime customer. parking 'spaces . Therefore,. ‘Alternative

K jgould -prov1de.~xa~x:ota1 ‘o€ 310 prime. custo*ler ‘spaces which, when. added to

+He 349 Spaces: 4in:the. Capitol/Idaho: ‘garage;-m eansﬂxatthe o=&pate short-
term’ parkmq ‘demand: ‘north of Main streeb can: only: e met by ‘having some
;gtail-"p“arklng occur apove the gifth level: of eitheriof YHese two: garages

(i.e. in less than rorime! customer spaces.)

The major advantages of Alternative A over Alternative B fall in the area of
urban design and 1and-use impacts. Alternative A allows the retention of
the existing twoO puildirgs on the southeast quadrant of Ninth and Bannock.
These bulldlngs presently house retail tenants on the qround floor along
Eighth Street. AS: ‘ghown in Table 4, ‘more- “existing’ qrourd “Floor retail and
obvmusly ‘more total: puilding. ‘square” footage: L would be- lost: Af Alternatlve B
-Was. selected- Some concern has been expressed, nowever, by the develoPer of
this area as £o whether oTr not the two puildings that would remam under
Alternatlve A would, be f:.nancxally feasible from a renabilitation and’ reuse

standpoint. ‘Financial considera orations aside, howeveLr. these two buildings do

10
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TAELE 4

OMPARISCN OF BANNOCK PARKING STRUCTURE ALTERNATTIVES

Parking
Dimensions
Parking Supply
Parking Levels Above Retail
Ramp Grade :

Spaces per Level
Prime Custcmer Spaces*

Retail

New Retail Space

Status of Jordan and Standard Buildings
Existing Ground Floor Retail ILost
Total Existing Space Lost

Cost

Construction Cost (Parking & Retail)
Construction Cost (Parking Only)
Cost/Space (Parking Only)

*Number of parking spaces on levels 1-4 of garage.

Alternative A

200" x 122
464 spaces
6

6%
77
310

13,000 S.F.
Retained

20,000 S.F.
20,000 S.F.

$3.09 million
$2.71 million
$5,180

Alternative B

300" x 122"
523 spaces
4
5.2%
133
523

21,500 S.F.
Demolished
32,200 S.F.
52,950 S.F.

$2.86 million
$2.63 million
35,670

Spaces above the fourth

level are usually not suitable for retail customers because of long search

patterns required.

11
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sprovided. inder the !

nave potential historic impacts, and they could even pe utilized as sifg;_es__v,
for some of-the civic, and. cultural: uses proposed for, the downtown area
(museums, sc:1ence exhibits, art art exhibits, etc.).

standPOint, there are .also trade—offs petween the two

alternatives. .. 1i1é ‘the. - sErictdre  would: be:20. feet: less: in:
he:.ght pes it would take up"lt‘ne entlre ‘north Half of £he block along Bannock
Street, and it would result 4ntwo full plocks.of parklnq structure along

“Barmock- (betWeen E:Lghth “and N:_nth ‘and betWeen Ninth apd’ Tenth). Alternative

a, on the other hand would require a 50-foot higher parking structure, but
it would retain the two existing puildings sO that the skyline would be more

varied.

In terms of construction cost for the parking portions of the structures
(i.e., excluding the retail costs), Alternative A could be constructed for
approxmately $80,000 less than Alternative B. Since Alternative B actually
provides a slightly larger parking supply, the cost per space for- prcvz.dmg
parking in' the’ ‘Alternative. B garage des:.qn would be’ approx:.mately ‘$500° - per
space less’ than nder. Alternative A

TR SUMmMAry;- the 300—foot-lorg parkmq ‘structure’ ‘described under . Alternatlve,

B provides. sl:.ghtly ‘more “total park_mg ‘gpaces but. sub5tant1ally more. ‘pr:.me
more ef ficlen

customer spaces than' s Alternat:.ve

es these spac:es--at"‘a lowe

: parklng deSLgn, cou:
“design.’ - The Alternaolve B des:.gn, however,

accompllshes ‘these parking “and cost’ advantages. at: the expense Oof some
dewntown - ‘1and-use ‘and’ urban ‘design considerations’ which should be taken into

account in the’ comparison of the ‘o alternatives.

ror the purposes of developing the parking facilities program, the parking

12




structure under Alternative B will be included as the recommended choice.
Should the Board decide to select the Alternative A parking structure, minor
adjustments to the parking program could be made and the basic proposal,
carried forward.

, Cagitolgldaho Parking Structure

‘The capitol parking garage nas been planned as 2 two-bay combination

sloping-floor/ split-level garage with a clear-span structural design.
Retail space will pe provided at grade, and five levels of parking will be
provided above the retail facility. Access to the above-grade parking will
pe from Capitol Boulevard.

A total of 16,400 square feot of retail can be provided on the grourd level
along Idaho with 60 feet of frontage along Capitol Boulevard.

The capacity of the site as proposed is 349 parking spaces.

oDc Urxiggg_'rcllrﬁ parking Garage

one level of underground parking has peen proposed under the Oppenheimer
Development Company gite, A short-span structural system will be used so©
there will be columns within the parking areas near the back of parking
spaces. The chort-span structure has been proposed in order to minimize the
cost of the urdergrourd parking facility south of Main Street.

The capacity of the dika would be 184 parking spaces including parkingunder,
the puilding footprint.

One access point to the parking structure will be provided off Ninth Street

13




in the vicinity of the Grove Street alignment.

The Ninth Street access will also handle truck/service access to the 0DC
puilding, and thus special height requirements in the entrance area have

been taken into account in the parking garage design.

15 urder the Eighth-Strest sidewalk:

The footprint of the parking area’ ex er

' on the east and’ under the Grove- Gtract ‘alignment.on.the soiithi These;

extensions: recognize the 1imitations of ‘the Eighth Street: Major Public Open

- Space design treatments.

provisions have been made for future connection to the hotel parking

structure south of the ODC facility.

Idaho First Terrace

The IFT parking facility has also keen designed as 2 one-level underground
facility. The des ign calls for an L-shaped parking garage located along
Capitol Boulevard on the east and Front Street on the south. The single
flat-floor parking level will he served by an external ramp alond the north

and west side of the parking garage.

one access point will be provided off Capitol Boulevard, and it will also

carve the truck docks for the new Tdaho First Terrace puilding.

Again, a short-span structural system will be used in order to minimize the
cost of the parking structures.

The parking level would provide 195 parking spaces. A possible connection
to the hotel parking garage on the east has been 1ocated so as to not

14




disrupt the FPhase 1 improvements for the Major Public Open Space.

A possible refinement of the IFT garage could be the relocation of its
access point southerly in order to avoid conflicts with the existing access
+o the Idaho First Plaza garage. No significant loss of spaces or major
design charges are anticipated as a result of this refinement.

o B o B o B

Hotel Structure

orie: level of ‘parking has’ peen proposed under the hotel/Corvention -Center. A
short—span structural system “j5 proposed’ in- order - to -carry the Convention
‘ Center floor load_mqs ‘above ‘the parking. facility.

Access to the underground facility will be from the hotel entrance area ard

directly from Ninth Street. The area would also be served by the Ninth

Street entrance to the obC parking structure.

The capacity of the hotel parking structure is 243 spaces.

Front/Eighth-Ninth

“ATEwo-bay. garage south of Front ‘Street. between: ‘Eighth:s and: Nlnth Streets

could prov:.de 505 spaces iR 3-172 levels. abeve grade == Three “1evels along
Front. Street and a fourth level ‘along .the gouth pay.of. the -garage:

Access to the structure would be from Ninth Street on +he west and from
Front Street near the northeast corner of the garage.
proposed from Eighth Street in order to respect the pedestrian nature of the

Eighth Street corridor.

No access has bheen

15




This.garage would serve. long-term parking: f£rom. the redevelopment projects,

SUMMARY

Based on the latest development plans available, the eight-block
redevelopment project area would recquire 1,922 parking spaces in order to
meet all parking demands on site. This parking requirement assumes that
shared parking among the office, retail, theater, and hotel/Convention
Center uses takes place.

six locations have been selected and preliminary des igns prepared which
indicate that 1,999 parking spaces can pe provided. As the development
plans north of Main Street become more detailed, the size of the

Capitol/Idaho garage could be adjusted soO that the proposed supply more

closely matched the projected demand. Given the status of these designs at

this time, however, it seems prudent to continue planning on the basis of
the 1,999 total spaces.

The two garages north of Main Street will provide clear-span parking bays,
and retail spaces will be provided on the ground floor.

The underground parking facilities have been proposed as one-level
facilities to be located on three of the four blocks south of Main Street in
order to increase the efficiency of the parking space, reduce costs, and
allow for interconnection among the three parking structures. Aan above-
grade parking structure is proposed south of Front Street to provide long-
term parking opportunities for thé project area.

16

_and its parking supply would be available to serve late afternoon and
““highttime parking demand from the Convention Center and from the Eighth
‘o0 rStrest Market area.
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TNTRODUCTION

There are two jesues in parking management that need to ke addressed. ~First,
“igtrerall imanag ement..of theient jra1,999-space: parking: “gupply imust’ be
determwedsothatthe aixistiructures. -indeed  Cperate as ‘one parking. system.
~:gecondly ;. the-individual developers ithin'the pro’d ect area are concerned
- regarding the-.;al:,loc,a..ti@ﬂ:;r@‘A;"c@_{e. location of _Sl}ortf;iand.-lonq:-.t.erm parking

GVERAILW

Five basic panagement alternatives were evaluated for the project area

parking facilities:

1. ERp/City operation;
2D £owm Tnprovefent Districts

3. Downtown/project area parking district;
A HRn-dwned/private parking operd torhired;
5. Independent, private parking facilities.

of the above choices, the two that provided the greatest penefit to the ERA
and the project developers are Alternatives 2 and 4Itlsrec0mmendedthat
rkmgfac il;?ztlie;,,sf’};b?f-A...bil'il*t: “under: Alternate 4 with the:

volving-into Altermate 2 OVer times:

In the initial phases of development, ERA should own and develop the garages
and hire a private parking operations £irm to operate the facilitiesona
day-to-day pasis. This alternative has the advantage of allowing the
parkirg fFacilities to ke puilt under public financing bonds, which have more

favorable interest rates than private £ ipnancing. The hiring of & parking




operator means that BRA does not have to hire a large staff on the public
payroll to operate the garages. It also means that experienced operating
staff will be running the parking facilities soconer than if BRA tried to
hire their own staff and train them as parking operators.

on the disadvantage side, some of the project parking revenues will have to
be spent to pay the fee of the private operator, but similar expenditures
would have to be allocated to operations even if the BRA or City 6perated
the parking facilities (Alternate 1 above). ‘

Another disadvantage of hiring an operator would be the apparent loss of
control of the day-to—day operating decisions. This. could be minimized: by
clearly delineating:the operating conditions -of .the structures in the
“contract negotiated with the parking operator.:

Ideally;: the Parmsystemoontmlmﬂdevolvecutofmsmrﬁsarﬁmto
“fhea Hands ‘of -the.system users -—- ‘the ‘developers, OWNers; “anditenantsiof the -
- eight-<block project’area.

Tt is recommended a provision be made for the formation of a Downtown
Improvement District which would be empowered to collect the annual - fees”
from the:downtown developers, hire and monitor the parking cperator, set ‘the
parlumratesmcompetltmn th other ntownparklngfacllltles,and

7 collact/dishurse the parking fees. from system users.

The Downtown Improvement District could begin with just the responsibility
for the eight-block parking facility and could later be expanded to include
the maintenance and programming of the Major Public Open Space. The support
of the Major Public Open Space could require fmancml assessments peyond

the parking collections. The parking reverues, ‘however, should be earmarked -




to support the maintenance and operation of the parking facilities and to
pay off the ponds used to build the facilities. Thus, if a Downtown
Improvement District is formed, separate accounts should be kept for the
parking facilities and for the support of the Major Public Open Space.

SPACE ALLOCATICN

The allocation of spaces deperds on rhe short- versus long-term demand in
the area of each of the individual parking facilities. Based on the
development programs now being planned, Table 1 shows & proposed parking

space allocation for each of the six parking facilities.

To the extent possible, lorg-term ard short-term parkinrg would be separated
by £loors in cach of the six parking facilities in order to facilitate the
control of these spaces. In the Front, Hotel, ODC, and IFT parking
facilities, there is the cpportunity to provide premium long-term parking in
spaces that are sheltered from the weather. In the Front, Bannock and
Capitol parking facilities, rooftop long-term parking will be available, and
the monthly parking rates for these spaces could be slightly less than that

for the premium long-term spaces.

Table 2 shows that the division of long-term and short-term parking spaces by
floors within the north-of-Main parking facilities can come very close to
meeting the north area short-term parking needs described in the Public
parking Facilities Proposal. Likewise, the short-term parking demand south
of Main is met for poth the office and retail uses by assigning the spaces in
the ODC and IFT structures to short-term parking. The Hotel structure would
re used for daytime hotel use as well as long-term employee parking for the
opc and IFT buildings. The Front Street structure would be utilized to




TARIE 1

MID-DAY PARKING SPACE ALIOCATION
BOISE DOWNTOWN REDEVELOPMENT PROJECT

Area Facility Floor Number of ces User
- Hotel/
long Short Corvention
Term Term Center
North Bannock G-1-2-3 391 Retail Visitor
of 4 132 Employee
Main ‘
Capital 1-2-3-4 273 Retail Visitor
5 76 . Employee
North subtotal 208 664
gouth  ODC 1 35 ope Visitor
of 1 121 Retail Visitor
Main 1 28 oDC Reserved
IFT 1 25 Retail visiteor
. 1 35 1FT Visitor
1 - 46 IFL/ gth St Retail
1 69 TIFT Employee
, 1 20 : IFT Reserved
: Hotel 1 80 Hotel Mid—day Use
o 1 81 IFT Employee
1 82 oDC Employee
- Front G-1 ' 200 Corvention Center
G-l 52 Unallocated Hourly Parking
2-3-4 116 North-of-Main Employee
o 2-3-4 73 oDC Employee
2=3-4 64 IFT Employes
Sorth subtotal 613 314 200
CRAND TOTRAL 821 878 200
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satisfy the remaining long-term parking demand from the project area and to
serve the Corvention Center daytime demand.

1t should be noted that Table 1 is titled vMidday Parking Space Allocation”
because during the evening hours and on weekerds, the allocation of parking
spaces would be somewhat different. In the evening hours, for example, hotel
valet parking may spill over into the short-term parking areas in the ODC ard
the IFT garages. since these long-term hotel parkers are typically gone
pefore 9:30 AM, there would be no time conflict with the retail users, who
don't begin using +hose short-term spaces until after 9:30 AM. Likewise, on
the weekends, retail parkers would be allowed to park in the monthly employee

parking areas.

DPARKING SPACE CONTROL

The allocation of spaces shown in Table 1 is only valuable if there is some
way to indeed control short- and long-term parking to the specified parking

levels. The following paragraphs describe the typical operation of the
individual structures.

Banmock Garage

The fourth floor of the Bannock facility would be marked nMonthly Parking
only Monday Through Friday.! When an enployee purchased a monthly parking
sticker for the Bannock garage, he would be required to register his license
plate with the parking operator. He would be sold a computer card that
allowed him unlimited access +o the Bannock Street garage for that month.

pericdic checks of Floors 1 through 3 would be made by the parking operator
using a hand-held computer in order to assure that long-term vehicles do not




park in the short-term spaces. TwO warnings could be issued to monthly
employees found parked in the wrong areas, and continued violation would
result in that jndividual not being allowed to purchase a monthly parking
pass the next month.

Short-term office or retail visitors would take a time-stamped ticket on the
way into the garage, and they would be directed to park in any space on
Floors 1 through 3. If the visitor gets his ticket validated at a
participating retail or office puilding, then the amount paid for parking
would be reduced by the amount of time validated. validation stickers would
pe sold to retail establishments and offices within the project area so that
they could essentially provide free parking for their visitors, should they
<o desire. The visitor would present his parking ticket to the cashier upon
exiting the garage, and he would pay in cash for any parking time not
validated by area retail or office buildings.

