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FIRST AMENDED AND RESTATED 
URBAN RENEWAL PLAN  

RIVER STREET–MYRTLE STREET 
URBAN RENEWAL PROJECT1 

(ANNEXATION OF THE OLD BOISE–EASTSIDE2 STUDY AREA 
AND SEVERAL MINOR PARCELS) AND RENAMED  

RIVER MYRTLE – OLD BOISE3 
URBAN RENEWAL PROJECT 

 
URBAN RENEWAL AGENCY OF BOISE CITY  

BOISE, IDAHO 
 
 
Section 100  Introduction 
 
 

This is the First Amended and Restated Urban Renewal Plan (the "Plan") for the Amended 
and Restated River Myrtle–Old Boise Street Urban Renewal Project (the "Project") in the City of 
Boise, (the "City"), County of Ada, State of Idaho, and consists of the Text, the Description of the 
Project Area and Revenue Allocation Area Boundaries (Attachment 1), the Project Area-Revenue 
Allocation Area Boundary Map (Attachment 2), the 2025 Downtown Redevelopment  Plan 
(Attachment 3A )4, Downtown Streetscaping Standards ( Attachment 3B), Elements of Continuity 
(Attachment 3C), the River Street–Myrtle Street Master Plan (herein referred to as the River–Myrtle 
Master Plan from time to time for convenience) (Attachment 3D) and Old Boise–Eastside Master 
Plan ( Attachment 3E) [expected land uses within the Urban Renewal Area are preferred land use 
maps in the Attachments 3D and 3E], the Private Properties which may be Acquired by Agency 
(Attachment 4), the Map Depicting Current Zoning Within Revenue Allocation Area and Project 
Area (Attachment 5), and Economic Feasibility of the First Amended and Restated River Myrtle–Old 
Boise Urban Renewal District (Annexing the Old Boise–Eastside Study Area and additional parcels 
to the River Street–Myrtle Street Urban Renewal District) (Attachment 6). 

 
The original Urban Renewal Plan for the River Street–Myrtle Street Urban Renewal Project 

approved on December 6, 1994, is referred to as the “Original Plan” in this document. 
 
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(j) 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. 

                                                            
1 This line was inadvertently omitted in the amended and restated urban renewal plan (“the Plan”) presented to Boise City 
Council for adoption in 2004.  This omission was corrected and the line inserted in December, 2011.    
2 In the Plan presented to the Boise City Council for adoption, the name of the study area was punctuated Old Boise/Eastside.  
The punctuation has since been changed to use a hyphen rather than a slash, i.e. Old Boise–Eastside.   
3 The name of the renamed urban renewal project was originally punctuated River-Myrtle/Old Boise in the Plan presented to the 
Boise City Council for adoption.  The punctuation has since been simplified to River Myrtle–Old Boise.       
4 The 2025 Downtown Redevelopment Plan is a planning document which remains to be finalized.  It is anticipated the 2025 
Downtown Redevelopment Plan will be approved separately by the Agency Board and forwarded to the City of Boise as for 
consideration as a planning document. 
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This Plan was prepared by the Urban Renewal Agency of Boise City (the "Agency"), 
reviewed and recommended by the Agency, pursuant to the State of Idaho Urban Renewal Law, 
Chapter 20, Title 50, Idaho Code (the "Law"), the Local Economic Development Act, Chapter 29, 
Title 50, Idaho Code (the "Act"), the Idaho Constitution, and all applicable local laws and 
ordinances. 

 
The proposed redevelopment  of the Project Area as described in this Amended and Restated 

Plan conforms to the Boise City Comprehensive  Plan (hereinafter the Comprehensive Plan), adopted 
by the City Council on January 21, 1997 (Ordinance No. 5775), which includes the Downtown Boise 
Plan adopted May 25, 1993, pursuant to Ordinance  No. 5464, which Downtown Boise Plan includes 
the Downtown Implementation Program , except where changes to the Comprehensive Plan and the 
Downtown Boise Plan are suggested or implied as part of the plan proposals in Attachments 3A, 3D, 
and 3E and so noted as such.  Such changes would be subject to approval of the Boise City Council 
as part of updates to the Comprehensive Plan and the Downtown Boise Plan.  The amendments to 
this Amended Plan and the planning documents as described below are intended to conform to 
existing master plans adopted by the City including the St. Luke's Regional Medical Center Master 
Plan and the State of Idaho Master Plan. 

 
Attachment 3 contains several planning documents which generally describe the overall 

Project, objectives, guidelines, and implementation actions 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 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 purposely flexible and do not constitute specific portions 
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 Agency Board shall consider any such comments and determine 
whether to adopt the 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 appended 
documents, the provisions of this Plan shall control. 

 
The planning documents are identified as follows: 

 
Attachment 1 Description of the Project Area and Revenue Allocation Area;  
 
Attachment 2 Project Area–Revenue Allocation Area Boundary Map 
 
Attachment 3 
 
 3A 2025 Downtown Redevelopment Plan; 
  

3B Downtown Streetscaping Standards, updated in part and 
approved by the Agency pursuant to Resolution No. 1002 dated 
August 23, 2004; 
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3C Elements of Continuity, updated in part and approved by the 
Agency pursuant to Resolution No. 1002 dated August 23, 2004; 

 
3D The River Street-Myrtle Street Urban Design Master Plan as 

adopted by the Agency pursuant to Resolution No. 677 dated 
October 27, 1994 and adopted by the Boise City Council 
pursuant to Ordinance 5596 on December 6, 2004, as revised by 
the Agency pursuant to Resolution No. 1002 dated August 23, 
2004 and revised by the Boise City Council pursuant to 
Ordinance #6362 on November 30, 2004, and renamed the River 
Street-Myrtle Street Master Plan5; 

3E The Old-Boise-Eastside Master Plan dated August 23, 2004, as 
adopted by the Agency pursuant to Resolution No. 1002 dated 
August 23, 2004; and adopted by the Boise City Council 
pursuant to Ordinance #6362 on November 30, 20045; 

 
 Attachment 4 Private Properties Which May Be Acquired by the Agency; 
 

Attachment 5 Map Depicting Current Zoning within Revenue Allocation Area 
and Project Area; 

 
Attachment 6 Economic Feasibility of the First Amended and Restated River 

Myrtle–Old Boise Urban Renewal District (Annexing the Old 
Boise Eastside Study Area and additional parcels to the River 
Street–Myrtle Street Urban Renewal District. 

 
There are three urban renewal districts in downtown Boise:  Central, River Myrtle–Old Boise 

and Westside Downtown.  Each of these urban renewal districts has a master plan or plans that 
address key elements such as expected land uses, built form, civic spaces, and street character for a 
specific part of downtown.  Because of its size and history, the River Myrtle–Old Boise District has 
two master plans:  one for the River Street–Myrtle Street area and one for the Old Boise–Eastside 
area.  The 2025 Downtown Redevelopment Plan is a companion document to the master plans.  It 
consolidates information from the master plans onto a series of downtown-wide maps.  These maps 
give a more holistic view of what the eventual character, form, and structure of downtown will be.  
The 2025 Downtown Redevelopment Plan also contains plans for a downtown-wide network of 
pedestrian, bicycle, and transit connections and public parking facilities, and general design 
guidelines and standards for buildings, site layouts, public spaces, and streetscaping.  The Downtown 
Streetscaping Standards and Elements of Continuity are attachments to this plan that specifically 
address the design of sidewalks and street furnishings. The design guidelines and standards contained 
in the 2025 Downtown Redevelopment Plan and its attachments apply to all of the urban renewal 
districts in downtown Boise and supplement the more specific guidelines and standards in the master 

                                                            
5 The original descriptions for 3D and 3E appeared in the draft River Myrtle-Old Boise Urban Renewal Plan sent by the CCDC 
Board of Commissioners to the Boise City Council for consideration, and only included the action taken by the CCDC Board to 
adopt these two master plans as attachments to the Urban Renewal Plan.  These descriptions have been revised to include the 
action taken by the Boise City Council to adopt the River Street – Myrtle Street Master Plan and the Old Boise – Eastside Master 
Plan as attachments to the Urban Renewal Plan in November 2004.  These revisions were made in March 2015. 
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plans.  The 2025 Downtown Redevelopment Plan, River Street–Myrtle Street Master Plan, and Old 
Boise–Eastside Master Plan, taken together form the long-range plan for redevelopment of the River 
Myrtle–Old Boise Urban Renewal District. 