Capitol Garage

The operatiori of the Capitol garage would be similar to the Bannock

" operation described above.

oDC Garage

The ODC underground facility would be divided into short-term parking in the

"majority of the area north of the entrance ramp and long-term reserved

employee parking under the ODC puilding footprint. The ODC garage would

“have 35 spaces 1ocated near the ODC elevators marked as "Reserved for ODC
Bullqu Visitors.t The remainder of the spaces on the first floor of the

facility (except the spaces urder the puilding) would be marked as visitor
or customer parking spaces. Urder the building footprint, approximately 28




spaces would e narked as reserved spaces with each’ individual space marked

ipeserved for M

parking in the visitor parkind area would be. closed until 9:00 AM every

:morni_nq in order to force monthly south parkers o the Hotel structure or to
the area under the building-

1daho First Terrace Parking

The IFT parking facility would work much the same way as the onc operation
described apove. The east/west portion of the 1-shaped garadge would be
closed until 9:00 AM in order to force monthly parkers +o the Hotel or Front
street structures oF £o those IFT spaces narked uMonthly parking only,
Monday through Friday."

Hotel Parking

The hotel parkinqv structure would ke used for hotel, 'r,estaurant‘,'-’—az}gl
meeting-room hort-term parking as well as for long-tern parkingfrom the
onc and IFT paildings. '

Beginning in the late afternoorn, the hotel valets would use the g0 spaces
allocated to the notel in order to park hotel guest vehicles. Upen £il1lirg
the hotel/ConVention Center facility, hotel valets would use the short-term
visitor parking areas in poth the OLC ard IFT facilities.

Front street structure Parking

The first two jevels of the Front Street structure would be gtilized by
Corwvention Center parkj_nq ard by any overflow chort-term demand generated in
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the project. The upper 1evels of the parking ‘facility would be signed
mMonthly parking only" with control styategies similar to the pannock Street

structure.
PARKING OCNTROL: BQUIPMENT

In order to accomplish the parking control scheme described above, the
parking facilities nust include parking control equipment sophisticated
nough to control vehicles antering and exiting the facilities and monitor
the daily and nonthly parking expenditures. The parking control system
should include equipment rhat will accommodate multimonthly card system
reading features. This will allow monthly parking cards to be utilized by
employees of a variety of commercial facilities, and it will provide these
employees access to specific areas within the parking system and exclude
them from other areas. In addition, the short-term parking areas should be
provided with equipment that allows for automatic ricket readers and fee
calculation pased on the rate established for each particular facility.

parking control equipment for the entire system should be computerized to
the extent that reverne and parker transactions are recorded automatically
and available for rransfer to & central computing system. all of the
parking revenue control system equipment should be compatible and similar in
order to provide for ease of najntenance and operation.

A parking revenue control system such as that described above would provide
sufficient transaction recording £o allow a convenient audit trail and
control activities to rake place. This type of system will minimize the
1oss of reverne due to cheating in the system, ard it will provide a neans
of monitoring the long-term and short-term demand in each of the parking

facilities.




SUMMARY

pecific zones within each floor in the six
a separation petween 1ong-term

and the appropriate number of
ocated poth north and south of Main

BY 1imiting certain floors or s
parking facilities to 1ond
and short-term parkers can be accompl
short-term parking spaces can pe all

those 1ocations easiest to

strest. The visitor spaces have been assigned to
pecause these spaces experience 2 much higher furnover each day.

ished,

reach
tures north of

f the parking struc
the 970-space

In an effort to reduce the size and cost ©
king supply north of Main does not equal

Main, the rotal par
demand ectimate. Instead, i mately 120 1ong-term
of Main ctrest have beenl assigned to +he Front strest parking
Premium monthly long-term spaces can be p;gvided which are protécted' from the
employes parking will be available in the Front, Bannock

10










0y

l

BaSIC ORCEFT

The Boise Redevelopment Area will puild all l,999jpar}d_ng spaceStoserVe

the eight-block redevelopment project area. These parking spaces will be
puilt in six separate structures using 8.5 percent 20-year ponds to Py for

the initial construction.

The ERA will pay the construction costs and financing costs for the short-
term visitor spaces within the pfoj oct area. The developérs. will pay an
amount equivalent t° the construction costs and f£inancing. costs for above-
grade parking for long-term employee parkind. The BRA_will pay the
gifference petween the construction and f£inancing costs for above- and

below-grade parking.

The ERA will allow each developer to PAY his share of the long-term parking
costs on an annual pasis based ypon the required 1evel debt service to
retire the parking pords. This level debt service will be reduced for each
Jeveloper by rhe average amount of projected parking revenue calculated over
the life of the parking bords.

The BRA parking proposal as described apove offers the project area
developers significant incentives to participate in the parking program.

The most jmportant of these from the developers' standpoint are:

1. ©Public £inancing will be used to construct the parking facilities,
which means & savings in interest rates as compared £o private

£inancing.




2, The developers will be allowed to pay for their parking on an
annual pasis rather than as 2 lump—-sumn up—front cash payment,

which means & much better cash-flow position for the developers.

3. The capital cost of providing parking is peing offset py the
revenues qenerated py the parking facility.

4, BY estimating the average annual revenue versus average annual
maintenance/operating costs; BRA is pearing the purden . of
maintenance and operating costs .in.the early.years of the parking

system whén r_ervenu‘es are generally 1ower as the trade area

develops.

5. py basing the developers' cost share cn projections, BRA is
assumind 211 the risk in rerms of the number of annual vehicles
parked in the system and the level of parking fees that can be

collected.

ATIOCATION OF SPACES

gince the garages are peing built with public financing, they must be
operated as public gacilities available to the general public on & first-
come, £irst-served pasis. TO rhe extent that the developers want spaces
allocated to tneir specific puildings, these puildings must pe willing to
purchase the appropriate numper of monthly parking stickers each month and
resell them €O employees within the puilding. This procedure has. been found
to meet +ne criteria for vpublic pa}gking" in »other_,mgpj.gipally financed
garages. TO the extent that any irdividual puilding does not purchase its
allocation of ponthly spaces in any given ponth, these spaces would be made

available to the general public. Unallocated spaces would lose their
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priority the next month, and tenants would have to go onto a waiting list
for available spaces. For example, if Building "A" paid the capital or

‘construction costs for 50 spaces put chose to rent only 45 spaces after

opening, the remaining five spaces would be offered to the public. IEf
rented to the public, Building "A" tenants could not show up the next month
ard demard that the general public be removed from those spaces in order to
allow the Building "A" tenants to rent them again. The Building "A" tenants
would go onto a waiting 1ist for those spaces.

Tt should be emphasized that the decision not to rent allocated spaces in
any given month does not relieve the developer from the responsibility to
continue his capital cost contribution for those spaces.

Likewise, developers that desire to have short-term parking allocated to
specific buildirgs must be willing to purchase hourly validation stickers
for short-term parkers within those spaces.

OONSTRICTION COSTS

Table 1 shows the basic construction cost for each of the five parking
facilities proposed as a part of the parking system. These costs include
basic construction costs plus a 10 percent contingency. The construction
costs also include an allocation of $100,000 per parking structure for

parking revenue control equipment.

An optional item has been added to the parking construction costs in the
form of chloride prevention. A calcium nitrate additive to the parking
garage concrete and an epoxy coating on the steel reinforcing bars have been
added to the cost in order to decrease the long-term maintenance costs of

+he facilities. These two itenms add fifty five cents per square foot of




TABIE 1

PARKING CONSTRUCTION COSTS
BOISE DOWNTOWN REDEVELOPMENT PROJECT

Costs

. Facility NégiiZsOf Conziiﬁéggon Coniiziition Total g:ikéggcg?iy
Rannock 523 & 2,708,600 $385,600  $ 3,094,200 $5,180
capitol 349 2,078,100 289,300 2,367,400 5,950
oDC & Hotel 427 4,472,700 0 4,472,700 10,475
IFT 195 2,014,400 o 2,014,400 10,330
Front 505 2,920,700(2) 0 2,920,700 5,785(2)
TOTAL 1,991 $14,194,500 $674,900  $14,869,400

(1) Excludes retail costs.

(2) Includes land cost.
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construction to the basic construction costs, but it is recommended that
these two construction technicues be seriously considered by the ERA. Other
parking facilities in northern climates where salt is used on the roadways

have been experiencing seriocus maintenance problems as & result of corrosion

damage. These improvements add ap roxinately $200 per space to the -initial
construction costs of the facilityy put they may Matically~p05tpbne the

need for major repair work.

As can be seen in Table 1, the total cost of providing the 1; 999 parkixtxq
spaces within five parking facilities will be $14,869,400. of this total,
'apiaroximately ¢1.2 million is allocated +o land cost for purchase of the

Front Street structure site and costs. associated with development of the

retall space in the two garages north of Main.
BOWD SIZE

The construction costs chown in Table 1 will require a bond issue of $20:7
million. Table 5 shows that to the basic construction cost, the following
clements have been added:

1. 5 percent pord expense:

2 6 percent design fee}
5. 2.5 percent construction fees and testing;

4.  One-year Jebt service reserve.

Tn addition, a 2 percent pond discount has peen assumed pased on public bond

financing.

A 20-year bond at 8.5 percent interest rate will require a 1evel. debt
payment of $3,191,530.
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A separate analysis was performed to isolate the costs of providing above-
grade parking structures in downtown Boise, and it was found that above-
grade parking in downtown Roige would require a level debt payment of $1,110
per space per year over the life of the 20-year bond in order to coVér the
construction costs. This is the amount that developers would be charged to
construct long-term parking Jdowntown (less the adjustments due to the
reverne stream, which will be described below).

OPERATION AND MAINTENANCE QO0STS

Table 3 shows a summary of the estimates for annual operation and
maintenance costs for the six parking facilities. Basic operation and
maintenance costs have been calculated at $130 to $140 per year for the
fabbve-grade and below-grade structures, respectively. These costs pay
operating staff salaries, security, cleaning, restriping, utilities, etc.

Table 3 also shows a $40 = $50 per space per year recommended allecation to
an extraordinary repair and reserve fund. This would build into the anmual
rudget a sinking furd earmarked for major repair.

The cashiering estimate has been pased upon the individual usage patterns
within the specific facilities. Most ramps have been calculated assuming
cachiers available from 6:00 AM to 8:00 PM either five or six days per week,
depending on the predominant usage pattern within the facility. The
hotel/Corvention Center garage has been assumed to have a cashier 12 hours
per day seven days per week, which explains its higher cashiering costs.

The average cost per space for maintenance and operations is $230.




TAHLE 3

MAINTENANCE AND OPERATING QoSTS
BOISE DOWNTOWN REDEVELOPMENT PROJECT

Facility

Rannock

Capital

Q.D.C.

I.r.T.

Hotel

Front

MATINTENANCE/OPERATING OOSTS PER PARKING SPACE

General | Extraordinary
Maintenance Repair Reserve
ard Operation Cashiering Total
$130 _ 50 42 $222
130 50 45 225
140 40 50 230
140 40 47 227
140 40 77 257
130 50 42 222

Average cost/space:
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PARKDES!SIEMREVENUES

‘The parking system will generate revenues from the parking users == both

- long-ternm and short-term

" Monthly. parking fees have been assumed to. yeach an average of $50 per space"

per month by 1988 and then increase by $5 per nmonth for each of the next
_ four years. After 1991, it has been assumed tha*‘ monthly parkmq fees would
increase at the rate of 3 percent per year

Short-term parking has peen assumed to be 7% cents per hour with a $3.50
maximum per day as of 1988. Again, these costs are assumed to escalate at

the rate of 3 percent per year.

Event/Corvention Center parking has been assumed at a flat rate of $2, ard
visitors/guests to the hotel have been assumed to generate an average of $3

per day in parking fees.
FINANCIAL PERFORMANCE

Table 4 shows the estimated financial performance of the six parking
facilities from 1988 to the year 2006. As can be seen, the revenue per
space increases anmually as a result of h.lqher parking usage as the garages
are built and as a result of increasing parklng fees. The $230 per year
maintenance and operatlng expense per stall decreases over time from
approximately 50 percent of the gross reverue to approx:.mately one third of

gross reverue.

Net revenue from parking fees before taxes averages $1,098,520. This
calculates to an anmal net income of $550 per space.
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DEVELOPER MON

'meanmalcosttoretirethedebtpaymxt forabcsre—gradelqg—term'parkiﬁ;
facilities in downtown Boise is $1,110 per space. According to BRA's cost-
sharing formula, this amount will be reduced by $550 per space to account
for the net income of the system. - Thus the developers within the project
area would be assessed $560 per space per year. for the 20-year life of the

11
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I. BACKGROUND, PURPOSE, AND METHODOLOGY

In July, 1990, the Capital City Development Corporation ("CCDC") modified its adopted
Development Strategy to adjust to a number of changes in the project area, e.g. completed
projects and new development opportunities. The Development Strategy was originally prepared
in April, 1986. It was intended to guide the CCDC in its implementation of the Urban Renewal
Plan, Boise Central District Urban Renewal Projects I and 1I, Idaho R-4 and R-5, and the
Framework Master Plan. The latter document was created as the design context against which
development activity could be measured.

Nearly four years later, the CCDC has determined to once again revisit the Development

Strategy for the purpose of reconciling development expectations with changed circumstances.
These changes include:

¢ Sale and conversion of the Mode Building to a mixed use development;

¢ Initiation of construction of an 11-story, mixed-use development on Parcel 3-5 with
a heavy residential component;

¢ Recent interest in vertical expansion of the Capitol Terrace retail building;

Potential development of a mixed-use, high rise project on the Eastman site with a

heavy residential component;

¢ Potential inclusion of a 40,000 sq. ft. event center with the proposed hote] project on
Block 22; and

* Interest in a more flexible development approach to the Union Block Building.

This revision of the Development Strategy addresses the impact of completed projects and
development opportunities and attempts to refine CCDC strategies for remaining developable
sites. Both the Framework Master Plan and the Development Strategy are planning documents
and should be considered dynamic and flexible. Both are recognized in the Urban Renewal Plan
("Plan") as such and subject to modification by the CCDC without Plan amendment.

The format for this modification alters very little from the 1990 revision. In place of
Phase I and Phase II activities, the terms "completed development activities" and "additional
development activities" have been substituted, respectively. It should be noted that assumed land
uses and square footages for "additional development activities" are estimated for parking
planning purposes only and do not necessarily identify CCDC policy for these specific sites.
These sections (II.B. and III.B.) are followed by narrative statements that more accurately reflect
CCDC development policy (II.C. and 1II.C.).

Additionally, the CCDC is currently engaged in the necessary planning for a possible new
or expanded redevelopment area in the River Street and Myrtle Street districts, directly south
of the current project. Should this eventuality occur, some revision of the southern boundary

of the current redevelopment area may be appropriate with corresponding changes to the Urban
Renewal Plan and Development Strategy.
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II. LAND USE STRATEGY NORTH OF MAIN STREET

The general land use policies remain unchanged north of Main Street — historic
renovation of structures that meet physical and economic feasibility requirements with in-fill
development designed to complement the historic buildings and maximize retail opportunities.
Retail and related uses are to remain a primary emphasis along Eighth and Idaho Streets. New
parking structures, located mid-block on Blocks 2 and 3, serve the parking needs of existing and
new retail, office, and residential uses north of Main, with the exception of long-term parking
for the Key Financial Center and the Idaho Building, which have separate parking facilities. The
garage facilities are designed to be user friendly and retain retail opportunities at grade level.

A block by block description of development activity north of Main is provided below,
identifying completed development activities and anticipated development activity. To ensure
consistency with the 1987 Development Strategy and the 1990 revision, the south one-half of
Block 45 has been included since the CCDC's Downtown Public Parking System serves The Bon
Marche department store. All square footages are gross building areas.

For convenience, blocks have been renamed as follows:

Block 45 (south half) Bon Block
Block 44 Mode Block
Block 43 Fidelity Block
Block 2 Eastman Block
Block 3 Egyptian Block

I.  Bon Block
A. Continued operation of The Bon Marche department store
e 79,000 sq. ft. retail (existing) ‘
e Street reconstruction on Idaho Street
II.  Mode Block
A. Major renovation of the Mode building
e 29,000 sq. ft. retail (existing)
¢ 20,000 sq. ft. retail (removed)
e 12,000 sq. ft. office (new)
B. Cosmetic improvements on remaining Block 44 buildings
® 48,000 sq. ft. retail (existing)
Street reconstruction around entire block
Street improvements of Eighth and Idaho Streets

oa
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II. Fidelity Bloc

A.  Historic renovation of the Idaho Building, Life Insurance Building, and public open

space

* 13,000 sq. ft. retail (new)

¢ 11,000 sq. ft. office (removed)

® 7,000 sq. ft. office (new)

¢ 29,000 sq. ft. residential; 49 du (new)
®

60 parking stalls (new)
B.  Historic renovation of the Fidelity Building
. 8,000 sq. ft. retail (existing)
. 7,000 sq. ft. office (new)
C. Major renovation of the Key Financial Center Building (700 Idaho Tower)
. 150,000 sq. ft. office (existing)
. 141 parking stalls (existing)
D. Street reconstruction around entire block
E. Streetscape improvements around entire block
IV. Eastman Block
A. Historic renovation of the Alexander Building
e 6,000 sq. ft. retail (new)
¢ 8,000 sq. ft. office (new)
B. Historic renovation of the Broadbent Building
¢ 5,000 sq. ft. retail (existing)
e 6,000 sq. ft. office (existing)
C. Continued operation of the Simplot Building
e 8,000 sq. ft. retail (existing)
¢ 24,000 sq. ft. office (existing)
D. Street reconstruction around entire block
E. Streetscape improvements around entire block
F.  Construction of Eastman parking garage
e 404 stalls
e 8,000 sq. ft. retail (new)
¢ 15,000 sq. ft. retail (removed)
¢ 6,000 sq. ft. office (removed)

V. Egyptian Block
A. Construction of Capitol Terrace retail building including at-grade retail in adjacent
garage

e 63,000 sq. ft. retail (new)
¢ 17,000 sq. ft. retail (removed)
B. Continued operation of the Egyptian Theatre
C. Construction of Capitol Terrace parking garage
e 496 total stalls
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Construction of U. S. Bank Capitol Plaza building on parcel 3-5
e 16,000 sq. ft. retail (new)

] 51,000 sq. ft. office (new)

e 52,000 sq. ft. residential; 32 du (new)

Street reconstruction around entire block.

Streetscape improvements around entire block

Development Strategy - 4




Development Strategy - 5

np 18 np 18 0 000°8¥2 000'89 000°08} 000282 000°6€ 000°€¥Z 1 IVLOL

np ze np zg 0 000°}S 000°'LS 0 000'6L 000°29 000°LL Yoolg uendAb3
0 0 0 000'ZE 000°Z 000°0€ 000'LZ (000°1) 000'82 o019 uewjseq
np 6% np 6% 0 000'€S) 000'€ 000'0S} 000°12 (000'2) 000°€Z xo0ig Anapid
0 0 0 000z} 000°ZL 0 000'9.L (000°'02) 000'96 3o0]g apop
0 0 0 0 0 0 000'62 0 000'6. yoojg uog
violL M3N L3N ONILSIX3 V101 M3N L3N ONILSIXT V1oL M3N L3N ONILSIXZ NOILYDOT

Na IVILNZAISIY 489 301440 4S9 iviay

LATELS NIVIN 40 HLYON ALIALLDV INIWJOTHAHA AHLATINOD - T TIdV.L




I.

II.

III.

Iv.

V.

n Block

A. No further development activity assumed

Mode Block

A. Block 44; renovation of three levels of McCarty Building; removal of Standard
Building and in-fill with two-level structure
. 6,000 sq. ft. retail (new)
. 24,000 sq. ft. office (new)

B. Streetscape improvements on Bannock and Ninth Streets

Fidelity Block

A. Historic renovation of the Union Block Building
* 15,000 sq. ft. retail (new)
¢ 15,000 sq. ft. office (new)

Eastman Block

A. Development of mixed use project on old Eastman Building site and southerly 60 feet
of Boise City National Bank site

25,000 sq. ft. retail (new)

3,000 sq. ft. retail (removed)

50,000 sq. ft. office (new)

9,000 sq. ft. office (removed)

50,000 sq. ft. residential; 75 du (new)

75 parking stalls (new)

B. Historic renovation of the Boise City National Bank (Simplot) Building
e 5,000 sq. ft. retail (existing)
e 15,000 sq. ft. office (existing)

Egyptian Block

A. Vertical expansion atop Capitol Terrace retail building
¢ 60,000 sq. ft. office (new)

® ® o ® 6 e
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The projected net increase in additional development activity is 43,000 sq. ft. for retail,
140,000 sq. ft. for office, and 75 residential dwelling units. These assumptions are primarily
based upon developer proposals. They include renovation of the McCarty Building, in-fill
development on the Standard Building site, historic renovation of the Union Block building, a

major mixed use project on the Eastman site, renovation of the Simplot Building, and vertical
expansion atop Capitol Terrace.

D LICY FOR REMA EVELOPMENT OPPOR
(NORTH OF MAIN)

The following parcel-by-parcel discussion attempts to delineate CCDC development
strategies for each of the remaining sites north of Main Street. It should be understood that the
primary purpose in this exercise is to identify the minimum development potential for each site
to ensure that urban densities can be created and street activity levels can be enhanced as
envisioned in the Framework Master Plan. As previously mentioned, these minimum densities
may differ from the projections used above to calculate parking requirements.

Major Project on Mode Block

It continues to be a CCDC policy to accommodate a major development activity north
of Main (e.g., major department store) that would require a full block footprint. The Mode
Block presents the fewest physical impediments to such a development, since it contains no
structures on the National Register of Historic Places and no significant new construction is
anticipated with the current development program. For that reason, both Mode Block
Disposition and Development Agreements (DDAs) include specific provisions for reacquisition
by the CCDC. However, it should be noted that the Janss Corporation's continuing capital
investment on the block and the recent decision to substantially renovate the Mode Building for
a second time renders this possibility less and less likely.

Urban Densities on Idaho Street

Any proposed new construction on Idaho Street must be at least two levels in height.
This objective responds to a developer proposal to remove existing structures on the Mode Block
and replace them with single level retail. Such an action is deemed by the CCDC as an
inappropriate development response to this site that does not adequately consider long-term
downtown land use densities and the need to concentrate urban activity.

Historic Renovation of the Union Block Building

Retention of the Union Block Building and its return to an economically viable position
in the downtown urban fabric remains a CCDC objective. This position is based upon the
structure's unique facade, second level loft area, and the community identity the building enjoys.
However, the CCDC recognizes that the building's poor structural condition and asbestos
removal problem renders its renovation potential difficult in the current market and that its
current vacant status creates a vacuum in street-level activity on Idaho Street. In order to move
the project forward, CCDC will entertain proposals for redevelopment with less than full historic
renovation to determine if an alternative approach may be feasible. Should the CCDC accept

a proposal, however, full compliance with the adopted Memorandum of Understanding on
historic preservation would be required.
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rban Density and L.and Use on the Eastman Site

The CCDC has identified the site of the Eastman Building, destroyed by fire in January
1987, as a key location in the redevelopment of downtown Boise. Recent developer interest in
the site reinforces this view. As such, the CCDC desires the maximum development possible,
subject to Design Guidelines requirements for compatibility with adjacent structures. At a
minimum, the CCDC strongly encourages a building mass of at least six levels of new
construction, which equates to the height of the original Eastman Building. Such a structure
would take full advantage of all levels of the adjacent Eastman parking garage and screen the
unsightly south facade of the Boise City National Bank (Simplot) Building. Further, the site's
location on the Eighth Street retail corridor demands retail use at-grade. Above grade, the
project could include any combination of retail, office, or residential use with the possible
inclusion of parking decks. The CCDC recognizes that the actual redevelopment potential

depends on various market factors and that a reconsideration of this density objective may be
necessary if warranted by market conditions.

Increased Size of the Eastman Site

The CCDC is encouraging developer use of an increased foot print on the Eastman site.
On the north, the alley has been vacated and the southerly wing of the Boise City National Bank
(Simplot) Building may be removed in a manner to allow extension of the building footprint
approximately 42 feet to the north. Such an extension will have to consider alley utility
easements and appropriate historic effects on the Boise City National Bank (Simplot) Building.

Additionally, street reconstruction has provided for another ten foot extension east into the old
Eighth Street right of way,

Bon Lot Development

In 1978, this property was sold by the Agency to First Security Bank for construction of
a new office building, adjacent to the then newly constructed First Security parking garage. The
project was never initiated and the current owner is interested in selling the property. The
CCDC still retains the right to enforce the development agreement in the future. The CCDC
would like to see the property developed as an office or mixed use project with ground floor
retail. It is assumed that the adjacent First Security garage would serve any development on the
site. Since this garage is not included as a system facility, the proposed project was not assumed
in Sections II.B. or IV.A. for parking planning purposes.
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III. LAND USE STRATEGY SOUTH OF MAIN STREET

South of Main Street, the historic urban fabric was eliminated in the 1970s with the
demolition of all structures; the vacation of Eighth and Grove Streets; and the relocation of
major utilities. Within the four blocks of substantial development activity (8, 9, 21, and 22),
the CCDC's design team determined that a four quadrant super-block centered around a central
plaza would best provide the optimum land use opportunities for the area. The West One Plaza
office tower on Block 8 serves to set the pattern for larger-scale contemporary development.
The original right of way corridors were reinstated with pedestrian walkways that radiate from
the central plaza. It should be noted that the Design Guidelines, established in the Framework
Master Plan to ensure a truly urban environment, also apply south of Main. Therefore,
development activity should energize street level activity.

In addition to the four block quadrant, the south of Main area also includes Block 10
(One Capital Center), Block 20 (Statehouse Inn), and the north half of Block 1 of the Davis
Addition south of Front Street, since they contain major land use constituents served by the
Downtown Public Parking System. The Grove Street garage on Block 20 also serves uses within

the four-block quadrant, as does the Front Street surface lot on Block 1, Davis Addition. For
convenience, blocks have been labeled as follows:

Block 10 One Capital Center Block

Block 9 First Interstate Center (FIC) Block
Block 8 West One Block

Block 20 Statehouse Inn Block

Block 21 Convention Center Block

Block 22 Hotel Block

Block 1 Davis Add. (north half)  Foster Block
A MPLETED DEVELOPMENT A TH OF MA

1. One Capital Center Block
A. Continued operation of One Capital Center office tower
e 220,000 sq. ft. office (existing)
¢ 70 surface parking stalls
B. Reconstruction of Ninth Street
1I.  EIC Block
A. Construction of FIC office tower and Grove Court Plaza
e 174,000 sq. ft. office (new)
¢ 10,000 sq. ft. retail (new)
B. Construction of Ninth Street parking garage
. 199 total stalls
Construction of The Grove, and North and West Grove extensions
Street reconstruction on Ninth and Main Streets

Streetscape improvements on Ninth and Main Streets and installation of North Grove
extension

mo 0
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. West One Block
A. Continued operation of West One Plaza
® 266,000 sq. ft. office (existing)
e 240 parking stalls (existing)
B.  Street reconstruction on Main Street and Capitol Boulevard
C. Streetscape improvements on Main Street and North Grove extension
IV. Statehouse Inn Block
A.  Continued operation of Statehouse Inn hotel and expansion of restaurant facilities
. 85 rooms (existing)
. 3,000 sq. ft. retail (existing)
® 4,000 sq. ft. retail (new)
B. Continued operation of Grove Street garage
. 546 stalls (existing)
C. Street reconstruction on Front and Ninth Streets
V. Convention Center Block :
A. Construction of Boise Centre on the Grove
e 86,000 sq. ft. convention center (new)
© 1,000 sq. ft. retail (new)
B.  Construction of South Grove extension and Front Street pedestrian crossing
C. Street reconstruction and streetscape improvements on Ninth and Front Streets
VI. Hotel Block
A. Street reconstruction on Front Street and Capitol Boulevard
B. Installation of South Grove extension and Front Street pedestrian crossing
VII. Foster Block
A.  Acquisition of northerly portion of block for Boise Centre expansion opportunity
¢ 39,000 sq. ft. parcel
¢ 85 stalls temporary parking
. 3,000 sq. ft. retail (existing)
B.  Street reconstruction of Front Street and Front Street pedestrian crossing
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B. ADDITIONAL DEVELOPMENT ACTIVITY (SOUTH OF MAIN)

I.  One Capital Center Block
A. No further development activity assumed
. EIC Block
A. No further development activity assumed
II. West One Block
A. Parcel E retail development
. 10,000 sq. ft. retail (new)
B. Streetscape installation on Capitol Boulevard
IV. Statehouse Inn Block
A. Expansion of hotel project (Statehouse Inn)
* 11,000 sq. ft. 22 rooms (new)
V. Convention Center Block
A. Expansion of Boise Centre on the Grove
. 11,000 sq. ft. addition (new)
VI. Hotel Block
A. Construction of full service hotel and event center
¢ 125,000 sq. ft. 250 rooms/suites (new)
¢ 26,000 sq. ft. meeting room (new)
e 5,000 seat arena or 25,000 sq. ft. exhibition hall (new)
e 16,000 sq. ft. retail (new)
B. Construction of hotel parking structure
200 total stalls (new)
C. Streetscape improvements on Front Street and Capitol Boulevard
D. East Grove walkway extension to Capitol Boulevard
VII. Foster Block
A.  Construction of additional public parking structure
¢  Size undetermined
¢ 3,000 sq. ft. retail (removed)
e 5,000 sq. ft. retail (new)

L]
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DC POLICY FOR REMA DEVELOPMENT OPPORTUNITIE;
(SOUTH OF MAIN)

South of Main, several development opportunities merit special CCDC attention. The

following descriptions seek to identify CCDC land use strategies and minimum development
standards for the sites.

Retail Development on Parce] E

By its nature, a surface parking lot does not meet the test of urban density. It does not
provide the sense of enclosure necessary to enhance pedestrian interaction between the street and
the adjacent land use; nor is it an efficient or economical method of accommodating parking in
an urban environment. For these reasons, the Framework Master Plan calls for the construction
of various above-grade and below-grade structures to provide for the parking needs of the project
area. Parcel E is a surface parking lot located in a key position in the project area. Clearly a
retail or service retail structure on the site would better implement several CCDC goals: street-
edge definition of the intersection of Eighth and Main Streets; retail emphasis on the Eighth
Street retail corridor complementary to the adjacent Grove Court Plaza; and street-edge
definition of the northeast quadrant of The Grove. The CCDC acknowledges, however, that the
surface lot is owned by a private entity (West One Bank) and that the current customer parking
must be accommodated elsewhere should the site be more intensively developed. The CCDC
will continue to strive to achieve the objectives of the Framework Master Plan and work with
West One to create a higher urban density for the site.

Block 22 Development

The CCDC has identified the appropriate Block 22 development to be a high quality, full
service, convention center headquarters hotel with 250 or more rooms/suites and sufficient
meeting room/ballroom space to complement convention, meeting, and exhibition activities at
the adjacent Boise Centre on the Grove. The CCDC further encourages additional uses on the
site to maximize development density and increase the ability of the downtown core to attract
customers and visitors. Such additional uses include, but are not limited to, any and all uses

allowed or conditionally allowed under the C-5 zoning classification of the Boise City Zoning
Ordinance. The actual use will be depend on various market factors and the abilit

n f\k;ﬂ\ IO
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objectives contained within the Urban Renewal Plan and Framework Master Plan. The CCDC
reaffirms its long-held position that a full service, first class hotel adjacent to the convention
center is paramount to assure continued viability of the convention center and to create the
necessary activity to assist retail development in the project area. With regard to design, special
attention should be paid to the development's interface with The Grove and the South Grove
extension to ensure that a pedestrian intensive edge is created.
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Convention Center Expansion
The DDA with the Greater Boise Auditorium District ("GBAD") acknowledged the
potential for Boise Centre expansion and identified three options for it to occur. A single

expansion scenario has been assumed for parking planning purposes which draws upon
components of the defined options:

¢  An 11,000 sq. ft. additional meeting room space level atop the southerly portion of
the existing facility on Block 21; and

¢ A 33,000 sq. ft. exhibition hall south of Front Street on the railroad property, with
a 5,000 sq. ft. retail footprint along the Eighth Street frontage.