 
Implementation of the master plans will require public co-investment to help stimulate 

desired private development.   Typically, the public will fund enhanced public facilities like streets, 
sidewalks, parking garages, parks or plazas which, in turn, create an attractive setting for adjacent 
private investment in office, retail, housing or hotels, entertainment and convention related facilities, 
and civic buildings. 

 
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").  The Agency retains all powers 
allowed by law.  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 particular projects or redevelopment projects by private entities described herein are not 

intended to be an exclusive or exhaustive list of potential redevelopment activity.  Allowed projects 
are those activities which comply with the Law and the Act and meet the overall objectives of this 
Plan. 

 
The purposes of the Law that will be attained through this Plan and the Plan’s major goals 

are:6   
 

a. The elimination of environmental deficiencies in the Project Area, including, among 
others, obsolete and aged building types, substandard streets or rights-of- way, 
inadequate and deteriorated public facilities and improvements. 

 
b. The assembly of land into parcels suitable for efficient, integrated development 

with improved urban development standards, including setbacks, parking, 
pedestrian, and vehicular circulation in the Project Area. 

 
c. The potential use of the City's geothermal resource. 
 
d. Funding of arts programs. 

e. The replanning, redesign, and development of undeveloped areas which are 

                                                            
6 The list which follows was originally published without being lettered.  Lettering was added in December 2011 to make the list 
consistent with the format of the Plan elsewhere.  
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stagnant or improperly utilized. 
 
f. The 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. 

 
g. The provision of civic buildings owned or occupied by other public entities 

including the City of Boise, Ada County, the Greater Boise Auditorium District, 
and the State of Idaho. 

 
h. The provision of adequate land for parks and open spaces, pedestrian walkways, 

and parking facilities. 
 
i. Improvements to the streets, rights-of-way, and other public infrastructure. 
 
j. The establishment and implementation of performance criteria to assure high site 

design standards and environmental quality and other design elements which 
provide unity and integrity to the entire Project. 

 
k. The opportunity of providing housing within the Project Area. 
 
l. The strengthening of 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. 

 
  Section 100.01  General Procedures of the Agency 

 

 

The Agency is a public body, corporate and politic, as defined and described under the Law 
and the Act.  The Agency is also governed by its bylaws as authorized by the Law and adopted by 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, and the competitive bidding 
requirements under Idaho Code Section 50-341. 

 
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 and 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 101  Provisions Necessary to Meet State and Local Requirements 
 Conformance with State of Idaho Urban Renewal Law of 
1965, as Amended 
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a.  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 designated as appropriate for an Urban 
Renewal Project by the Boise City Council.  The River Street Area was designated by 
the Council by Resolution on October 12, 1993, Resolution No. 12475.  The Front 
Street–Myrtle Street Area was designated by the Council by resolution on April 26, 
1994, Resolution No. 12737.   Parcels located between Capitol Boulevard, Myrtle 
Street, 2nd Street and the northern boundary of Julia Davis Park were designated by 
the Council by ordinance on December 5, 1994, Ordinance 5596. 

 
b.  In accordance with the Idaho Urban Renewal Law of 1965 the Original Plan was 

submitted to the Planning Commission of the City of Boise.  After consideration of 
the Plan, the Commission filed a Resolution with the City Council stating that the 
Original Plan is in conformity with the Comprehensive Plan, City of Boise. 

 
c.  Pursuant to the Idaho Urban Renewal Law of 1965, the City Council, having 

published due notice thereof, a public hearing was held on this Plan.  Notice of the 
hearing was duly published in a newspaper having general circulation.  The City 
Council adopted this Plan on December 6, 1994, by Ordinance No. 5596. 

 
d.  The Eastside Central Business District (Old Boise–Eastside Study Area) was 

designated as appropriate for an Urban Renewal Project by the Boise City Council by 
Resolution on September 10, 2002, Resolution No. 17216.  Proposed additions to the 
River Street–Myrtle Street Area were designated as appropriate for an Urban 
Renewal Project by the Council by Resolution on July 20, 2004, Resolution R-264-
04. 

 
  e.  In accordance with the Idaho Urban Renewal Law of 1965 this Plan was submitted to 

the Planning Commission of the City of Boise.  After consideration of the Plan, the 
Commission filed a Resolution dated September 13, 2004 stating that this Plan is in 
conformity with the Boise City Comprehensive Plan (1997). 

 
f. Pursuant to the Idaho Urban Renewal Law of 1965, the City Council, having 

published due notice thereof, a public hearing was held on this Plan.  Notice of the 
hearing was duly published in a newspaper having general circulation. The City 
Council adopted this Plan on November 30, 2004, by Ordinance No. 6362.   

 
Section 102  History of the River Street–Myrtle Street Area 

 
 

In April 1972 the City Council approved an urban renewal plan for the River Street 
Neighborhood Development Program that included an area bounded by Capitol Boulevard, Boise 
River, Americana, and the Union Pacific railroad property/Broad Street.  This plan was never 
implemented and was shelved in 1973 by the Agency and the City due to lack of federal funding. A 
development  guide for the area was prepared in 1973 and partially implemented  when Community 
Development Block Grant funds were used for Eighth Street streetscape, the Pioneer Walkway, the 
greenbelt, the pedestrian bridge to Ann Morrison Park, and site acquisition for the Pioneer Square 
Apartments at 12th and Grand. 
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Preparation of the River Street Urban Renewal Plan indicated strong interest by earlier city 

leaders to upgrade and improve this area, but it did not result in the immediate formation of an urban 
renewal district or implementation of a program of improvements.   

 
The Project Area was also included within a downtown improvement area designated by the 

City Council pursuant to Resolution No. 7995 adopted on July 16, 1984. The City Council found the 
Downtown Improvement Area as a deteriorated area by virtue of a number of blighting influences, 
including a substantial number of deteriorating buildings.  A copy of Resolution No. 7995 is 
available through the City of Boise. 

 
Redevelopment of this area began more than 20 years after the River Street Neighborhood 

Development Program was prepared with the approval of the River Street– Myrtle Street Urban 
Renewal Project and the establishment of an urban renewal district and revenue allocation area in 
1994.  In the intervening years, the Agency acquired land which was subsequently developed as the 
River Plaza apartments and office building through a Development and Disposition Agreement with 
a private developer, acquired fo(u)r7 additional properties intended  for either public parking 
facilities, housing, or mixed-use projects, facilitated the financing and construction of the Ada 
County Courthouse, invested in streetscapes and public parking facilities associated with the 
Courthouse  project, Civic Plaza Apartments, and Idaho Water Center, provided  funding for 
streetscapes adjacent to the Boise Public Library, housing and office developments, and invested in 
public art and cultural facilities in the Boise Cultural District.  In 2000, the Agency conducted a 
design competition to solicit ideas on how to transform the Pioneer Walk into a boulevard-style 
pedestrian and bicycle pathway and linear park between the Boise River and the downtown core and 
use it as a neighborhood amenity and catalyst for development along its edge.  More detailed designs 
for the Walk are being prepared, in preparation for phased land acquisition and construction.  The 
Agency anticipates a major investment in a lifestyle-retail, office, and entertainment development at 
8th and Broad Street that will reestablish Broad Street between Capitol and 9th Street, provide a public 
parking garage, streetscapes and plaza space, and begin active revitalization of the area on the south 
side of the Front Street. 

 
Certain parts of the River Street–Myrtle Street area show the benefits of public investment, 

chiefly the Courthouse Corridor and specific development sites.  The challenge that remains is to 
extend these benefits into areas where properties have continued to deteriorate or have been cleared 
and redevelopment activity has yet to occur.  These include parties of the Parkside neighborhood and 
Cultural District, much of the River Street neighborhood and along the West Connector. 

 
In 1004, the Agency initiated preparation of an update to the River Street–Myrtle Street 

Urban Design Plan to address the following: 
 
a. Recognition that the River–Myrtle area is now part of downtown and not on its 

outskirts; 
 
b. Need to improve the Connector’s design, reduce its impact on adjacent properties, 

and improve pedestrian and bicycle links across it;  

                                                            
7 This word was typed as “for” instead of “four” in the Plan presented to the Boise City Council for adoption in 2004.  This 
typographical error was corrected in December, 2011.   
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c. Need to create urban centers where people can live, work and play to reduce 

transportation demands and combat traffic congestion and air pollution; 
 
d. Desire to use the River–Myrtle area as a model of sustainable development 

patterns; 
 
e. Increased interest in downtown housing; 
 
f. Changes in the River Street–Myrtle Street District that were unanticipated in 1994; 
 
g. Making the plan more complete and easier to use; and 
 
h. Adding the Old Boise–Eastside study area to the River Street–Myrtle Street District. 
 

  Section 103  History of the Old Boise–Eastside Area 
 
 

The Old Boise–Eastside Area is located at the eastern edge of the downtown core and is 
surrounded geographically by four major employers and generators of activity:  Idaho State 
government, St. Luke's Regional Medical Center, the Ada County Courthouse, and Boise City Hall.  
The west half is a thriving restaurant and nightclub district where most of the businesses occupy 
historic brick and stone buildings preserved from the early days of Boise's founding.  The remainder 
of the area has the look and feel of a very desirable residential neighborhood with 

Victorian and craftsman style houses, wide tree lawns, and beautiful mature trees. 
 
 
  Development of a master plan for Old Boise–Eastside was initiated in summer 2000 after 

property owners and other stakeholders petitioned the Agency to consider creating an urban renewal 
district. They were concerned that the Old Boise area would fall behind the rest of downtown in 
terms of public investment and improvements. They wanted to see aesthetic improvements such as 
street trees, historic lighting and brick sidewalks in the business district so it would become a 
seamless extension of the downtown core.  They also cited a need for public parking facilities to 
support the retail and restaurant activity and allow it to expand. 

 
The employers in the area–particularly State of Idaho, St. Luke's Regional Medical Center, 

and Ada County–are interested  in workforce housing and the idea of a downtown  shuttle or streetcar 
that would connect  their offices  and facilities  with the downtown core where there is a 
concentration of restaurants and shopping.  

  
Issues identified by the Agency include maintaining the long-term vitality of Old Boise–

Eastside and the downtown core by increasing the supply of downtown housing in close-in locations.   
Old Boise is in an ideal location and has the necessary amenities to be a successful in-town 
neighborhood. The trend, however, is for the existing houses to be converted to or replaced by 
offices.   One of the key objectives of the Plan is to stem this tide and use redevelopment tools to 
prompt housing development.  As offices proliferate so do surface parking lots, which tend to sap 
urban vitality.  Developing alternatives to these lots, either in the form of parking structures in 
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downtown or providing remote parking and a means of getting to and from, often requires public 
investment. 

 
The Agency sees including Old Boise–Eastside in an urban renewal district as an important 

step in integrating it into Boise's City's and the Agency 's economic development efforts in 
downtown and making the same redevelopment tools available to this area as elsewhere. Including it 
as part of the River Street–Myrtle Street District creates a larger resource base for both areas and 
reduces the risk that insufficient resources will be available in any one area.  Public facilities in the 
east end of the Project will most likely have service areas that include both the River Street–Myrtle 
Street  District  and the Old Boise–Eastside area and will prompt development in both areas, so it is 
advisable to capture as much of the tax increment as possible to underwrite the cost. 
 

Section 104 Basis of the Plan 
 

The foundation for 2025 Downtown Redevelopment Plan , the River Street–Myrtle Street 
Master Plan and the Old Boise–Eastside Master  Plan is the City 's 1993 Downtown Boise Plan, 
which presents detailed  goals, objectives, and policies  for downtown Boise and the 1997 Boise City 
Comprehensive Plan, of which  the Downtown Boise Plan is now a part.  The Downtown Boise Plan 
clearly calls for: 
 

  •  Downtown to remain as the regional center for corporate business, finance, arts, 
entertainment, higher education, and government services; 

 
•  Downtown to be a compact, urban district of high quality design and amenities; 

 
 
  •  Promotion of urban housing; 

 
 

• Promotion of alternative transportation–walking, bicycling, and transit; and 
 

• Recruitment of new businesses and retention of existing strong businesses. 
 
 

The 2025 Downtown Redevelopment Plan and the master plans building on the Downtown 
Boise Plan and embrace the following principles:   

 
•  Assure that downtown Boise remains the foremost urban center in the region for 

business, government, culture, education, and urban living. 
 
• Promote a prosperous economy in downtown and the region by creating a place 

that is attractive to fundamental industries and cutting-edge companies and the 
workforce that they employ.  Retain existing businesses and encourage their 
continued growth and prosperity. 
 

• Develop downtown as a place for people offering a delightful and enriching 
environment for living, working, and playing.  Emphasize the needs of people 
over vehicles. 
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• Create a compact, urban form with a vibrant mix of uses.  Emphasize quality of 

design and a feeling of permanence in the built elements of downtown. 
 

• Maintain the urban vitality of the downtown core while extending it into the 
larger downtown area. 

 
• Recognize the contribution made by major institutions to the employment base 

and downtown economy, and work with them so they stay in downtown and are 
able to grow without creating impacts on adjacent areas. 

 
• Increase density levels in the downtown in order to increase vitality, make better 

use of scarce and valuable downtown land, make housing more affordable, and 
make it possible to accommodate the market forecast for River Myrtle–Old 
Boise. 

 
• Create more sustainable development patterns through the mix of land uses, better 

building, and site design and promoting alternative transportation modes. 
 

• Increase the number of downtown residents, thus increasing support for retail, 
restaurants, arts, and entertainment and making downtown more living (lively) 
and safer. 

 
• Assure that downtown continues to include thriving residential neighborhoods.  

Take action to prevent residential uses from disappearing and to expand the 
housing supply in places where a residential neighborhood is still desirable. 

 
• Create a system of parks, plazas, and public spaces that become focal points in the 

various subdistricts of downtown, act as catalysts for private development and 
add livability to urban surroundings. 

 
•  Improve streets and sidewalks so they offer a welcoming pedestrian environment. 

 
• Provide an adequate supply of parking while minimizing the use of land for 

surface parking lots so land can be put to more productive use.   
 