With the proposed event center project on the Hotel Block, it may be possible to fully
accommodate future exhibition hall needs, freeing up additional property on the Foster Block
for other purposes. This scenario has been assumed for the parking calculations in Section IV,

however, the ultimate selection of an appropriate Boise Centre expansion option will be
determined by GBAD. '
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TABLE 5 - COMPLETED AND ADDITIONAL DEVELOPMENT ACTIVITY
ANTICIPATED NORTH AND SOUTH OF MAIN STREET

RETAIL OFFICE RESIDENTIAL | CONVENTION HOTEL
GSF GSF DU GSF RM

NORTH OF MAIN
Bon Block 79,000 0 0 0 0
Mode Block 82,000 36,000 0 0 0
Fidelity Biock 36,000 168,000 49 0 0
Eastman Block 49,000 73,000 75 0 0
Egyptian Block 79,000 111,000 32 0 0
SUBTOTAL | 325,000 388,000 156 0 0

SOUTH OF MAIN
One Capital Center Block 0 220,000 0 0 0
FIC Block 10,000 174,000 0 0 0
West One Block 10,000 266,000 0 0 0
Statehouse Inn Block 7,000 0 0 3,000 107
Convention Center Block 1,000 0 0 97,000 0
Hotel Block 16,000 0 0 51,000* 250
Foster Block 5,000 0 0 0 0
SUBTOTAL | 49,000 660,000 0 151,000 357
TOTAL 1 331,000 1,062,000 156 151,000 357

*Converts to 5,000 seat arena
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IV. PARKING NEEDS AND RECOMMENDED SUPPLY

This section calculates the estimated parking demand based upon the existing and projected
land use assumptions of Sections II and III. It further identifies a recommended parking
program to meet the projected demand both north and south of Main Street.

RTH OF MA ET

Table 5 identifies the block by block projections of land use for the five blocks north of
Main Street. The existing occupied space includes 282,000 sq. ft. of retail, 248,000 sq. ft. of
office, and 81 residential dwelling units. With the anticipated projects, projected land use north
of Main is intensified to 325,000 sq. ft. of retail, 388,000 square feet of office, and 156
residential dwelling units. As identified in Section II, these increases are based upon an assumed
renovation of the Simplot, McCarty, and Union Block buildings, a new mixed use project on
the Eastman Site, and vertical expansion atop Capitol Terrace. They do not assume a major
development on the Mode Block, nor development of the Price lot.

Table 6 calculates the land use assumptions to factors of parking demand to determine

required parking. This number is then reduced by the existing and anticipated supply to identify
net demand.

The resuits of the calculation indicate that supply and demand totals are very close north
of Main, assuming full development adjusted by an eighty-five percent (85%) occupancy rate.
(Obviously a great deal of interchange takes place between the land uses and parking facilities
within the north of Main area, and the land uses and parking facilities on adjacent blocks. For
purposed of this planning exercise, this exchange is assumed to be equal.)

B. SOUTH OF MAIN

Table 7 identifies the land use assumptions and projected parking supply and demand on
the seven block area south of Main Street. South of Main parking requirements assume
additional development of several projects that increase the demand:

Increase in rooms at Statehouse Inn

Development of retail structure on West One site

Convention center expansion north and south of Front Street; and
A new hotel/event center facility on Block 22

® 6 » &

Table 7 identifies an increased demand of 350 spaces from anticipated activities; yet the
parking supply is reduced by 122 spaces due in large part to the loss of the Block 22 surface lot.
As a result, the anticipated net demand is calculated at 307 spaces over supply. It must be
acknowledged, however, that this figure assumes that all described development occurs and does
not consider the space-saving advantages of shared parking. Nevertheless, the calculation points
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out the need for an additional parking structure south of Main when further development occurs.
An appropriate location has not been determined at this time, but consideration should be given
to the overflow parking demands within the south of Main area, the parking needs of the 8th
Street Marketplace, and the future parking demand associated with potential development along
the Broadway-Chinden corridor. Additional consideration should be given to an interim parking
program that will offset the loss of Block 22 parking before a new garage can be built. Vacant
lots along the Broadway-Chinden corridor should be considered for this purpose.
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TABLE 6 - PARKING SUPPLY AND DEMAND NORTH OF MAIN STREET

EXISTING DEMAND

SPACES
Retail 282,000 sq. fi. x 2.7 spaces per 1,000 sq. ft. 761
Office 248,000 sq. ft. x 2.0 spaces per 1,000 sq. ft. 496
Residentizal 81 units x 1.0 spaces per unit 81
TOTAL DEMAND 1,338
ADJUSTED DEMAND 1,338 spaces x .85 occupancy 1,137
EXISTING SUPPLY
On-street and Surface Lots 134
Bannock Garage 223
Capitol Terrace Garage 496
idaho Building Garage 60
Key Financial Center Garage 141
Eastman Garage 404
TOTAL SUPPLY 1,317
EXISTING ADJUSTED NET DEMAND
1,137 spaces - 1,317 spaces (180)
EXISTING AND ANTICIPATED DEMAND SPACES
Retail 325,000 sq. ft. x 2.7 spaces per 1,000 sq. ft. 878
Office 388,000 sq. ft. x 2.0 spaces per 1,000 sq. ft. 776
Residential 156 units x 1.0 spaces per unit 156
TOTAL DEMAND 1,810
ADJUSTED DEMAND 1,810 spaces x .85 occupancy 1,539
EXISTING AND ANTICIPATED SUPPLY

On-street and Surface Lots 134
Bannock Garage 223
Capitol Terrace Garage 496
idaho Building Garage 60
Key Financial Center Garage 141
Eastman Garage 404
Eastman Site 75
TOTAL SUPPLY 1,633

EXISTING AND ANTICIPATED ADJUSTED NET DEMAND 6

1,539 spaces - 1,533 spaces
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TABLE 7 - PARKING SUPPLY AND DEMAND SOUTH OF MAIN STREET

EXISTING DEMAND

SPACES
Retail 21,000 sg. ft. x 2.7 spaces per 1,000 sq. ft. 57
Office 660,000 sq. ft. x 2.0 spaces per 1,000 sq. ft. 1,320
Convention Center 86,000 sq. ft. x 1.0 spaces per 500 sq. ft. 172
Hotel 85 rooms x 1.0 spaces per unit 85
TOTAL DEMAND 1,634
ADJUSTED DEMAND 1,634 spaces x .85 occupancy 1,389
EXISTING SUPPLY
On-street and Surface Lots 191
Grove Street Garage 546
Ninth Street Garage 199
West One Garage 240
Block 22 Lot 220
Front Street Lot 85
TOTAL SUPPLY 1,481
EXISTING ADJUSTED NET DEMAND ’
1,389 spaces - 1,481 spaces ©2)
EXISTING AND ANTICIPATED DEMAND SPACES
Retail 48,000 sq. ft. x 2.7 spaces per 1,000 sq. fi. 132
Office 660,000 sg. ft. x 2.0 spaces per 1,000 sq. ft. 1,320
Convention Center 151,000 sq. ft. x 1.0 spaces per 500 sq. ft 302
Hotel 357 rooms x 1.0 spaces per unit 357
TOTAL DEMAND 2,111
ADJUSTED DEMAND ! 2,111 spaces x .85 occupancy 1,794
EXISTING AND ANTICIPATED SUPPLY

On-street and Surface Lots 89
Grove Street Garage 546
Ninth Street Garage 198
West One Garage 240
Hotel Garage 200
Front Street Lot 85
TOTAL SUPPLY 1,359

EXISTING AND ANTICIPATED ADJUSTED NET DEMAND 425

1,794 spaces - 1,359 spaces
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MAP 1
COMPLETED DEVELOPMENT ACTIVITIES
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MAP 2
ADDITIONAL DEVELOPMENT ACTIVITIES
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Downtown Boise Streetscape Standards — 2007

How street rights-of-way are constructed and improved is critical. Streets and sidewalks are key to the livability,
vitality and identity of downtown. Well designed streets and sidewalks add value and act as a catalyst to the devel-
opment of private property. They provide the setting for land use. The capacity of the street and sidewalk to carry
car and pedestrian traffic determines, in part, the land uses appropriate for that street. Sidewalk width, street lights
and other amenities affect pedesttian activity and aesthetic quality and thus help to determine how adjoining private
land is developed and used. The improvements made to streets and sidewalks can be applied deliberately and strate-
gically to influence land use.

The streetscape is that part of the street right-of-way between the face of the curb and the building. Since the mid
1980s much effort has been made to invest in downtown Boise’s streetscapes. These highly visible improvements
have been instrumental to the success of the downtown core. The streetscapes have provided a setting for commu-
nity events, for the development of adjoining ptivate propetty, and for the everyday interaction of visitors and those
who frequent downtown. The brick, street lights, trees and other elements of the streetscape have established an
identity for the downtown core.

2007 AMENDED
CENTRAL DISTRICT PLAN

ATTACHMENT NO. 3F: DOWNTOWN
STREETSCAPING STANDARDS

DOWNTOWN BOISE STREETSCAPE STANDARDS

X

March 12, 2007 1



With nearly twenty years of experience in improving streetscapes in downtown, CCDC has developed standards for
several streetscape types. The streetscape standards consist of three components: the streetscape character map,
the streetscape standards text, and the streetscape diagrams.

The streetscape character map provides a specific plan for the improvement of streetscapes within the boundaries
of the adopted urban renewal districts. The map determines the particular streetscape type to be applied to each
street. The arrangement of the streetscape types on the map is consistent with the urban renewal plans and particu-
larly with planned land uses and pedestrian routes. For example, the neighborhood street type applies to those areas
where housing is emphasized, and the #rban-brick type applies to important pedestrian routes and to the downtown
core. Minor exceptions may be appropriate depending on the nature and scope of adjoining development or other
conditions.

The standards for each streetscape type are depicted in the streetscape diagrams and supporting streetscape stan-
dards text. A streetscape diagram and text are also provided for the wide urban-brick type. The diagrams and text
depict the surface materials, furnishings, and tree class and installation for each street type. The standards for specia/
street are presented as a prototype. The actual roadway and streetscape design will be addressed at the time the
specific project is being designed. Participation in the design process by affected agencies and other stakeholders is
anticipated. With few exceptions, the standards for other streetscape types are to be followed rigorously with some
variation permitted based on local conditions and circumstances.

The plan for streetscapes will be implemented by improvements tied to the development of adjoining property or
by streetscape improvement projects independent of any adjoining development. As noted in the streetscape stan-
dards text, some variation in how the standards are applied may be appropriate to account for local conditions.

Contents:

Streetscape Character Map 3
Wide Urban Sidewalk — Concrete 4
Narrow Urban Sidewalk — Concrete 6
Urban Sidewalk — Brick 8
Neighborhood Streetscape 10
Urban Parkway 12
Capitol Boulevard Streetscape 14
Special Street 16
Celebratory Corner 18
Transit Stop — Streetscape 20
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Wide Urban Sidewalk — Concrete

Description: Urban sidewalks are generally located in business and mixed-use districts where there is a concentra-
tion of higher intensity development, ground floor retail, restaurants and entertainment uses and on-street park-
ing. They are designed for heavy pedestrian use and to be compatible with retail or similar uses in a dense urban
environment. They may also be used with offices and housing at street level when such uses are located in business
or mixed-use districts rather than neighborhoods.

Surfaces:

= Concrete sidewalk extends from face of building to curb.

m  Total width of wide urban sidewalk is 16’ or greater and includes a curb zone between curb and tree grate.

= Concrete in pedestrian zone with parallel and cross scores at 4’ intervals. No parallel scores are made within 6"
of building foundation. Concrete in Furnishing and curb zone is scored in 2’ intervals.

Furnishings:

m  Historic street lights with approximately 60’ separation and in same alignhment as trees. Lights should be
centered between trees and conflicts with trees should be avoided.

= Benches, trash receptacles, bicycle racks and other furnishings shall conform to “Elements of Continuity.”

Street Trees:

m  Class II trees in furnishing zone and in same alignment as historic street lights. Trees spaced approximately
30’ apart and installed in 6’ x 6’ tree grate. Where block faces are developed with storefront-style retail, trees
should be spaced so they coordinate with the typical storefront width of 25’ and fall on the property line
between storefronts. The purpose of this standard is to improve visibility of sighage on the storefronts while
also retaining street trees at a consistent spacing along the block face.

= Tree species may be limited to the Class I type within 15’ of overhead power lines.

m  Coordinate planning and installation of trees with Boise Community Forestry.

Note:

= Some variation in how these standards are applied may be appropriate to account for local conditions.

»  Furnishings and street trees shall meet Ada County Highway District sight distance requirements.

= All furnishings, trees and improvements in the street right-of-way requite a license agreement and/ot other
form of approval by the Ada County Highway District.

March 12, 2007 DOWNTOWN BOISE STREETSCAPE STANDARDS



Sidewalk Parking Travel Lanes
(16' or Greater)

WIDE URBAN SIDEWALK (CONCRETE) SECTION

NOT TO SCALE
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Concrete, 2' Modular Sidewalk
Pedestrian Zone Joints; Benches, Planters, etc.

Concrete, 4' Modular
Vi Sidewalk Joints Curb Zone
| F 18" Including Curb

/

\
g
A
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f
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Pedestrian Ramp MG’
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,SF;?&:;:F[ Tree Historic Light
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Narrow Urban Sidewalk — Concrete

Description: Urban sidewalks are generally located in business and mixed-use districts where there is a concentra-
tion of higher intensity development, ground floor retail, restaurants and entertainment uses and on-street park-
ing. They are designed for heavy pedestrian use and to be compatible with retail or similar uses in a dense urban
environment. They may also be used with offices and housing at street level when such uses are located in business
or mixed-use districts rather than neighborhoods.

The Narrow Urban Sidewalk is an alternate design to the wide urban sidewalk to be applied in areas where the exist-
ing sidewalk, from building to face of curb, is less than 16’ and where decreasing the width of the roadway (relocat-
ing the curb) is not appropriate or feasible.

Surfaces:

= Concrete sidewalk extends from face of building to curb.

= Concrete in pedestrian zone with parallel and cross scores at 4’ intervals. No parallel scores are made within 6"
of building foundation. Concrete in Furnishing zone is scored in 2’ intervals.

= There is no curb zone under typical narrow concrete sidewalk conditions.

m  Total width of the Narrow Urban Sidewalk is less than 16°.

Furnishings:

= Historic street lights with approximately 60’ separation and in same alighment as trees. Lights should be
centered between trees and conflicts with trees should be avoided.

= Benches, trash receptacles, bicycle racks and other furnishings shall conform to “Elements of Continuity.”

Street Trees:

m  Class II trees in furnishing zone and in same alignment as historic streetlights. Trees spaced approximately 30
apart and installed in 6’ x 6’ tree grate. 4’ x 8 tree wells and grates shall be used where necessary to maintain
a minimum 8 pedestrian zone. Where block faces are developed with storefront-style retail, trees should
be spaced so they coordinate with the typical storefront width of 25’ and fall on the property line between
storefronts. The purpose of this standard is to improve visibility of signage on the storefronts while also
retaining street trees at a consistent spacing along the block face.

= Tree species may be limited to the Class I type within 15’ of overhead power lines.

m  Coordinate planning and installation of trees with Boise Community Forestry.

Note:

= Some variation in how these standards are applied may be appropriate to account for local conditions.

»  TFurnishings and street trees shall meet Ada County Highway District sight distance requirements.

= All furnishings, trees and improvements in the street right-of-way requite a license agreement and/ot other
form of approval by the Ada County Highway District.
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Sidewalk Parking Travel Lanes
(16" or Less)
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Urban Sidewalk — Brick

Description: Urban sidewalks are generally located in business and mixed-use districts where there is a concentra-

tion of higher intensity development, ground floor retail, restaurants and entertainment uses and on-street park-

ing. They are designed for heavy pedestrian use and to be compatible with retail or similar uses in a dense urban

environment. They may also be used with offices and housing at street level when such uses are located in business
or mixed-use districts rather than neighborhoods.

The Urban Sidewalk — Brick is used to designate certain streets as focused on pedestrians and to create a visible
network of comfortable people-oriented streets where significant attention is given to the aesthetic quality of the
pedestrian environment Brick is required on designated street rights-of-way in high activity centers such as the

downtown core to create distinctive places for people to gather, live, work, shop, dine and socialize, where extra
emphasis is desired to signify the importance of these focal points of people activity.

Surfaces:

Dimensions of pedestrian zone and furnishing zone are same as those for the urban sidewalk with concrete.
Dry laid brick paver surface extends from cutb to face of building.

Pattern of brick varies by building frontage zone, pedestrian zone, furnishing zone, and curb zone.