 
Section 200 Description of Project Area 
 
 

The boundaries of the Project Area and of the Revenue Allocation Area are described in the 
Attachment 1, which is attached hereto and incorporated herein by reference, and are shown on the 
"Project Area and Revenue Allocation Area Boundary Map," attached hereto as Attachment 2 and 
incorporated herein by reference.  The map shows the original boundary of the River Street–Myrtle 
Street Urban Renewal Project and the areas added as part of the 2004 amendment process.  The area 
contained within the original boundary was designated as appropriate  for an urban renewal project 
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by City Council Resolution Nos. 12475 and 12737 and Ordinance 5596.  The 2004 additions to the 
original boundary included annexation of a portion of the Old Boise–Eastside Study Area to the 
River Street–Myrtle Street District, designated as appropriate for an urban renewal project by City 
Council Resolution No. 17216, and additions to the River Street–Myrtle Street Area, designated as 
appropriate for an urban renewal project by Council Resolution No. 18232.  The Agency has 
received reports prepared by Harlan W. Mann, consultant, concerning findings of deteriorated or 
deteriorating conditions for the original area (dated September 23, 1991, April 8, 1994, and 
September 19, 1994),  and reports for the areas added in 2004 (dated July 13, 2001, and June 30, 
2004). 

 
 

Section 300 Proposed Redevelopment Actions 
 

Section 301 General 
 
 

The Agency proposes to eliminate and prevent the spread of blight and deterioration in the 
Project Area by undertaking some or all of the following actions: 
 

a.  The acquisition of certain real property; 
 
b.  The demolition or removal of certain buildings and improvements; 
 
c.  Participation by persons or entities engaged in business or holding interests in 

property within the Project Area, through remaining in or reentering the Project Area; 
 
d.  The management of any property acquired by and under the ownership and control of 

the Agency; 
 
e.  The provision for relocation assistance to displaced Project occupants, as required by 

law; 
 
f.  The installation, construction, or reconstruction of streets, utilities, parking facilities, 

recreation and park amenities, and other public improvements, including civic 
buildings owned or occupied by other public agencies including the City of Boise, 
Ada County, the State of Idaho, and the Greater Boise Auditorium District, and the 
operation and management of such facilities in conformance with the Law and Act; 

 
g.  The disposition of property for uses in accordance with the Law and this Plan and the 

commitment by those who conveyed such property to redevelop the property in 
accordance with the Law and this Plan; 

 
h.  The redevelopment of land by private enterprise or public agencies for uses in 

accordance with this Plan; 
 
i.  The assembly of adequate sites for the development and construction of residential 

and commercial facilities; 
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j.  To the extent allowed by law, the lending or investing of federal funds to facilitate 

redevelopment; and 
 
k.  The 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, commercial, and other uses contemplated by the Plan and to provide 
utilities to the development site. 

 
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 physical blight 
and economic obsolescence. 

 
The Project Area consists of approximately 321 acres adjacent to the Boise Central Business 

District.  At the time the River Street–Myrtle Street Urban Renewal District was established, the area 
had a history of a slow-growing tax base primarily attributed to: inadequate street and parking 
improvements; inadequately located drainage facilities; poorly maintained properties; inadequate 
pedestrian and open areas; undeveloped properties; inconsistent and diverse property ownership; and 
other deteriorating factors.   In the intervening years, property values have increased with some areas 
rising in value faster than others.   Despite increasing property values, however, a significant number 
of properties have not been improved or redeveloped, and in fact, building and property conditions 
have deteriorated. As of December 2000, 40 percent of the land in the River Street– Myrtle Street 
District was vacant or in surface parking lots rather than being put to productive use. The Old Boise–
Eastside Study Area has experienced rising property values but also has a number of properties in 
surface parking lots and properties where the building value is less than the land value, indicating 
that the properties are underutilized.  Improved lots have been cleared to create parking lots because 
of a lack of parking facilities in the area. 

 
The discrepancy between property values and the actual use and condition of properties in the 

River Myrtle–Old Boise area contrasts sharply with the strong level of economic and cultural activity 
in the Boise's central business district and elsewhere in the Ada County region for which downtown 
Boise serves as the commercial and cultural center. 

 
Hence, the Urban Renewal Plan for the Project Area is a proposal for public improvements, 

to provide an improved environment for new retail, residential, and commercial developments, to 
eliminate unsafe conditions, to assist potential owners and developers to assemble appropriate 
development sites where necessary through acquisition, demolition and disposition activities, and to 
otherwise prevent the extension of blight and deterioration and reverse the deteriorating action of the 
area. 

 
The streets to be vacated or relocated will create buildable areas for residential, retail, 
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commercial, office, or public use.  Any such vacations or relocations must be requested from the Ada 
County Highway District or other agency having jurisdiction over the particular public right-of-way. 

 
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 during construction. 
 
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 City and ACHD 
policies. 

 
Current parking resources are predominantly short-term customer and visitor parking and 

long-term employee and resident parking.  Over time, individual businesses have provided their own 
off-street parking.  Operation of parking as a private, exclusive resource has resulted in inefficient 
use of the resource.  At any lot on any given day, reserved parking spaces are going unused while a 
potential parking customer looks for space elsewhere.  Shared parking is a necessity.  The Plan 
envisions the creation of a system of public parking facilities which would serve the various areas 
within River Myrtle–Old Boise.  By relieving private property owners from having to supply 
parking, these facilities serve as a catalyst for private development.   They also typically consolidate 
parking into structures and reduce the use of surface parking lots, thus freeing land for more 
productive use and increasing urban vitality. 

 
A further objective of the Urban Renewal Plan is to provide for the acquisition and clearance 

of land to be used for other public facilities, including civic buildings owned or occupied by other 
public agencies including the City of Boise, Ada County, the Greater Boise Auditorium District, and 
the State of Idaho.  Off-street parking and loading facilities will be developed to serve the new 
development within the Project Area.  Land use in the Project Area will be modified to the extent that 
land and buildings currently vacant and land now devoted to scattered surface parking will be 
converted to residential, commercial, public and private 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 within or outside, the Project Area boundaries. 

 
The provisions of this Plan are applicable to all public and private property in the Project 

Area.  The provisions of the 2025 Downtown Redevelopment Plan, River Street–Myrtle Street 
Master Plan, and the Old Boise–Eastside Master Plan shall be interpreted and applied as objectives 
and goals, recognizing the need for flexibility in interpretation and implementation, while at the same 
time not in any way abdicating the rights and privileges of the property owners which are vested in 
the present and future zoning classifications of the properties.  All development under an owner 
participation agreement shall conform to those standards specified in Section 405.02 of this Plan. 

 
It is recognized that the Ada County Highway District has exclusive jurisdiction over all 
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public rights-of-way within the Project Area, except for state highways.  Nothing in this Plan shall be 
construed to alter the powers of the Ada County Highway District pursuant to Title 40, Idaho Code. 

 
This plan must be practical in order to succeed.  Particular attention has been paid to how it 

can be implemented, given the changing nature of market conditions.  Transforming the River- 
Myrtle–Old Boise Urban Renewal District into a vital, thriving part of the community requires an 
assertive strategy.  The following list represents the key elements of that effort8. 

 
a. Initiate simultaneous projects designed to revitalize.  From street planters to sidewalk 

improvements to significant new development, the Agency plays a key role in 
creating the necessary momentum to get and keep things going. 

 
b. Secure significant public open space.  This open space will greatly increase housing 

and office values adjacent to it and greatly contribute to a new sense of place 
(“placemaking”).   

 
c. Transform the Pioneer Walk into a linear park and grand, boulevard-style pedestrian 

and bicycle link between the Boise River greenbelt and The Grove plaza, and use this 
link as an anchor and catalyst for development.  Create public plazas in the River 
Street neighborhood and extend the Basque Block.  Make improvements to Capitol 
Park, the Assay Office grounds, and C.W. Moore Park. 

 
d. Focus on substantially increasing the supply (of) medium to high-density housing in 

River Myrtle–Old Boise, with a goal of adding 2820 units of various housing types 
by 2025.  Housing is the key to a healthy downtown, and new residents will serve as 
a catalyst to other redevelopment efforts. 

 
e. Recruit new quality hotels, with a goal of adding 730 rooms by 2025. 
 
f. Recruit a mixed-use, retail and entertainment center which will re-energize the 

downtown retail market and give downtown a regional draw.  Make connections 
between this center and the downtown core so businesses in the core benefit from the 
new development rather than the center draining energy from the core.  Attract 
300,000 square feet of new retail development in River Myrtle–Old Boise. 

 
g. Prepare for the market forecast for office development in River Myrtle–Old Boise, 

which estimates that as much as 1.7 million square feet of office could be developed 
in this area by 2025.  Guide the location and design of office uses so they contribute 
to the downtown vitality and do not cause an imbalance in the mix of office, retail, 
housing, hotels, and other uses needed to maintain a healthy and prosperous 
downtown. 
 

h. Make improvements to the downtown transportation system so it is capable of 
handling the development forecast.  Develop alternative modes to reduce dependency 

                                                            
8 This list originally was numbered in the Plan presented to the City Council for adoption.  The list should have been lettered to 
be consistent with the format of the Plan document.  This correction was made in December 2011.    
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on automobiles, traffic congestion, and air pollution. 
 
i. Clear regulatory barriers. Zoning codes must support the plan, and developers must 

be rewarded by an expedited process. 
 
j. Pursue development across all land-use sectors with particular attention to increasing 

housing development. 
 
Without direct public intervention, properties in the combined River Myrtle–Old Boise 

District could continue to be vacant or underutilized or could be developed at less than urban 
intensities during the next 20 to 25 years. The full potential of this area to contribute to the economic 
prosperity of downtown could be left untapped.  The opportunity to create a model of sustainable 
development patterns–where sufficient densities are achieved so people can satisfy their daily needs 
by walking, bicycling, and transit and where transit is feasible–would be lost. Success will come 
through numerous public-private partnerships–no single developer will save the day.  The plan and 
the market strategy as set out in this Plan and Attachments create the necessary flexible framework 
for the River Myrtle–Old Boise District to capture a share of Boise's growing population and 
economy and become a thriving urban place. 

 
Section 303   Participation Opportunities and Agreement 

 

 

Section 303.01 Participation Agreements 
 

 

The Agency shall enter into an owner participation agreement with any existing or future 
owner of property, in the event the property owner seeks and/or receives assistance from the 
Agency in the redevelopment of the property and the Agency determines such participation is in 
the best interests of the Agency and the public.  In that event, the Agency may allow for an 
existing or future owner of property to remove his property and/or structure from future Agency 
acquisition subject to entering into an owner participation agreement. 

 
Each structure and building in the Project Area to be rehabilitated or to be constructed as 

a condition of the owner participation agreement between the Agency and the owner pursuant to 
this Plan will be considered to be satisfactorily rehabilitated and constructed, and the Agency will 
so certify, if the rehabilitated or new structure meets the following standards: 

 
a. Executed owner participation agreement to meet conditions described below. 
 
b.  Any such property within the Project shall be required to conform to all 

applicable provisions, requirements, and regulations of this Plan, including the 
2025 Downtown  Redevelopment Plan and either the River Street–Myrtle Street 
Master Plan or the Old Boise–Eastside Master Plan, whichever is applicable.  The 
owner participation agreement may require as a condition of financial participation 
by the Agency a commitment by the property owner to meet the greater objectives 
of the land use elements identified in the Downtown Boise Plan, Boise City 
Comprehensive Plan, and the Boise City zoning ordinance.  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 
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condition which will continue throughout an estimated useful life for a minimum 
of twenty (20) years. 

 
c.  All such buildings or portions of buildings which are to remain within the Project 

Area shall be rehabilitated in conformity with all applicable codes and ordinances 
of the City of Boise, including any mandated federal authority. 

 
d.  Any new construction shall also conform to all applicable provisions, 

requirements, and regulations of this Plan. 
 
e.  Any new construction shall also conform to all applicable codes and ordinances of 

the City of Boise. 
 
f.  Any renovation of a historic structure may seek any applicable and appropriate 

waiver of the City Building Code. 
 

In such participation agreements, 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. 

 
In the event a participant under a participation agreement fails or refuses to rehabilitate, 

develop, use, and maintain its real property pursuant to this Plan and a participation agreement, 
the real property or any interest therein may be acquired by the Agency in accordance with 
Section 307 of this Plan and sold or leased for rehabilitation or development in accordance 
with this Plan. 

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

a. Encouraging established businesses to revitalize deteriorating areas of their parcels 
and to incorporate elements of the 2025 Downtown Redevelopment Plan, River–
Myrtle Master Plan, or Old Boise–Eastside Master Plan, whichever is applicable, 
such as street trees and sidewalk treatments to accelerate the enhancement of the 
street environment in the Plan area; 

 
b. Subject to the limitations of the Law and the Act, providing incentives to existing 

business owners to encourage continued utilization and expansion of existing 
pem1itted uses and to prevent properties from falling into disuse, a proliferation of 
vacant and deteriorated parcels and a reduction in downtown employment; 

 
c. Allowing existing nonconforming uses to continue in accordance with City 

regulations and to accommodate improvements and expansions allowed by City 
regulations; 

 
d. Subject to the limitations of the Act, providing incentives to improve 

nonconforming properties so they implement the design guidelines contained in 
this Plan to the extent possible and to encourage an orderly transition from 
nonconforming to conforming uses over the remaining planning horizon; and 
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e. In all such agreements addressing phasing issues, justification, eligibility of 
project costs, and/or achievement of the objections of the Urban Renewal Plan, 
retaining for Agency its discretion in the funding level of its participation. 

 

 Section 303.02  Zoning Incentive Impact Fees and Waivers 
 

 

Pursuant to the City's zoning ordinance and Downtown Boise Plan, certain zoning 
incentive, density waivers, and waivers of parking requirements may be available to those 
developers who develop properties in such a manner that those incentives and waivers are 
available.  For example, including a residential housing component within a commercial/office 
development in certain districts would entitle such developer to additional density since housing 
is not counted against density limits. 

 
For any development covered by an owner participation agreement or disposition and 

development agreement, the Agency shall have the authority, but not the obligation, to cooperate 
with the developer to apply for the waiver or reduction of any impact fee assessed by any other 
governmental entity.  The Agency shall also have the authority, but not the obligation, to consider 
the payment of all or part of such impact fees from revenue allocation proceeds to the extent 
allowed by law. 

 
The Agency shall cooperate with the City of Boise in the establishment of a transfer of 

development  rights program as allowed by state law governing the City's rights to approve the 
transfer of such rights under Idaho Code Section 67-6515A, if the City chooses to pursue such a 
program. 
 

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 may impose on all public bodies the planning and 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; provided, however, ACHD has exclusive jurisdiction over Ada County 
Highway District streets.  The Agency is authorized to financially (and otherwise) assist any 
public entity in the cost of public land, buildings, facilities, structures, or other improvements 
within the Project Area. 