Building Frontage Zone: Minimum 8" wide row of dark brick dry laid pavers in soldier course pattern. Width
varies and is determined by the irregularity of the building face.

Pedestrian Zone: Minimum 8’ wide section of red brick dry laid pavers in herringbone pattern.

Furnishing Zone: Width of zone corresponds with width of tree well and grate but generally 6’. Dark brick
dry laid pavers with single soldier course each side with herringbone field.

Curbside Zone: 1 2 soldier courses of red dry laid brick where applicable.

Pedestrian ramps at crosswalk are typically concrete.

Furnishings:

Furnishings for brick sidewalk same as concrete sidewalk; however, the extent to which furnishings are applied
will generally increase with the amount of pedestrian activity.

Historic street lights with approximately 60” separation and in same alignment as trees. Lights should be
centered between trees and conflicts with trees should be avoided.

Benches, trash receptacles, bicycle racks and other furnishings shall conform to “Elements of Continuity.”

Street Trees:

Application of trees is same as it is for the Urban Sidewalk Concrete type.

Class II trees in furnishing zone and in same alignment as historic street lights. Trees spaced approximately 30°
apart and installed in 6’ x 6’ tree grate. Where block faces are developed with storefront-style retail, trees should
be spaced so they coordinate with the typical storefront width of 25’ and fall on the property line between
storefronts. The purpose of this standard is to improve visibility of signage on the storefronts while also
retaining street trees at a consistent spacing along the block.

March 12, 2007

DOWNTOWN BOISE STREETSCAPE STANDARDS



717
\ 8" Min. Sidewalk Parking Travel Lanes
(16' or Greater)
WIDE URBAN SIDEWALK (BRICK) SECTION -
NOT TO SCALE
Eedesecbon Zanc Furnishing Zone
Red Brick Dry Laid Pavers,

Dark Brick Dry Laid Pavers,

Herringbone Pattern Single Soldier Course Each Side
Frontag_e Zone _ with Herringbone Field;
Dark Brick Dry Laid Pavers, Benches, Planters, etc.

Soldier Course (s)

N
5
g
8
e
Pedestrian Ramp TS ‘
s
ACHD Standard Curb Zowe
Street Tree 18" Including Curb;
Typ Class II Tree Red Brick Dry Laid Pavers,
6'x6' Tree Grate Double Soldier Course
30" Approx. Spacing Historic Light
60' Approx. Spacing
WIDE URBAN SIDEWALK (BRICK) DETAIL PLAN
SCALE 1"=20'  8/04 JBA

Tree species may be limited to the Class 1
type within 15’ of overhead power lines.
Coordinate planning and installation of
trees with Boise Community Forestry.

Note:

The urban sidewalk with brick, like its
concrete counterpart, may be applied

in both wide and narrow sidewalk
conditions. Variations in the dimensions
of the pedestrian zone, furnishing zone,
tree wells and grates may apply.
Furnishings and street trees shall meet
Ada County Highway District sight
distance requirements.

All furnishings, trees and improvements
in the street right-of-way require a
license agreement and/or other form of
approval by the Ada County Highway
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Neighborhood Streetscape

Description: The Neighborhood Streetscape is used in areas of downtown that have less intense development
with a higher proportion of residential uses and more limited retail and office uses. It is designed to accommodate
substanttal pedestrian traffic in locations where a residential neighborhood character is desired. The distinguish-
ing characteristic of this style of streetscaping is the use of tree lawns between the sidewalk and the street, rather
than continuing the sidewalk surface to the curb. The intent of the neighborhood streetscape is to create a pleas-
ant pedestrian environment and encourage walking as an alternative to using an automobile. The Neighborhood
Streetscape is compatible with housing, office and limited retail uses.

Surfaces:

= 0 concrete sidewalk separated from curb and roadway by a lawn strip.

m  The width of the lawn strip will vary according to local conditions but is generally 8 to 12°. A minimum width
of 6’ is generally required for street trees.

m  The lawn strip consists of turf; topsoil augmentation may be needed for new turf where it has not recently
existed.

= Modular scored conctete and/or an 18" concrete curbside walk may be required depending on local conditions
and placemaking efforts. The purpose of the curbside walk is to protect the lawn strip and provide a more
sustainable surface in areas of high pedestrian traffic or high turnover of on-street parking spaces.

= Surface treatment inside of the sidewalk will vary depending on building setbacks, use, and other conditions.

Furnishings:

= Historic street lights approximately 4 per block and in same alignment as trees. Lights should be centered
between trees and conflicts with trees should be avoided. Under most conditions, lights are to be aligned in the
center of the lawn strip.

Street Trees:

m  Class II trees in furnishing zone and in same alignment as historic streetlights. Where the lawn strip at least
10 feet in width, Class III trees may be recommended or required depending on land use and other local
conditions. Tree spacing depends on species and size at maturity.

=  Tree species may be limited to the class I type within 15’ of overhead power lines.

m  Coordinate planning and installation of trees with Boise Community Forestry.

Note:

= Some variation in how these standards are applied may be appropriate to account for local conditions.

= All furnishings, trees and improvements in the street right-of-way requite a license agreement and/ot other
form of approval by the Ada County Highway District.

10

March 12, 2007

DOWNTOWN BOISE STREETSCAPE STANDARDS



q\' T 'lL - Vﬁes\’ls\: =

71 7 =
Sidewalk Lawn Parking Travel Lanes
NEIGHBORHOOD STREET SECTION
NOT TO SCALE
_ _ Scored Concrete Sidewalk
: 1N and Curbside Walk
‘@ § ; Lawn Strip
: Street Trees,
/ Spacing Varies
| mistoric Lights
' 4 Per Block

Ty

Varies

L

18"

Pedestrian Ramp
ACHD Standard

NEIGHBORHOOD STREET DETAIL PLAN

SCALE 1"=20'

DOWNTOWN BOISE STREETSCAPE STANDARDS

8/04 JBA

March 12, 2007

1"



Urban Parkway

Description: The Urban Parkway treatment is used on major streets that carry higher volumes of traffic at faster
speeds than is typical for the downtown core. The intent of using a parkway treatment is to provide beautification
of significant streets such as State Street and the Connector and to also create a comfortable pedestrian walking en-
vironment so the streets serve not only vehicles but also people. The standards are established to provide a strong
visual statement, a double rather than single row of street trees, adequate room for pedestrian movement, and a buf-
fer between pedestrians and relatively heavy auto and truck traffic.

Surfaces:

= 8 lawn strip between sidewalk and curb.

= 8 concrete sidewalk with scores or joints.

m  Surface width behind sidewalk should be sufficient to accommodate a row of trees. Turf or low shrubs are
appropriate but design and materials may vary according to setback standards and conditions related to site,
building and use.

Furnishings:

= Historic street lights with approximately 90’ separation, located in lawn strip and aligned with trees 3’ from
sidewalk and 5’ from curb.

= Other furnishings generally limited to trash receptacles and news boxes near corners. Benches and other
furnishings may be appropriate depending on local conditions.

Street Trees:

m  Class II trees in lawn strip between sidewalk and curb spaced approximately 45’ apart. Where the lawn strip at
least 10 feet in width, consider the use of Class III trees in consultation with Boise Community Forestry. Trees
in tree lawn are aligned to be closer to sidewalk than curb to prevent conflicts with vehicular traffic. Same
species of tree behind sidewalk, also spaced approximately 45> apart. Tree species may be limited to the Class I
type within 15’ of overhead power lines.

m  Coordinate planning and installation of trees with Boise Community Forestry.

Note:

»  TFurnishings and street trees shall meet Ada County Highway District sight distance requirements.

= Some variation in how these standards are applied may be appropriate to account for local conditions.

= All furnishings, trees and improvements in the street right-of-way requite a license agreement and/ot other
form of approval by the Ada County Highway District.
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Sidewalk Lawn Travel Lanes

URBAN PARKWAY SECTION
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Capitol Boulevard Streetscape

Description:

The Capitol Boulevard designation applies to that part of Capitol Boulevard within the Central Corridor section of
the Capitol Boulevard Special Design District as described in section 11-07-09 of the Boise City Code which provides
standards for the special district. The standards in the streetscape diagram are consistent with Capitol Boulevard’s
function as the gateway to Downtown Boise and with the purpose of the Capitol Boulevard Special Design District,
which is in part to transform Capitol Boulevard into a true boulevard, to encourage pedestrian and bicycle use of
the boulevard, and to strengthen the visual tie between the Boise Depot and the State Capitol.

While these street standards are being prepared, Boise City is considering modifications and refinements to the stan-
dards in section 11-07-09 of the code for Capitol Boulevard. The corresponding streetscape diagram represents the
proposal being considered by Boise City at the time these standards are being prepared. The streetscape diagram
will be modified as necessary to reflect the standards adopted by Boise City. In either case, improvements to Capitol
Boulevard will be subject to the standards in section 11-07-09 of the Boise City Code.

14
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Special Street

Description: The Special Street designation is used for particular street segments where an extraordinary pedes-
trian emphasis and placemaking effort is planned and warranted. A special street may function as both a street
and also as a public space for sidewalk cafes, street fairs, festivals, cultural and special events. The best examples in
downtown Boise ate 8" Street between Bannock and Main and the Basque Block on Grove between Capitol Bou-
levard and 6 Street. It may be open or closed to vehicular traffic, or may be designed to allow temporaty traffic
closures. Each special street is expected to have a unique design often celebrating a particular theme.

The design standard presented here is a prototype. The actual design will vary and is expected to be determined at
the time a specific project is planned and constructed. All furnishings, trees and improvements in the street right-
of-way trequire a license agreement and/ot othet form of approval by the Ada County Highway District.
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Celebratory Corners

Description:

Celebratory Corners are designated on those sections of Main and Idaho where there is a desire to extend the char-
acter of the Central Business District and to denote the east ends of these streets as gateways to Downtown Boise.
Because the treatment applies only to street corners and roadway intersections, the use of brick and other enhance-
ments can be applied to provide visual cues without loss of the lawn strip and a degeneration of the residential
character that would result. Because the treatment is limited to street corners and the roadway, it is expected that
the improvements will be made as part of a capital project. Most private redevelopment projects are not likely to be
of a size and nature to warrant Celebratory Corner improvements as conditions of project approval.

Surfaces:
m  Dry laid brick pavers in herringbone pattern with concrete ramps behind curb.
= Roadway surfaces will be determined in cooperation with the Ada County Highway District.

Furnishings:

= Benches and trash receptacles as shown; may not be appropriate for all conditions.

= Historic street light behind where sidewalk would intersect under other circumstances; placement shown in
streetscape diagram.

Street Trees:
= Street trees are existing or part of other, adjacent streetscape improvements; no additional street trees are
required with Celebratory Corner improvements.

Note:
= Some variation in how these standards are applied may be appropriate to account for local conditions.
»  Furnishings and street trees shall meet Ada County Highway District sight distance requirements.
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CELEBRATORY CORNER INTERSECTION PLAN
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Transit Stop — Streetscape

Description: Transit streets are those where transit service is frequent and transit ridership is high, resulting in
frequent transit stops and the need for amenities for transit passengers. This standard describes the streetscaping
improvements required at transit stops. The standard applies to the following street types: urban parkways, wide or
narrow urban sidewalks—both concrete and brick—special streets, and Capitol Boulevard. This standard applies

to that portion of the block face where the transit stop is sited. The type of surface used will depend on the type
of surface generally required for the type of street on which the stop is located. For example, on urban streets
improved with brick sidewalks, the surface treatment would be brick. On wide and narrow urban streets — concrete,
the surface treatment would be concrete.

Surfaces:
= Surfaces are dictated by the applicable street type.

Transit Stop Location:

= Typically transit stops will be sited just past the intersection so the transit vehicle is able to clear the intersection
and then come to a stop at the curb.

= Adjustments may be needed where the transit stop is located in congested areas, or where there are sidewalk
cafes and other furnishings that create a cramped situation for placing a transit stop. Furnishings may need to
be rearranged to accommodate a transit stop.

Furnishings:

m  Transit shelter is located in the furnishing zone. Refer to the standards for the applicable street type for other
furnishings.

= Attention should be given to the existence of sidewalk cafes and other improvements such as benches and
bike racks that may cramp the amount of room available for placing a transit shelter and for passengers and
other pedestrians to use the sidewalk around the transit stop. Furnishings may need to be rearranged to
accommodate a transit stop.

= The transit shelter shall be installed to be compatible with streetlights.

m  When a transit stop is in front of storefront retail, the design of the transit shelter should minimize the degree
to which it obscures the view of the storefronts and store signage from the street.

Street Trees:
= Refer to the standards for the applicable street type for appropriate street tree application.
m  The transit shelter shall be installed to be compatible with street trees.

Note:

= Some variation in how these standards are applied may be appropriate to account for local conditions.

= All furnishings, trees and improvements in the street right-of-way requite a license agreement and/ot other
form of approval by the Ada County Highway District.
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Downtown Boise Streetscape Standards
Adopted by the CCDC Board of Commissioners as follows:

Originally issued by B.R.A. Board of Commissioners—1986

Adopted by the CCDC Board of Commissioners March 13, 2000 by Resolution No. 820

Revised and adopted as part of the Westside Downtown Framework Master Plan, Section II: Design Standards -
Street Character Types, December 8, 2001; Ordinance No. 6108

Revised and adopted as Attachment 3C of River Myrtle—Old Boise Urban Renewal Plan, August 23, 2004; Resolution
No. 1002

Revised and adopted as Attachment 3G of 2007 Central District Urban Renewal Plan, March 15, 2007; Resolution
No. 1090

Prepared in 1988 by:

Hummel LLa Marche Hunsucker

Zimmer Gunsul Frasca Partnership

Don Miles Associates/Project for Public Spaces
Barton-Aschman Associates, Inc.

CH2M Hill

Jensen-Belts Associates
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Downtown Boise Elements of Continuity — 2007

Adopted by the CCDC Board of Commissioners as follows:

Originally issued by B.R.A. Board of Commissioners - 1988

Revised and adopted as part of the Westside Downtown Framework Master Plan, Section II: Design Standards
- Street Character Types, December 8, 2001; Ordinance No. 6108

Revised and adopted as part of the River Myrtle—Old Boise Urban Renewal Plan, Attachment 3C, August 23, 2004;
Resolution No. 1002

Revised and adopted as part of the 2007 Central District Urban Renewal Plan, Attachment 3G, March 15, 2007;

Resolution No. 1090
Prepared in 1988 by:

Hummel La Marche Hunsucker

Zimmer Gunsul Frasca Partnership

Don Miles Associates/Project for Public Spaces
Barton-Aschman Associates, Inc.

CH2M Hill

Jensen-Belts Associates

2007 AMENDED
CENTRAL DISTRICT PLAN

ATTACHMENT NO. 3G: ELEMENTS OF
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Background:

The Boise Redevelopment Agency (B.R.A.) adopted the Boise Downtown Urban Design Framework Master Plan
and Design Guidelines in April 1986. This plan applied to the eight-block area bounded by Capitol Boulevard and
Bannock, 9th and Front streets, which was a portion of the original Central Urban Renewal District created by the
Boise City Council in 1965. This plan recommended the creation of a major civic space as a focal point for the
community, and sidewalk improvements within and bordering the master plan area. These improvements were in-
tended to make downtown into a distinctive place marked by a high level of design quality and an attractive, people-
oriented ambience. The Grove Plaza, located on the four blocks between Capitol Boulevard and Main, Front and
9™ Streets, was built in 1987. The central fountain has become a downtown landmark and a delight to both adults
and children especially on hot summer days. It has proven to be an exceptional space for community gatherings and
special events such as Alive After Five, the Capital City Public Market and City Harvest as well as a place for eating
lunch or pausing for quiet reflection.

In 1988, the same consultant team who produced the framework master plan and who designed The Grove Plaza
prepared a document called the Elements of Continuity for the BR.A. The purpose of this document was to
provide design details for how public spaces, streets and sidewalks in the Central Urban Renewal District were to be
improved to ensure a cohesive identity in downtown Boise. In its present form the Elements of Continuity address-
es lighting, paving, landscaping, street furniture such as benches, planters and trash containers, graphics and other
pedestrian amenities. These elements are referred to as elements of continuity. Since adoption of the Boise Urban
Design Plan in 1986, the Boise City Council has approved two additional urban renewal districts: River Myrtle—Old
Boise and Westside Downtown. (In 1994 the Boise City Council approved the River Street—Myrtle Street district.
This district was revised and expanded in 2004 and is now known as the River Myrtle-Old Boise district.) The
scope of this document has been broadened so it applies to public improvements in these areas as well.

Between 1988 and 1990, the Capital City Development Corporation, as the B.R.A. is now known, spearheaded the
peripheral streets project which resulted in installation of brick sidewalks, street trees, historic street lights, planters,
benches and other street furniture being installed in the eight-block area, streets reconstructed and utilities being
placed underground. Eighth Street between Bannock and Main streets was redesigned—the street itself was nar-
rowed and the sidewalks widened. These sidewalks are now lined with restaurants with outdoor dining and the café
district is alive with people activity every evening.

These guidelines assist the agency, developers, architects and landscape architects in the design of projects by pro-
viding specific standards for the public improvements that form the elements of continuity.

The elements of continuity allow for other design solutions for public improvements with approval of the agency.

Any change must be compatible with the master plan for the district in which the improvements are located, appli-
cable planning and zoning regulations, and the regulations of the Ada County Highway District when the improve-
ments are being installed in street rights-of-way.
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Obijectives
The objectives of the Elements of Continuity for public improvements are stated below:
To provide unifying elements within and along the public spaces.

To emphasize a streetscape, rather than park-like character.
To create a safe, comfortable, lively, inviting and attractive place for pedestrians.

To achieve an identity and an image as a special place for downtown Boise and to provide visual continuity and
harmony.

To reflect the qualities of a truly urban environment with intensity, sophistication, diversity and timelessness.
To reinforce and stimulate high quality adjacent development and to complement retail uses.

To reflect the unique characteristics of Boise and its environmental context.

To accommodate uses such as transit, civic events, outdoor commercial uses, and passive recreation.

To respond to the special needs of the handicapped.

To create a flexible system allowing for a variety of applications and modifications over time, and low
maintenance.

General Conditions

The Elements of Continuity are described and illustrated in general terms in this document. Detailed specifica-
tions, dimensions, and color selections are contained in other documents, available from Capital City Development
Corporation, which should be consulted prior to specifying materials and design features.

All metal surfaces of the elements described in this document should be painted Fir Green (RAL 6009) as manufac-
tured by the Ameritone Paint Corporation, Long Beach, Calif. Minor modifications in color specifications in order
to standard colors offered by a product manufacturer may be allowed with approval by CCDC. Color shall approxi-
mate RAL 6009.
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1. BRICK PAVERS

In the past two types of paving have been used; I-shaped unity clay pavers, and rectangular unit clay pavers

both manufactured by Endicott Clay Products Co., Fairbury, Neb. The I-shaped pavers have since been dis-
continued and only the rectangular clay pavers (1 5/8” x 4” x 8”) are available. Red (“Red Blend”) and Black
(“Dark Ironspot”) pavers are used to define different areas of the streetscape as defined by the Downtown Boise
Streetscape Standards, which is a companion document to the Elements of Continuity. Both of these documents
are available on the CCDC Web site or at the CCDC offices. Other types of pavers and colors ate subject to ap-
proval by CCDC.

The pavers are available from The Masonry Center, Inc., a local representative of Endicott Clay Products Co. The
pavers are sand-set to facilitate their removal for utility work and maintenance and in The Grove Plaza for inscrip-
tion. Maintenance work is done by three local firms. Consult CCDC for contact information and details on con-
struction and maintenance.

Pavers are used in a variety of ways to define various functional areas of The Grove Plaza and street improvements.
On sidewalks these areas usually include a building zone along the base of building (datk); a pedestrian zone (red);
the furnishing zone (datk) for such items as street trees and tree grates, benches and historic lighting; and the curb
zone along the street edge (red). These zones ate illustrated in the picture below. Detailed diagrams showing paving
patterns for different types of downtown streets are in the Streetscape Standards. Sidewalk treatment shall conform
to the streetscape standards unless an alternative is approved by CCDC.

“Red Blend”

DOWNTOWN BOISE ELEMENTS OF CONTINUITY

March 12, 2007

5



2. TREES AND GRATES

Street trees are selected to provide visual continuity along a single block face by using the same species. When
planting new street trees, the trees should be the same species, of a similar caliper (size) and placed at a consistent
and even spacing with in the block face. When replacing a sick or dead tree, the new tree should be the same spe-
cies of the other street trees on the block and be the largest caliper appropriate to facilitate continuity along the
block face.

Tree grates should be “Kiva” 6’x6’ or 4’x8’, cast iron tree grates, as manufactured by Urban Accessories, Tacoma,
Wash., or as approved by CCDC. The regional representative for Urban Accessories is Northwest Recreation in
Portland, Ore. Grates shall be natural finish without powdercoating or paint. Location and spacing of grates and
street trees shall be as shown in the diagrams in the Downtown Boise Streetscape Standards or as otherwise ap-
proved by CCDC. Grates shall meet ADA standards.

Trench grates are used in The Grove Plaza and may be used under certain conditions. These grates should be cast
iron in the “Wave” pattern, as manufactured by Urban Accessories, Tacoma, Wash., ot as approved by CCDC.

Consult CCDC for recommended and appropriate tree species, grate alternatives and contact information for prod-
uct representatives.

Kiva
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3. TRANSIT SHELTERS

The transit shelters in the Transit Mall (Idaho and Main streets between Capitol Boulevard and 9th Street) were
designed by Zimmer Gunsul Frasca. Additional locations and designs are to be determined by Valley Regional
Transit, the regional transit authority. Metal parts shall be brass finish or painted in green (RAL 6009) as ap-
propriate.
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4. BENCHES

Benches are used in various configurations in the pedestrian furnishing zone. The benches should be the “B-76 Fa-
neuil Hall Bench” manufactured by Titan Manufacturing in Boxborough, Maine. The benches have cast iron ends
with wooden slats. A wood alternative for the slats may be accepted with approval from CCDC. Cast iron ends shall
be powdercoated green (RAL 6009). Length may vary based on use and location. Five or six feet is the typical length
for benches facing each other and placed perpendicular to the street. Benches placed parallel to the street (facing ei-
ther toward the street or toward the building frontage) are typically six feet. Lengths greater than six feet shall not be
used. Lengths less than four feet require CCDC approval. Middle stanchions may be appropriate for longer benches.

Location in the furnishing zone shall be as approved by CCDC or as shown on a streetscape plan approved by
CCDC.

Faneuil Hall Bench
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5. TRASH RECEPTACLES

Trash receptacles should be placed near seating areas and street corners where there is a high volume of pedestrian
traffic. Location in the furnishing zone shall be as approved by CCDC or as shown on a streetscape plan approved
by CCDC.

Trash receptacles shall be the “Chase Park Litter” style, in 36-gallon capacity, with powdercoat finish in “Ivy” color,
as manufactured by Landscapeforms, Kalamazoo, Mich., or an alternative approved by CCDC.

Previous trash receptacles “Radius” style from DuraArt Stone are still in use, but will be replaced with Chase Park
Litter receptacles as needed. Replacement lids for Radius receptacles shall be the standard composite lid (Fibetlite)
sized to fit base as manufactured by DuraArt Stone, Fontana, Calif.; color should be copper.

\

Chase Park Litter trash receptacle.
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6. MOVABLE PLANTERS

Movable planters should be used in the pedestrian furnishings zone and in The Grove Plaza for seasonal plantings.

Movable planters shall be the “Grecian” planter in “S-14 Dove Gray” cast stone with a light sandblast finish (LSB),
as manufactured by DuraArt Stone, Fontana, Calif., or as approved by CCDC. The planters should be 3’ in diam-
eter and 17 high.

Location in the furnishing zone and spacing shall be as approved by CCDC or as shown on a streetscape plan ap-
proved by CCDC.
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7. DRINKING FOUNTAINS
Drinking fountains should be used in the pedestrian furnishings zone in areas of high pedestrian activity.

Drinking fountains should be model MC76-2, cast metal, as manufactured by Murdock, Inc. in Cincinnati, Ohio, or
as approved by CCDC. The cast metal base shall be powdercoated green (RAL 6009).
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8. BOLLARDS
Bollards should be used to define special areas and to enhance pedestrian safety at vehicular crossings.

Bollards should be the “1890 seties” cast metal bollard as manufactured by Canterbury International, Los Angeles,
Calif., or as approved by CCDC. The cast metal shall be powdercoated green (RAL 6009).
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9. NEWSTANDS/NEWSPAPER DISPENSERS

Newspaper dispensers should be located near intersections and transit facilities. A metal, two dispenser pedestal-
type unit should be used. Dispensers should be model “K-49-16,” or “TK-49-16" as manufactured by Kasper Sho-
Rack, Shiner, Texas, or as approved by CCDC.

Libby guiltyon
counts in 1A leak tr
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11. BICYCLE RACKS

Bicycle racks should be located in the pedestrian furnishings zone at locations throughout developments which at-
tract cyclists.

Bicycle racks should be the wave model in three or five bends, as manufactured by Pacific Steel Fabricators, Boise,
Idaho, or as approved by CCDC. Steel shall be powdercoated green (RAL 6009).

Location in the furnishing zone shall be as approved by CCDC or as shown on a streetscape plan approved by
CCDC.
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12. LIGHTING FIXTURES

Pole top lighting fixtures should be placed centrally in the furnishing zone and location and spacing shall be as
shown in the Downtown Boise Streetscape Standards or as approved by CCDC.

Historic Boise cast iron light poles should be used, or cast aluminum (not fiberglass) replication. The metal shall be
powdercoated green (RAL 6009). Brackets for banners and flower baskets may be installed on lighting fixtures.
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2007 Amended Central District Plan

ATTACHMENT NO. 4
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ATTACHMENT NO. 5

STATEMENT OF OBJECTIVES, COSTS, AND TAX IMPACT

The objectives of the City of Boise in undertaking the urban renewal project are as
follows:

Urban renewal action is necessary in the Project Area (which includes the Revenue
Allocation Area) to combat problems of physical blight and economic obsolescence.

The Project Area consists of approximately ten (10) blocks within the Boise Central
Business District. The Revenue Allocation Area consists of approximately ten (10) blocks. Both
areas have a history of declining tax base, primarily attributed to: deteriorating structures;
inadequate and inconvenient parking; and poorly maintained properties, abandoned railroad
right-of-way, and other deteriorating areas.

This environment contrasts sharply with the growing economic and cultural strength of
Boise City and the Ada County region for which the Boise Central Business District serves as the
commercial and cultural center.

Hence, the Urban Renewal Plan for the Project Area is a proposal for major clearance to
provide land for innovative, imaginative, and contemporary commercial facilities; to remove
impediments to land disposition and development; as well as to achieve changes in land use. It is
further designed to eliminate unhealthy, unsanitary, or unsafe conditions, and otherwise prevent
the extension of blight and deterioration.

The streets to be vacated, or relocated, will create additional buildable area for retail,
commercial, office, or public use.

Air rights and subterranean rights maybe disposed of for any permitted use within the
Project Area boundaries.

Less then fee acquisition may be utilized by the Agency when and if necessary to
promote redevelopment in accordance with the objectives of the Plan.

Temporary project improvements shall be provided to facilitate adequate vehicular and
pedestrian circulation.

All existing alleys within the Project Area may be vacated to permit development as well
as encourage variety and flexibility of design within the periphery blocks.
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The Project Area is part of a larger Downtown Improvement Area which the Boise City
Council, pursuant to Resolution No. 7995, found, inter alia, to contain a substantial number of
deteriorating buildings.

A further objective of the Urban Renewal Plan is to acquire and clear land to be used for
other public facilities, and to provide economic opportunity for private development. Off-street
parking and loading facilities will be developed to serve the new commercial complex within the
Project Area. Land use in the Project Area will be modified to the extent that buildings currently
vacant and land now devoted to scattered surface parking will be converted to commercial,
public parking, and public/semi-public uses.

In coordination with the State Historical Society and the Boise City Historical
Preservation Commission, consideration will be given to the preservation of structures of historic
and architectural value within, or the moving of said structures outside, the Project Area
boundaries.

Anticipated costs of the urban renewal project, revenue sources, estimated revenue
allocations, and the amount of indebtedness required to complete the project are shown in
Attachment No. 5, Economic Pro Forma. Attachment No. 5 necessarily incorporates estimates
and projections based on the Agency’s completed activities, present knowledge and expectations.
The Agency may modify the presently anticipated urban renewal projects and use of revenue
allocation financing or the related project costs if the Board of Commissioners of the Agency
deems such modification necessary or convenient to effectuate the general objectives of the Plan.
Any future modification will affect the estimate. Construction during the project is anticipated to
take place through 1997, and the project as a whole (to accommodate debt service) will continue
through year 2017.

Attachment No. 5 also depicts actual tax assessments through 1994 and anticipated
increases in tax assessments through the development process.

Attachment No. 5 also demonstrates the actual and estimated impact of revenue
allocation financing on all taxing districts in which the revenue allocation area is located. The
impact on the taxing districts is determined by those districts’ current levies and the projected
addition of private investment within the Revenue Allocation Area.

The information contained in Attachment No. 5 assumes certain completed and projected
actions. The Agency issued its Parking System Revenue Bond Anticipation Note series 1988 on
April 1, 1988, in the principal amount of $4,945,000, its Revenue Allocation Bonds (Tax
Increment) Series 1989 on March 24, 1989, in the principal amount of $4,015,000, its Parking
Revenue and Revenue Allocation (Tax Increment) Bonds Series 1990 on May 24, 1990, in the
principal amount of $12,485,000. In June of 1993 the Agency recalled the Series B Bonds of the
1990 Series, recalling $2,755,000 of bonds as of June 1, 1993. The Agency intends to issue its
Series 1994 Bonds in an amount not to exceed $6,5000,000 to accomplish the construction of a
public parking garage, serving among other users, the hotel to be located on Block 22. The bond
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proceeds will be used to complete the streetscape work throughout the Project Area. The Agency
also anticipates the issuance of its Series 1996 Bonds to construct a parking facility of
approximately 500 spaces south of Front Street. The construction of the parking garage in 1996
will complete the Agency’s public improvement program. Under the provisions of the Act, the
revenue allocation shall continue until the bond debt is satisfied. Second, the total amount of
bonded indebtedness and the amount of revenue generated by revenue allocation is dependent
upon the extent and timing of private development. Attachment No. 5 projects development from
1987 through 1997, with significant additional revenue allocation beginning in 1995. Should all
of the development take place as projected, bonded indebtedness could be extinguished earlier,
dependent upon the bond sale documents or other legal obligations. Should private development
take longer to materialize, or should the private development be substantially less than projected,
then the amount of revenue generated will be substantially reduced and bonds may continue for
their full term.

Under the Act the base assessed valuation for all revenue allocation areas cannot exceed
ten percent (10%) of the current assessed valuation for the entire City. The adjusted base
assessment roll for the several revenue allocation areas as of January 1, 2006 is $342,722,100 (as
determined from Ada County Assessor records in 2007). As of January 1, 2006 the total assessed
value for the City is $15,921,349,299. The actual percentage as of January 1, 2006 is 2.15%.

Tables:

5A: Economic Pro Forma

5B:  Tax Impact

5C:  Activities Undertaken with Federal Urban Renewal and CDBG Funds

5D:  Bonds Issued to Finance Parking Garages in the Central Public Parking System
5E:  Activities Undertaken with Revenue Allocation
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ATTACHMENT NO. 5A
ECONOMIC PRO FORMA 1987-2015

PRO FORMAS FROM 1987 AND 1994 AMENDED PLANS
WITH CORRECTIONS

NOTES:

1) The 1987 Central District Plan has an economic proforma that covers 1987 to 2008. The 1994 Central District Plan has an economic proforma that covers 1994 to 2015. This
economic proforma is a combined table showing years 1987-1993 from the economic proforma published in the 1987 Plan and years 1994-2015 from the economic proforma
published in the 1994 Plan. In the 1987 published table, revenues are shown as extending from 1987 to 2008, which are different that then revenues shown in the 1994 Plan. The
assumption has been made that the revenues in the 1994 Plan would be more accurate since more was known about revenue expectations for the years 1994-2008 than would be
the case in 1984.