 
The Agency specifically intends to cooperate to the extent allowable by law with the City 

of Boise and Ada County for the acquisition of property and the construction of public 
improvements and public buildings, including but not limited to the Ada County Courthouse, 
City Hall facilities, public safety facilities, and fire stations.  The Agency also intends to 
cooperate with the Boise School District for any other appropriate public school facility.  The 
Agency also intends to cooperate with the State of Idaho and the Greater Boise Auditorium 
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District for facilities which may be owned or occupied by those entities. 
 

In the event the Agency is participating in the public development by way of financial 
incentive or otherwise, the public body shall enter into a participation agreement with the Agency 
and then shall be bound by the 2025 Downtown Redevelopment Plan and either the River–Myrtle 
Street Master Plan or the Old Boise–Eastside Master Plan, whichever is applicable, and other 
land use elements and shall conform to those standards specified in Section 405.02 of this Plan. 

 
The Agency, by law, is not authorized to acquire real property owned by public bodies 

without the consent of such public bodies.  The Agency, however, will seek the cooperation of all 
public bodies which own or intend to acquire property in the Project Area.  Any public body 
which owns or leases property in the Project Area will be afforded all the privileges of an owner 
participant if such public body is willing to enter into a participation agreement with the Agency.  
All plans for development of property in the Project Area by a public body shall comply with the 
provisions of this Plan. 

 
Section 305  Property Acquisition 

 

 

Section 305.01 Real Property  
 

Only as specifically authorized herein, the Agency may acquire, but is not required to 
acquire, 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 Idaho Urban Renewal Law, 
the Local Economic Development Law, 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 real property to be retained by an owner pursuant to a participation 

agreement 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.  This Plan does not anticipate the Agency's widespread 
use of its resources for property acquisition, except for the construction of public improvements and 
the ability to engage in certain demonstration projects, such as housing opportunities and other major 
objectives outlined in this Plan, the River Street–Myrtle Master Plan, and the Old Boise–Eastside 
Master Plan. 

 

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. 
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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 a participation 
agreement in accordance with the provisions of this Plan; or (d) the site or portion thereof is 
necessary for public improvements. 

 
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 either 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 § 50-2018(1). 

 
The Agency has identified several parcels for possible acquisition for the construction of 

public improvements.  Those parcels are contained within Attachments 4 and 5.  The Agency also 
intends to acquire property for the purpose of developing public parking structures, public open 
space, and to enhance the opportunity for residential housing.  At the present time, the Agency 
cannot specifically identify which parcels may be necessary for acquisition for the parking structures 
or for site assembly for private development.  The Agency reserves the right to determine which 
properties, if any, should be acquired. 

 

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, including eminent domain.  For purposes of this 
Plan, acquisition of certain permanent fixtures or improvements upon real property shall be governed 
by this section.  The Agency retains the right to purchase those fixtures or improvements (including 
buildings) for the purpose of eliminating certain deteriorated or deteriorating structures to facilitate 
the redevelopment of the real property upon which the buildings and structures are located.  Such 
acquisition shall be based upon appraised value of the structures and negotiation with the owner of 
the structures.  The Agency shall take into account, before committing to such acquisition, any 
environmental or other liability present or potentially present in such structures.  In the event the 
Agency determines to acquire such property, it shall do so upon the successful negotiation of an 
owner participation agreement in compliance with the terms of Section 304 of this Plan.  In addition, 
such owner shall commit to the redevelopment of the real property and to maintain the real property 
in a safe and clean manner.  The Agency shall acquire such property by way of any acceptable 
conveyance. 
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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 of Persons (Including Individuals and Families), Business 

Concerns, and Others Displaced by the Project 
 

 
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.  Persons leasing property held for redevelopment (i.e., those tenants who 
commence tenancy after acquisition by the Agency) shall not be eligible for relocation benefits. In 
the event the Agency's activities directly result in the displacement of families within the area, the 
Agency shall relocate such displaced families into descent, safe, and sanitary dwelling 
accommodations without undue hardship to such families.  For any other activity, the Agency will 
comply with the provisions of the Idaho Urban Renewal 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 federal government, 
the state government, or local government, including the State Department of Transportation and the 
Ada County Highway District.  The intent of this section is to allow the Agency sufficient flexibility 
to award relocation benefits on some rational basis, or by payment of some lump sum per case basis.  
For example Attachment 5 identifies relocation benefits of a maximum of $10,000 per relocation 
case.  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. 
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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, utilities, parks, pedestrian walkways, parking facilities, drainage facilities, and other 
public improvements necessary to carry out this Plan. 

 
The Agency is 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, commercial, private, public, and other uses provided in this Plan. 

 
The Agency is also authorized (but not required) to purchase certain site or building 

improvements for purpose of site preparation and development. 
 

Section 309 Property Disposition and Development 
 

Section 309.01 Real Property Disposition and Development 
 

Section 309.01(a) 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 and as 
otherwise allowed by law.  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 
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 public bodies acquiring 
property through the Agency shall enter into a disposition and development agreement with the 
Agency. 

 
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 309.01(b) 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 blight, all real property sold, leased, or conveyed by the 
Agency, as well as all property subject to participation agreements, is subject to the provisions of 
this Plan. 

 
The Agency shall reserve such powers and controls in the disposition and development 
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documents 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 documents, 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 race, color, creed, religion, sex, age, 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 participation agreement 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 an agreement between the Agency and the Developers.  The Developers 
(including owner/participants) will be required by the contractual agreement to observe 
p rovisions of this Plan and to submit a Redevelopment Schedule satisfactory to the Agency, as 
further defined in Section 405 of this Plan.  Schedule revisions will be made only at the option of 
the Agency. 

 
As required by law or as determined in the Agency's discretion to be in the best interest of 

the Agency and the public, the following requirements and obligations may be included in the 
agreement. 

 
That the Developers, their successors, and assigns agree: 
 

(1)  That a plan and time schedule for the proposed development shall be 
submitted to the Agency. 

 
(2)  That 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. 
 
(3)  That the building of improvements will be commenced and completed as 

jointly scheduled and determined by the Agency and the Developer(s). 
 
(4)  That there will be no discrimination against any person or group of 

persons because of age, race, sex, creed, color, national origin, ancestry, or 
handicap 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  therein conveyed.  The 
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above provision will be perpetual and will be appended to the land 
disposed of within the Urban Renewal Project Area by the Agency. 

 
(5) That the site and construction plans will be submitted to the Agency for 

review as to conformity with the provisions and purposes of this Urban 
Renewal Plan and for design review purposes. 

 

(6)  That at the discretion of the Agency a bond or other surety will be 
provided acceptable to the Agency to ensure performance under the 
contract of the sale. 

 
(7)  That 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 will continue throughout an estimated useful life for a 
minimum of twenty (20) years. 

 
(8)  All such buildings or portions of the buildings which are to remain within 

the Project Area shall be reconstructed in conformity with all applicable 
federal, state, and local codes and ordinances 

 
All disposition and development documents shall also be governed by the provisions of 

Section 405.02 of this Plan.  The Agency also reserves the right to determine the extent of its 
participation based upon the achievements of the objectives of this Plan. 

 
Section 309.01(c)  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 
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 Appendix attached hereto and incorporated 
herein by reference and may acquire or pay for the land required therefor. 