Costs for the Broadway-Chinden Connector, Transit Mall Construction, Agency Funded Construction do not exceed beyond 1993 so data has not been overwritten by combining the
tables from the two plans. Expenditures for Arts, Business Improvement District Assessment and Gross Operating Expenses extend at flat rates from 1994 to 2008 in the 1987 table
so it is possible to compare how the two tables differ for the years 1994-2008. Debt service extends at a variable rate. The assumption has been made that the debt service shown
in the 1994 Plan would be more accuratesince more was known in 1994 about the Agency's debt obligations than in 1984. Tables from the 1987 Plan and the 1994 Plan are
available at CCDC offices

2) Values in cells highlighted in blue do not match the 1987 Central District Plan as originally published. Discrepancy in total between calculated #s and published #s are noted. The
cause of the discrepancies is unknown although with the minor amounts appear to be due to rounding.

1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998 1999 2000
Fiscal Year Beginning Balance 808,176 824,811 5,896,653 5,508,720 651,393 966,995 1,357,021
SOURCES OF FUNDS
Grants
CDBG Funds 9,495,608 2,700,000
Transit Mall - UMTA Grant 1,800,000
Grove Street Garage Refinancing 0 180,000 180,000 180,000 180,000 180,000 180,000
Proceeds from Land Disposition 400,000 250,000 0 500,000 0 60,000 60,000 74,349 216,305 108,741 70,453 19,472 19,472 19472
Proceeds from Land Leases 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Developer Capital Contribution 0 0 0 0 0 503,171 503,171 418,706 337,906 215,706 415,706 115,706 115,706 115706
Bond Sale Proceeds - B.R.A. Bonds 0 3,560,000 0 0 0 0 0| 0 0 0 0 0 0 0
Bond Sale Proceeds - T.I.F. Bonds 0 6,667,600 0 0 2,030,400 0 0
Construction Funds 0 5,260,000 0 0 4,500,000 0 0
Revenue Allocation Income 0 69762 146500 672,985 851,615 1,489,138 1,564,823 872,979 882,070 962,675 1,160,865 1,661,114 2,108,481 2148626
Net Parking Revenues 36,165 77,081 132,704 212,849 286,476 314,266 511,969
Gross Revenues from Operations 614,264 500,000 300,000 100,000 1,155,404 1,374,819 1,422,864 1,316,629 1,214,250 1,254,498 1307911
Arts Contribution 240,465 50,000 50,000 50,000
Retail Participation 100,000 110,000 121,000 133,100 146,410
Friends of Capital City, Inc 150,000 50,000
Interest Income
From Fund Balance 0 0 233,824 297,448 149,866 125,946 177,775
From Debt Service Reserve 0 17,612 90,433 145,642 145,642 164,363 183,064
TOTAL SOURCES OF FUNDS - CURRENT 12,736,502 14,122,055 1,233,461 2,268,924 3,764,999 2,969,984  3,327,212|| 2,521,438 8,071,100 2,709,986 2,963,653 7,510,542 3,498,157 3,591,715
From Published Plan 12,736,502 14,142,065 1,233,461 2,268,924 3,764,999 2,969,984 3,317,212
Difference 0 -20,010 0 0 0 0 10,000
TOTAL FUNDS AVAILABLE 3,329,614 8,895,911 8,606,639 8,472,373 8,161,935 4,465,152 4,948,736

8/9/2007 8:34 PM
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ATTACHMENT NO. 5A
ECONOMIC PRO FORMA 1987-2015

PRO FORMAS FROM 1987 AND 1994 AMENDED PLANS
WITH CORRECTIONS

1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998 1999 2000
USES OF FUNDS
Land Acquisition 141,457 0 0
Broadway-Chinden Connector 0 2,700,000
Transit Mall Construction 1,800,000
DDA Commitments 0 0 130,000 0 0 0 0
Agency Funded Construction
Parking Facilities 3,171,976 2,790,976 618,000 1,648,458 1,648,458 1,350,000 1,350,000 0 0 0 4,590,000 4,500,000 0 0
Parking Facilities - Capital Improvements 162,000 330,500 35,000 35,000 35,000 35,000 35,000
Major Public Open Space (Grove Plaza) 640,000 0 265,000
Street Improvements 870,902 0 800,000 846,111
8th Street Pedestrian Mall 0 0 838,494
Perimeter Sidewalks/ Streetscapes
& Walkways 0 0 321,000 321,000 320,252 0 92,726 270,000 400,000 0 0 0
Utilities 203,967 203,967 203,967 0 0 0 0]
Retail Participation 2,085,000 0 1,000,000 1,000,000 0 0 0
Other Capital Expense 349,500 0 0 0 0 0 0
Planning & Design/ Planning Services 310,828 167,459 154,650 168,934 118,123 81,000 81,000 83,400 112,250 50,000 50,000 50,000 10,000 10,000
Inspection & Testing 101,072 69,774 71,062 70,389 49,218 33,750 33,750
On-Site Tenant Expenses (Relocation) 0 20,000 0 0 0 0 0
Provision for Arts Expenditure 240,465 50,000 50,000 50,000 60,000 55,750 60,000 60,000 60,000 60,000 60,000
BID Assessment/ BID Contribution & Misc 50,000 50,000 50,000 50,000 50,000 50,000 50,000 19,392 13,000 12,500 12,500 12,500 12,500 12,500
Gross Operating Expenses/ Administrative &
Professional Expenses 703,384 700,000 500,000 400,000 300,000 300,000 300,000[ 1,057,943 969,678 902,296 864,729 771,732 757,269 780,518
Rebate to Boise City (Parking System) 158,558 184,400 189,932 195,630 201,499 207,544 213,770
Debt Service 0 367,000 713,000 1,084,000 1,180,000 1,301,000 1,575,000 819,015 1,106,054 1,332,616 1,498,151 1,537,726 2,000,130 2,118,215
Parking System R&R Fund 95,400 95,400 95,400 95,400 0 0 0
Trustee Expense & Related Costs 12,575 19,500 20,175 19,570 26,483 25,688 24,918
Rebate - Tax Exempt Issues 36,520 0 0 0 0 0 0
TOTAL USES OF FUNDS 10,668,551 7,099,176 5,585,173 5,638,892 3,666,051 3,115,750 3,389,750/ 2,504,803 2,999,258 3,097,919 7,820,980 7,194,940 3,108,131 3,254,921
FISCAL YEAR ENDING BALANCE 2,067,951 7,022,879 -4,351,712 -3,369,968 98,948 -145,766 -62,538 824,811 5,896,653 5,508,720 651,393 966,995 1,357,021 1,693,815
From Published Document 2,067,951 7,042,879 -4,351,712  -3,369,968 98,948 -145,766 -72,538
Difference 0 20,000 0 0 0 0 -10,000
YEAR END FUND BALANCE - B.R.A. 2,067,950 2,843,997 1,482,732 1,231,596 1,013,719 1,108,583 1,210,917
YEAR END FUND BALANCE - T.I.F. 0 69,792 3,766,915 1,766,129 52,564 1,518,487 1,343,615
REVENUE ALLOCATION
GENERATION ASSUMPTIONS
Capital Plaza 0 0 6,000,000 6,000,000 0 0 0
Block 22 Hotel and Event Center 0 0 500,000 13,900,000 13,900,000 0 0
Simplot Renovation 0 0 1,500,000 1,500,000 0 0 0
Eastman Lot Development 0 0 0 0 0 0 6,000,000
Personal Property 0 0 1,600,000 4,280,000 2,780,000 0 1,200,000
TOTAL 0 0 9,600,000 25,680,000 16,680,000 0 7,200,000
SCHOOL CREDIT ASSUMPTION 185,793 226,139 264,539 367,259 457,342 457,342 481,142

8/9/2007 8:34 PM
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ATTACHMENT NO. 5A
ECONOMIC PRO FORMA 1987-2015

PRO FORMAS FROM 1987 AND 1994 AMENDED PLANS
WITH CORRECTIONS

2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014
Fiscal Year Beginning Balance 1,693,815 2,118,599 2,891,066 3,865,938 4,869,209 6,045958 7,267,113 8,533,525 9,998,314 11,466,984 12,938,650 14,468,041 16,055,295 17,721,522
SOURCES OF FUNDS
Grants
CDBG Funds
Transit Mall - UMTA Grant
Grove Street Garage Refinancing
Proceeds from Land Disposition 19,472 19,472 19,472 19,472 19,472 19,472 19,472 19472 19,472 19,472 19,472 19,472 19,472 19,472
Proceeds from Land Leases 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Developer Capital Contribution 115,706 115,706 115,706 115,706 115,706 115,706 115,706 115,706 55,628 0 0 0 0 0
Bond Sale Proceeds - B.R.A. Bonds 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Bond Sale Proceeds - T.I.F. Bonds
Construction Funds 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Revenue Allocation Income 2,285,426 2,559,297 2,718,897 2,718,897 2,854,842 2,854,842 2,854,842 2,997,584 2,997,584 2,997,584 2,997,584 2,997,584 2,997,584 2,997,584
Net Parking Revenues
Gross Revenues from Operations 1,375,761 1,396,542 1,430,701 1,474,575 1,523,620 1,583,101 1,649,382 1,722,546 1,805,129 1,890,264 1,978,017 2,070,683 2,168,464 2,272,410

Arts Contribution
Retail Participation
Friends of Capital City, Inc

Interest Income
From Fund Balance
From Debt Service Reserve

TOTAL SOURCES OF FUNDS - CURRENT 3,796,365 4,091,017 4,284,776 4,328,650 4,513,640 4,573,121 4,639,402 4,855,308 4,877,813 4,907,320 4,995,073 5,087,739 5,185,520 5,289,466
From Published Plan
Difference

TOTAL FUNDS AVAILABLE 5,490,180 6,209,616 7,175,842 8,194,588 9,382,849 10,619,079 11,906,515 13,388,833 14,876,127 16,374,304 17,933,723 19,555,780 21,240,815 23,010,988
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ATTACHMENT NO. 5A
ECONOMIC PRO FORMA 1987-2015

PRO FORMAS FROM 1987 AND 1994 AMENDED PLANS
WITH CORRECTIONS

2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014
USES OF FUNDS \
Land Acquisition
Broadway-Chinden Connector
Transit Mall Construction
DDA Commitments 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Agency Funded Construction
Parking Facilities 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Parking Facilities - Capital Improvements 36,050 36,050 36,050 36,050 36,050 37,132 37,132 37,132 37,132 38,246 38,246 38,246 38,246 38,246
Major Public Open Space (Grove Plaza)
Street Improvements
8th Street Pedestrian Mall
Perimeter Sidewalks/ Streetscapes
& Walkways 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Utilities
Retail Participation
Other Capital Expense
Planning & Design/ Planning Services 10,000 10,000 10,000 10,000 10,000 10,000 10,000 10,000 10,000 10,000 10,000 10,000 10,000 10,000
Inspection & Testing
On-Site Tenant Expenses (Relocation) 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Provision for Arts Expenditure 35,000 0 0 0 0 0 0 0 0 0 0 0 0 0
BID Assessment/ BID Contribution & Misc 12,500 12,500 12,500 12,500 12,500 12,500 12,500 12,500 12,500 12,500 12,500 12,500 12,500 12,500
Gross Operating Expenses/ Administrative &
Professional Expenses 804,499 829,233 854,746 881,061 908,204 936,203 965,083 994,874 1,025,604 1,057,305 1,090,002 1,123,733 1,158,530 1,194,426
Rebate to Boise City (Parking System) 220,183 226,789 233,592 240,600 247,818 255,253 262,910 270,798 278,922 287,286 295,906 304,785 313,929 323,347
Debt Service 2,229,179 2,147,533 2,107,274 2,090,109 2,067,921 2,047,122 2,032,232 2,012,686 1,993,042 1,978,942 1,968,204 1,960,932 1,936,318 1,915,091
Parking System R&R Fund 0 33,000 33,000 33,000 33,000 33,000 33,000 33,000 33,000 33,000 33,000 33,000 33,000 33,000
Trustee Expense & Related Costs 24,170 23,445 22,742 22,059 21,398 20,756 20,133 19,529 18,943 18,375 17,824 17,289 16,770 16,267
Rebate - Tax Exempt Issues 0 0 0 0 0 0 0 0 0 0 0 0 0 0
TOTAL USES OF FUNDS 3,371,581 3,318,550 3,309,904 3,325,379 3,336,891 3,351,966 3,372,990 3,390,519 3,409,143 3,435,654 3,465,682 3,500,485 3,519,293 3,542,877
FISCAL YEAR ENDING BALANCE 2,118,599 2,891,066 3,865,938 4,869,209 6,045,958 7,267,113 8,533,525 9,998,314 11,466,984 12,938,650 14,468,041 16,055,295 17,721,522 19,468,111
From Published Document
Difference
YEAR END FUND BALANCE - B.R.A.
YEAR END FUND BALANCE - T.I.F.
REVENUE ALLOCATION
GENERATION ASSUMPTIONS
Capital Plaza 0 0
Block 22 Hotel and Event Center 0 0
Simplot Renovation 0 0
Eastman Lot Development 7,000,000 7,000,000
Personal Property 1,400,000 1,400,000
TOTAL 8,400,000 8,400,000
SCHOOL CREDIT ASSUMPTION 538,799 572,399 572,399 601,019 601,019 601,019 631,070 631,070 631,070 631,070 601,019 631,070 631,070 631,070

8/9/2007 8:34 PM
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PRO FORMAS FROM 1987 AND 1994 AMENDED PLANS

ATTACHMENT NO. 5A
ECONOMIC PRO FORMA 1987-2015

WITH CORRECTIONS

2015 1987-1993 1994-2015 1987-2015
Fiscal Year Beginning Balance 19,468,111
SOURCES OF FUNDS
Grants
CDBG Funds 12,195,608 0 12,195,608
Transit Mall - UMTA Grant 1,800,000 0 1,800,000
0 0 0
Grove Street Garage Refinancing 1,080,000 0 1,080,000
Proceeds from Land Disposition 19,472 1,270,000 820,344 2,090,344
Proceeds from Land Leases 0 0 0 0
Developer Capital Contribution 0 1,006,342 2,716,418 3,722,760
Bond Sale Proceeds - B.R.A. Bonds 0 3,560,000 0 3,560,000
Bond Sale Proceeds - T.I.F. Bonds 8,698,000 0 8,698,000 8,718,000 20,000
Construction Funds 2,348,500 0 12,108,500 12,108,500
Revenue Allocation Income 2,997,584 4,794,823 52,624,525 57,419,348
Net Parking Revenues 1,571,510 0 1,571,510
Gross Revenues from Operations 2,382,822 1,514,264 35,770,392 37,284,656
Arts Contribution 390,465 0 390,465
Retail Participation 610,510 0 610,510
Friends of Capital City, Inc 200,000 0 200,000
Interest Income
From Fund Balance 984,859 0 984,859
From Debt Service Reserve 746,756 0 746,756
0 0 0
TOTAL SOURCES OF FUNDS - CURRENT 7,748,378 40,423,137 104,040,179 144,463,316 40,433,147 10,010
From Published Plan 0 0
Difference 0 0
0 0
TOTAL FUNDS AVAILABLE 27,216,489 259,456,088 259,456,088

8/9/2007 8:34 PM
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PRO FORMAS FROM 1987 AND 1994 AMENDED PLANS

ATTACHMENT NO. 5A
ECONOMIC PRO FORMA 1987-2015

WITH CORRECTIONS

2015 1987-1993 1994-2015 1987-2015
USES OF FUNDS \
Land Acquisition 141,457 0
Broadway-Chinden Connector 2,700,000 0 2,700,000
Transit Mall Construction 1,800,000 1,800,000
DDA Commitments 0 0 130,000 130,000
Agency Funded Construction
Parking Facilities 0 12,577,868 9,090,000 21,667,868
Parking Facilities - Capital Improvements 38,246 0 1,225,754 1,225,754
Major Public Open Space (Grove Plaza) 905,000 0 905,000
Street Improvements 2,517,013 0 2,517,013
8th Street Pedestrian Mall 838,494 0 838,494
Perimeter Sidewalks/ Streetscapes
& Walkways 0 962,252 762,726 1,724,978
Utilities 611,901 0 611,901
Retail Participation 4,085,000 0 4,085,000
Other Capital Expense 349,500 0 349,500
Planning & Design/ Planning Services 10,000 1,081,994 515,650 1,597,644
Inspection & Testing 429,015 0 429,015 429,016 1
On-Site Tenant Expenses (Relocation) 0 0 20,000 20,000
0 0
Provision for Arts Expenditure 0 390,465 450,750 841,215
BID Assessment/ BID Contribution & Misc 12,500 350,000 282,392 632,392
Gross Operating Expenses/ Administrative &
Professional Expenses 1,731,456 3,203,384 21,659,124 24,862,508 3,203,395 11
0 0 0
Rebate to Boise City (Parking System) 333,047 0 5,446,498 5,446,498
Debt Service 1,603,091 6,220,000 40,501,583 46,721,583
Parking System R&R Fund 33,000 0 843,600 843,600
Trustee Expense & Related Costs 15,779 0 444,388 444,388
Rebate - Tax Exempt Issues 0 0 36,520 36,520
TOTAL USES OF FUNDS 3,777,119 39,163,343 81,408,985 120,572,328
0 0 0
FISCAL YEAR ENDING BALANCE 23,439,370 1,259,794 178,047,103 179,306,897

From Published Document
Difference

YEAR END FUND BALANCE - B.R.A.
YEAR END FUND BALANCE - T.I.F.