 
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) the Agency is authorized to install and construct, or 

to cause to be installed and constructed, within the Project Area for itself or for any public body or 
entity, public improvements  and public utilities, including, but not limited to, the following:  (1) 
utilities and telecommunications improvements; (2) parks, plazas, and pedestrian paths; (3) parking 
facilities; (4) landscaped areas; (5) street improvements and streetscaping (with prior consent of the 
Ada County Highway District); (6) sanitary sewers; (7) flood control facilities and storm drains; (8) 
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water mains; (9) courthouse facility, civic center, or other public buildings; (10) police and fire 
facilities; (11) geothermal system improvements; (12) cultural investments; and (1-l-3) transit 
transportation facilities, vehicles, and infrastructure. 

 
The Agency seeks to develop a major new urban open space along the Pioneer Corridor. The 

design proposed for this open space is described in the River Myrtle–Old Boise Master Plan. 
 
In partnership with other agencies such as Boise City, Ada County Highway District, Idaho 

Transportation Department, Boise State University, Valley Ride, and Community Planning 
Association of Southwest Idaho, the Agency seeks to develop a downtown circulator that would link 
together the various subdistricts and activity centers in downtown and encourage people to use of 
transit to meet daily needs rather than resorting to driving. 

 
Any public facility ultimately owned by the Agency shall be operated and managed in such a 

manner to preserve the public purpose nature of the facility.  Any lease agreement with a private 
entity or management contract agreement shall include all necessary provisions sufficient to protect 
the public interest and public purpose. 

 
The Agency seeks to create a network of special streets, streetscapes, parks, plazas, and urban 

open spaces within the Project Area.  Open spaces may include a water feature that is compatible 
with other street furnishings.  Ample seating would be provided along any promenade.  Enhanced 
lighting would be provided for safety.  Open spaces would be programmed, designed, and promoted 
to accommodate active day, night, and seasonal uses. Intersections where one enters or leaves the 
CBD serve as potential nodes for enhanced design treatment.  These features contribute to the pub 
lie realm.  When completed, the network of civic places and the connections between them will 
extend the amenities of the core to the Project Area. 

 
Section 309.01(d)  Development Plans 

 
 

All development plans (whether public or private) prepared, pursuant to disposition and 
development or owner participation agreements, shall be submitted to the Agency for approval 
and design review. 

 
All development plans (whether public or private) prepared pursuant to a disposition and 

development agreement or owner participation agreement shall be submitted to the Agency for 
approval and design review.  All development under a disposition and development agreement or 
owner participation agreement must also conform to those standards specified in Section 405.02 
of this Plan. 

 
Section 310  Personal Property Disposition 

 
 

For the purposes 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. 
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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 the 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 or Public Development 

 
 

Under the Idaho Urban Renewal Law and the Act, the Agency has the authority to lend or 
invest funds obtained from the federal government for the purposes of the Urban Renewal law if 
allowable under federal laws or regulations.  The federal funds that may be available to the 
Agency are governed by regulations promulgated by the Department of Housing and Urban 
Development for the Community Development Block Grant 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. 

 
As allowed by law, the Agency may also use funds from any other sources for any 

purpose set forth under the Law or Act. 
 
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 the Project Area and 
allocated to the Agency under subdivision  2(b) of Section 50-2908 of the Local Economic 
Development Act and Section 504 to this Plan or out of any other available funds. 
 

Section 313  Conforming Owners 
 
 

The Agency may, at the Agency's sole and absolute discretion, determine that certain real 
property within the Project Area presently meets the requirements of this Plan, and the owner of 
such property will be permitted to remain as a conforming owner without a participation 
agreement with the Agency, provided such owner continues to operate, use, and maintain the real 
property within the requirements of this Plan. 
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Section 314 Arts Funding 
 

The Agency may provide funding for arts projects, including placement and maintenance of 
public art, integration of art with project design, and provision for performing arts facilities and 
equipment.   Potential arts projects will be evaluated on a case-by-case basis prior to funding by the 
Agency.  A fundamental criterion for providing funding will be the degree to which a particular art 
project contributes to revitalization of the downtown Boise and the achievement of the goals and 
objectives in the 2025 Downtown Redevelopment Plan and either the River–Myrtle Master Plan or 
the Old Boise/Eastside Master Plan, whichever is applicable.  The Agency may use as a guideline 
that one percent (1.0%) of the construction cost to be allocated to arts projects, subject to budget 
considerations. 

 
Projects the Agency funds for private projects developed under either an owner participation 

agreement or a disposition and development agreement, the Agency and owner/developer shall 
consider an appropriate arts component.  If an arts component is agreed upon, the Agency and 
owner/developer shall seek input from the Arts Commission on the selection of the artist and work of 
art.  For other projects the Agency shall encourage developer or owners to contact the Boise Arts 
Commission to consider a public arts component. 

 
The Agency Board of Commissioners shall make selections of the works of art with the 

advice and assistance of the Boise City Arts Commission.   Selected art projects may be an integral 
part of the public improvement/facility, attached to the structure, detached within or outside of the 
structure, or exhibited in other areas of the Project open to the general public.   

 
Whenever possible, Agency arts funding will be used to leverage additional contributions 

from developers, other private sources, and public or quasi-public entities. 
 
Section 315  Geothermal Resource 

 
 

The Agency shall include in any owner participation agreement or disposition and 
development agreement entered into under the provisions of this Plan the following text 
pertaining to 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 Map and Development Strategy 
 

 

The Description of the Project Area and Revenue Allocation Area Boundary and Project 
Area-Revenue Allocation Area Boundary Map, attached hereto as Attachments 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 and private, are depicted in 
Attachments 3, 3A, 3D, and 3E. 
 

 
Section 402  Designated Land Uses 

 
 

Section 402.01 Land Use Classifications 
 

 

The land use classifications  for the Project Area are as shown and depicted in Attachment 
5 and include general commercial (C-2), service commercial (C-3), residential- office (R-0), and 
central business (C-5), all as more specifically defined in chapter 4, title 11, Boise City Code.  
The Agency also recognizes those land uses permitted by conditional uses under each zoning 
classification, subject to the conditions imposed by the City of Boise pursuant to the condition 
use process.   Any changes proposed to any zoning classifications or zoning regulations are 
described in Chapters 6, 7, and 8 in the River–Myrtle Master Plan and in Chapters 6 and 7 in the 
Old Boise–Eastside Master Plan. 
 

 Section 402.02  Preferred Land Use Framework Plan 
 

The River Street–Myrtle Street Master Plan and the Old Boise–Eastside Master Plan, taken 
together, describe the preferred pattern for the development of land uses in order to achieve the 
overall vision for the combined River-Myrtle/Old  Boise area.  Proposed uses correspond to the 
following land use categories developed during the planning process for each area: 

 
For the River–Myrtle planning area: 

  
  •  Ground Level Retail 
  •  Service Commercial 
  •  Office Emphasis 

  •  Residential Emphasis 
  •  Urban Village 
  •  Institutional Emphasis 
  •  Mixed Use 
  •    Civic Spaces 
 

For the Old Boise–Eastside planning area:  
 

  •  Retail Emphasis 
  •  Office Emphasis 
  •  Residential Emphasis 
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  •  Government Emphasis 
  •  Medical Emphasis 
  •  Mixed Use 
  •  Civic Spaces 

 
These land use categories are defined in the text of each master plan.  A composite map showing the 
preferred development concept and pattern of land uses for the combined River Myrtle–Old Boise 
Urban Renewal District appears in the 2025 Downtown Redevelopment Plan. 
 
 

Section 403  Other Land Uses 
 
 

Section 403.01  Public Rights-of-Way 
 
 

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, expanded or modified as necessary for proper development of the Project, in accordance 
with any applicable policies and standards of the City of Boise or Ada County Highway District 
regarding changes to dedicated rights-of-way. 
 