REVENUE ALLOCATION
GENERATION ASSUMPTIONS
Capital Plaza

Block 22 Hotel and Event Center
Simplot Renovation

Eastman Lot Development

Personal Property
TOTAL

SCHOOL CREDIT ASSUMPTION 631,070

8/9/2007 8:34 PM
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2007 Amended Central District Plan

ATTACHMENT NO. 5B - IMPACT OF REVENUE ALLOCATION FORMULA
(As Published in the 1994 Plan - with corrections as noted. )

ADA COUNTY TAXING ENTITIES
IMPACT OF REVENUE ALLOCATION FORMULA
CURRENT DISTRIBUTION PERCENTAGES
AS OF SEPTEMBER 30, 1993

PLEASE SEE NOTES 1-3 BELOW TABLE.

PROJECTED ADA COUNTY - BOISE SCHOOL
YEAR REVENUE ADA COUNTY EMS ACHD DISTRICT BOISE CITY
100.00% 17.83% 0.47% 6.76% 44.78% 30.16%
1988 $15,457 $2,730 $131 $1,121 $6,888 $4,588
1989 $108,861 $18,082 $904 $8,056 $48,715 $33,105
1990 $384,438 $59,972 $3,191 $28,602 $171,613 $121,060
1991 $439,095 $67,621 $3,381 $32,274 $196,715 $139,105
1992 $649,810 $100,071 $5,004 $47,761 $291,115 $205,860
1993 $695,829 $124,066 $3,270 $47,038 $311,592 $209,862
1994 $868,413 $154,838 $4,082 $58,705 $388,875 $261,913
1995 $882,070 $157,273 $4,146 $59,628 $394,991 $266,032
1996 $962,675 $171,645 $4,525 $65,077 $431,086 $290,343
1997 $1,132,780 $201,975 $5,324 $76,576 $507,259 $341,646
1998 $1,554,733 $277,209 $7,307 $105,100 $696,209 $468,907
1999 $1,941,533 $346,175 $9,125 $131,248 $869,418 $585,566
2000 $1,978,500 $352,767 $9,299 $133,747 $885,972 $596,716
2001 $2,092,500 $373,093 $9,835 $141,453 $937,022 $631,098
2002 $2,330,125 $415,461 $10,952 $157,516 $1,043,430 $702,766
2003 $2,463,125 $439,175 $11,577 $166,507 $1,102,987 $742,879
2004 $2,463,125 $439,175 $11,577 $166,507 $1,102,987 $742,879
2004 $2,586,281 $461,134 $12,156 $174,833 $1,158,137 $780,022
2006 $2,586,281 $461,134 $12,156 $174,833 $1,158,137 $780,022
2007 $2,586,281 $461,134 $12,156 $174,833 $1,158,137 $780,022
2008 $2,715,595 $484,191 $12,763 $183,574 $1,216,043 $819,023
2009 $2,715,595 $484,191 $12,763 $183,574 $1,216,043 $819,023
2010 $2,715,595 $484,191 $12,763 $183,574 $1,216,043 $819,023
2011 $2,715,595 $484,191 $12,763 $183,574 $1,216,043 $819,023
2012 $2,715,595 $484,191 $12,763 $183,574 $1,216,043 $819,023
2013 $2,715,595 $484,191 $12,763 $183,574 $1,216,043 $819,023
2014 $2,715,595 $484,191 $12,763 $183,574 $1,216,043 $819,023
TOTALS
As Calculated - 2007 $47,731,077 $8,474,064 $229,438 $3,236,433 $21,373,590 $14,417,556
As Published - 1994 $47,731,083 $8,474,064 $229,437 $3,236,432 $21,373,592 $14,417,557
Discrepancy -$6 $0 $1 $1 -$2 -$1
NOTES:

1. From 1994 Amended Plan: Tax rate used to determine project revenue is reduced by .004 school district allowance. Years 1988
through 1993 show actual allocation as reported in Boise City Comprehensive Annual Financial Reprot (CAFR).
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2. From 2007 Amended Plan (see Section 509) : Attachment No. 5B is no longer an accurate representation of the tax impact of
urban renewal on taxing entities because it was prepared prior to passage of House Bill 156 in 1995. The assessed value for each
property in a Revenue Allocation Area consists of a base value and an increment value. The base value is the assessed value as of
January 1 of the year in which a Revenue Allocation Area is approved by a municipality, with periodic adjustments allowed by Idaho
State Code. The increment value is the difference between the base assessed value and current assessed value in any given year
while the property is in a Revenue Allocation Area. Under House Bill 156, taxing entities are constrained in establishing levy rates by
the amount each budget of each taxing district can increase on an annual basis. Taxing entities submit proposed budgets to the
County Assessor, which budgets are required to comply with the limitations set forth in House Bill 156.

The County Assessor calculates the levy rate required to produce the proposed budget amount for each taxing entity using the
assessed values which are subject to each taxing entity's levy rate. Assessed values in urban renewal districts which are subject to
revenue alllocation (incremental values) are not included in this calculation. The combined levy rate for the taxing entities is applied to
the incremental property values in the Revenue Allocation Area to determine the amount of property tax evenue which is allocated to
an urban renewal agency. The property taxes generated by the property values in the urban renewal districts that are not subject to
revenue allocation and by properties outside Revenue Allocation Areas are distributed to the other taxing entities. Properties in
Revenue Allocation Areas are subject to the same levy rate as they would be outside a Revenue Allocation Area. The difference is
how the revenue is distributed.

In addition, without the Revenue Allocation Area and its ability to pay for public improvements and public facilities, fewer substantial
improvements within the Revenue Allocation Area would be expected in the next five to ten years, hence there would be lower
increases in assessed valuation to be used by the other taxing entities. If the overall levy rate is less than as assumed, the Agency
shall receive fewer funds from revenue allocation.

Legislation adopted by the Special Session in August of 2006, and the 1st Regular Session of the 59th Legislative Session
modifies real property tax policy within a revenue allocation area.

House Bill 1 passed in August of 2006, eliminated the operation and maintenance level imposed by school districts and replaced
those funds with appropriated state funds. The bill also repealed the school district payment from revenue allocation received by the
urban renewal agency.

House Bill 79, became effective retroactive to January 1, 2007, upon the Governor's signature on March 21, 2007. House Bill 79
prohibits taxing entities from including, as part of the new construction roll, the increased value related to new construction within the
revenue allocation area until the revenue allocation area is terminated. Therefore, any new construction within the Central District will
no longer be available to those taxing entities.

3. Explanation of corrections for 2007 Plan: Values in cells highlighted in blue do not match the 1994 Central District Plan as
originally published. Discrepancy in totals between calculated #s and published #s are noted. The discrepancies appear to be due to
rounding.
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2007 Amended Central District Plan

ATTACHMENT NO. 5C

Table 5C: Urban Renewal Activities Undertaken Using Federal
Urban Renewal and CDBG Funds

1967-2003

5C.1.

Acquisition of land and buildings followed by clearance and creation of building sites for new

commercial development. The approximate direct private investment resulting from subsequent
commercial development is noted.

Project Year Direct Public Direct Private Notes
Built Investment Investment
One Capital Center 1975 | Site acquisition/prep
Statehouse Inn 1979 | Site acquisition/prep
Idaho First National Bank 1979 Site acquisition/prep Now U.S. Bank
Capitol Terrace Retail 1988 | Site acquisition/prep $ 2,900,000
Wells Fargo Center 1988 | Site acquisition/prep $20,500,000
Eastman Retail 1991 | Site acquisition/prep $ 300,000
Capitol Plaza Building 1995 | Site acquisition/prep $14,000,000 | Now Washington Mutual
Grove Hotel & BofA Centre 1998 | Site acquisition/prep $55,000,000 | Now Quest Arena
Sedgewick Center 1999 Site acquisition/prep $ 9,100,000 | Now 9" & Idaho Bldg
Eastman Site/Boise Tower N/A Site acquisition/prep $62,000,000 | 2002 estimate;
now Boise Place
Total $163,800,000

5C.2.  Acquisition of buildings followed by disposition to developers under disposition and development
agreements (DDASs) with requirements for either renovation or historic renovation (“HR”) and reuse.
The approximate direct private investment in building renovation and reuse is noted.

Project Year Direct Public Direct Private Notes
Renovated Investment Investment

Egyptian Theatre 1979 Purchase N/A | HR

Alexander Building 1987 Purchase $ 1,000,000 | HR

The Mode Ltd 1988 Purchase $ 1,000,000 | Renovation

Block 44, Phase 1 1988 Purchase $ 2,800,000 | Renovation

W.E. Pierce Building 1989 Purchase $ 3,100,000 | HR; aka Idaho Bldg

Broadbent Building 1990 Purchase $ 800,000 | HR

Fidelity Building 1990 Purchase $ 1,300,000 | HR

Boise City National Bank Bldg 1996 Purchase $ 3,500,000 | HR; aka Simplot Bldg

Block 44, Phase 2 (McCarty Bldg) 1997 Purchase $ 1,900,000 | HR

Union Block Building 1997 Purchase $ 2,000,000 | HR

Total

$17,400,000




5C.3.

Entering into Owner Participation Agreements (OPASs) with property owners for the purpose of

renovation and reuse of the property owner’s building(s). The approximate direct private investment in
building renovation and reuse is noted.

Project Year Direct Public Direct Private Notes
Renovated Investment Investment
Key Financial Center 1989 $ 4,000,000 | Renovation
Sonna Building 1976 Not Available | Renovation
Total $ 4,000,000

5C.4  Acquisition of land and buildings followed by clearance and creation of building sites for new public
facilities for the Agency or in cooperation with other public agencies.
Project Year CCDC Public Public Partner Public Partner
Built Investment Investment
Boise City Hall 1977 Site acquisition Boise City
Ada County Administration Bldg 1980 Site acquisition Ada County
Ninth Street Garage 1988 $ 2,370,000 Retained by Agency
Boise Centre on the Grove 1988 Site acquisition $ 9,000,000 | GBAD
Total

5C.5. Public space, streets, streetscaping and utility undergrounding constructed by the Agency

Project Year Direct Public Notes

Built Investment
Grove Plaza 1987 $ 1,000,000 Retained by Agency
Transit Mall 1988 $ 2,600,000 UMTA funds
Peripheral Street Improvements 1988 $ 700,000 Reconstruction of Capitol;
Front, 9" & Bannock streets
Streetscape 1988 $ 396,000 9" & Grove streets
Streetscape 1988 $ 230,000 9™ & Front streets
Streetscape 1989 $ 198,000 Capitol Blvd & Bannock St
Streetscape — Idanha Hotel 2001 $ 100,000 11™ & Main streets
Grove St Historic Lighting 2002 $ 105,000 9™ & Front streets
Streetscape — Bon Marche 2003 $ 150,000 10™ & Idaho streets
Broadway-Chinden Connector 1992* $ 2,000,000 Land acquisition
Total $ 7,479,000

5C.6. Fine Arts and Performing Arts (see Section 313)
Project Year Direct Public Direct Private Notes
Investment Investment
Point of Origin 1978 $17,500
Keepsies 1985 $20,000
Total $37,500

! Based on date cited in the 1993 Downtown Boise Plan, p. i.




2007 Amended Central District Plan

ATTACHMENT NO. 5D
Table 5D: Bonds Issued to Finance Parking Garages in the

Central Public Parking System

Principal Annual Payment
Built/ Initial Public Amount (P&I)?
Bond Issues | Public Parking Garages | Acquired Investment Outstanding®
1977 Series Grove Street Garage 1978 $1,875,000 | Not Applicable No specific
payments®
Ninth Street Garage 1988 $2,199,000 | Not Applicable No specific
payments®
Bannock Street Garage 1988 $1,200,000 | Not Applicable | No longer owned
by Agency
1995B Series | Capitol Terrace Garage 1988 $4,080,000 $3,335,000 $465,081
1999 Series Eastman Garage 1990 $3,720,000 $2,785,000 $383,155
1995A Series | Boulevard Garage 1998 $5,150,000 $3,995,000 $563,363
1998 Series City Centre Garage 2000 $6,589,200 $4,110,000 $616,797
Myrtle Street Garage® $200,000
Total $24,813,200 $14,225,000 $2,188,396
Garages Financed with
Revenue Allocation® $19,539,200

! This column shows the principal amounts outstanding as of Fiscal Year 2007.

% These amounts are annual payments as of Fiscal Year 2007. All of the bonds except for the 1998 Series are fixed
rate bonds; the bonds for the City Centre Garage are variable rate bonds and so the annual payment will fluctuate
over time. Payments for the 1995A and B series and the 1999 series may also change if these bonds are refinanced.
® Since these individual garages do not carry bonded indebtedness, annual payments are not required to retire debt
on these garages. However, revenue from these garages is pledged to the outstanding debt on the Central District
Public Parking System should it be needed to make payments on the remaining bond issues.

* An annual transfer payment of $200,000 from revenue allocation generated by the Central District has been
pledged to retirement of the bonds issued to build the Myrtle Street Garage since the service area for this garage
extends into the Central District.

® Parking revenue and revenue allocation, if pledged and budgeted, are being used to retire the bonds on Capitol
Terrace, Eastman, Boulevard and City Centre garages.



2007 Amended Central District Plan

ATTACHMENT NO. 5E
Table 5E: Urban Renewal Activities Funded by Revenue Allocation Funds
Other than Public Parking Garages

5E.1. Long-term planning & policy development

Project Year Direct Public | Direct Private Notes
Investment Investment

Downtown Drainage Study 1999 $ 1,250

Building Code Amendment 2000-04 $ 2,483

Economic Impact Study 2001 $ 13,200

Downtown Virtual Model 2001-07 $ 14,199

Strategic Business Plan 2003 $ 6,528 Total cost $26,111; Central 1/4

Downtown Boise Mobility Study 2003-05 $ 15,120 Total cost $107,000; Central 14%

Downtown Housing Initiative 2003 $ 5,769

Downtown Housing Survey 2004 $ 13,817 Total cost $41,450; Central 1/3

Strategic Business Plan 2004 $ 4,972 Total cost $19,890 Central 1/4

Cultural District Strategy 2005-07 $ 12,160 Cost to date: $64,000; CCDC

Share 38%; Central Share 1/2

Total $ 89,485

5E.2. Public space, streets, streetscaping and utility undergrounding
Project Year Direct Public Direct Private Notes
Investment Investment
Streetscape 1992 $ 350,000 Eighth St
Streetscape 1993 $ 168,000 Eighth St
Streetscape 1995 $ 48,000 Capitol Blvd
Streetscape 1996 $ 352,000 Capitol Blvd
Streetscape 1998 $ 285,000 Capitol Blvd
Adelmann Streetscape 2001 $ 99,000 Capitol Blvd & Idaho St
Sonna Block Streetscape 2003 $ 166,160 9" & Main streets
Total $ 1,468,160
5E.3. Fine Arts and Performing Arts (see Section 313)
Project Year Direct Public Investment Notes
Investment from Partners
Public Artworks 1990-2005 $401,400 $222,500
Performing Arts 1998-2007 $186,625 $ 88,905
Cultural District Development 1997; 2002 $ 17,200
Artist Development 2000 $ 15,765
BCAC Staff Support 1998-07 $ 63,120 $252,470
Total $684,110 $563,875