Any changes in the existing interior or exterior street layout shall be in accordance with 
the objectives of this Plan and the design standards of the City, Ada County Highway 
Department, or Idaho Department of Transportation as may be applicable. 
 

Any changes in the existing interior or exterior street layout shall be in accordance with 
the objectives of this Plan and the design standards of the City and ACHD; 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 pedestrian 
and vehicular access, transit facilities, vehicular parking and delivery loading docks 
with the similar needs of an y existing developments pem1itted 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 thereunder; 

 
b. The requirements imposed by such factors as topography, traffic safety, and 

aesthetics; 
 
c. 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; and 

 
d. The objective stated in the 2025 Downtown Redevelopment Plan, River–Myrtle 

Master Plan and Old Boise–Eastside Master Plan of restoring the traditional 
downtown street grid wherever possible, taking into consideration property 
ownerships and property rights of owners.  Any re-establishment of public rights- 
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of-way for streets shall be in accordance with the policies and design standards 
and with the approval of the Ada County Highway District. 

 
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.  All such uses shall, to the extent possible, 
conform to the provisions of this Plan applicable to the uses in the specific area involved.  The 
Agency may impose such other reasonable requirements and restrictions as may be necessary to 
protect the development and use of the Project Area. 
   

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 must comply with 
applicable Boise City Code and must have a specific expiration date. 

 
Section 403.04  Nonconforming Uses 

 

 

The Agency may permit an existing use to remain in an existing building and site usage 
in good condition, which use does not conform to the provisions of this Plan, provided that such 
use is generally compatible with existing and proposed developments and uses in the Project 
Area. The owner of such a property must be willing to enter into a participation agreement and 
agree to the imposition of such reasonable restrictions as may be necessary to protect the 
development and use of the Project Area. 
 

The Agency may authorize additions, alterations, repairs, or other improvements in the 
Project Area for uses which do not conform to the provisions of this Plan where such 
improvements are within a portion of the Project where, in the determination of the Agency, 
such improvements would be compatible with surrounding Project uses and development. 

 
All nonconforming uses shall also comply with the Boise City Code. 

 
Section 404 General Controls and Limitations 

 
 

All real property in the Project Area is subject to the controls and requirements of this 
Plan.  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, except as 
provided in Section 405. 
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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, additional specific performance and 
development standards may be adopted by the Agency to control and direct redevelopment 
activities in the Project Area in the event of a disposition and development agreement or owner 
participation agreement. 
 

Section 404.02 Rehabilitation and Retention of Properties 
 
 

Any existing structure within the Project Area, subject to either a disposition and 
development agreement or owner participation agreement, 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. 

 
Section 404.03 Limitation on Type, Size, Height of Building 

 
 

Except as set forth in other sections of this Plan, including Section 405 of this Plan, the 
type, size, and height of buildings shall be as limited by applicable federal, state, and local 
statutes, ordinances, and regulations. 
 

Section 404.04 Open Spaces, Landscaping, Light, Air and Privacy 
 
 

The issues of open space, landscaping, light, air and privacy shall be governed by 
applicable local ordinances. 

 

Section 404.05  Signs 
 
 

All signs shall conform to City sign ordinances as they now exist or are hereafter 
amended. 
 

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 which by reason of appearance, traffic, smoke, glare, noise, odor, or 
similar factors which would be incompatible with the surrounding areas or structures shall be 
permitted in any part of the Project Area. 
 

Section 404.08  Nondiscrimination and Nonsegregation 
 

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

Section 404.09  Subdivision of Parcels 

Any parcel in the Project Area shall be subdivided only in compliance with the City 
Subdivision Ordinance. 

Section 404.10  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 the 

Comprehensive Plan. 
 

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, without amendment 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 404.11  Off-Street Loading 
 

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

Section 404.12  Off-Street Parking 
 

All new construction in the area shall provide off-street parking as required by the City 
ordinances as they now exist or are hereafter amended, recognizing the economics of a shared 
parking regimen and the parking objectives set forth in the 2025 Downtown Redevelopment Plan 
and the River–Myrtle Master Plan or the Old Boise–Eastside Master Plan, whichever is applicable. 
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Section 405  Design for Development 
 

 
Section 405.01  Design Guidelines for Development 

 

 

No new improvement shall be constructed, and no existing improvements shall be 
substantially modified, altered, repaired, or rehabilitated except in accordance with this Plan; 
provided, however, the Ada County Highway District shall not be subject to the jurisdiction of 
the Agency for modifications of public rights-of-way.  The provisions of this Plan and the design 
and development guidelines contained in the 2025 Downtown Redevelopment, and either the 
River Street–Myrtle Street Master Plan or the Old Boise–Eastside Master Plan whichever is 
applicable, apply to all public and private property in the Project Area recognizing the need for 
flexibility in interpretation and implementation of the Plan and the urban design plan objectives 
and development guidelines from the appropriate plans noted in this Section 405.01 and the 
ability of the Agency to grant variations to the Plan, the 2025 Downtown Redevelopment Plan, 
the River–Myrtle Master Plan, and the Old Boise–Eastside Master Plan as allowed by Section 
404.10 of this Plan.   

 
The land use elements of the Urban Design Plan are encouraged but not specifically 

required for development within the Project Area unless an owner participation agreement or 
disposition and development agreement is entered into between the property owner or developer 
and the Agency. 
 

All development under this section shall also comply with all applicable City zoning and 
building ordinances, including the 2025 Downtown Redevelopment Plan, the River-Myrtle 
Master Plan, and the Old Boise/Eastside Master Plan as may be adopted and implemented by 
the City of Boise. 

 
Section 405.02 Design Guidelines for Development under a Disposition 

and Development Agreement or Owner Participation 
Agreement 

 

Under an owner participation agreement or a disposition and development agreement the 
design guidelines and land use elements of the 2025 Downtown Redevelopment Plan and either 
the River–Myrtle Master Plan or the Old Boise–Eastside Master Plan, whichever is applicable, 
shall be achieved to the greatest extent feasible, though the Agency retains the authority to grant 
minor variations under Section 404.10 of this Plan and subject to a negotiated agreement 
between the Agency and the developer or property owner. 

 
Under those agreements, the architectural, landscape, and site plans shall be submitted to 

the Agency and approved in writing by the Agency. In such agreements, the Agency may 
impose additional design controls.  One of the objectives of this Plan is to create an attractive 
pedestrian environment in the Project Area.  Therefore, such plans shall give consideration to 
good design, and pedestrian amenities to enhance the aesthetic quality of the Project Area.  These 
additional design standards or controls will be implemented through the provisions of any 
disposition and development agreement or owner participation agreement or by appropriate 
covenants appended to the land and instruments of conveyance executed pursuant thereto.  
These controls are in addition to any standard and provisions of any applicable City building or 
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zoning ordinances; provided, however, each and every development shall comply with all 
applicable City zoning and building ordinances. 

 
Within the limits, restrictions, and controls established in this Plan, the Agency is 

authorized to establish heights of buildings, land coverage, setback requirements, design criteria, 
traffic circulation, traffic access, and other development and design controls necessary for proper 
development of both private and public areas within the Project Area.  Any development must 
also comply with the City of Boise's zoning ordinance regarding heights, setbacks, and other 
like standards. 
 

In the case of property which is the subject of a disposition and development or 
participation agreement with the Agency, no new improvement shall be constructed, and no 
existing improvement shall be substantially modified, altered, repaired, or rehabilitated, except in 
accordance with this Plan.  Under those agreements the architectural, landscape, and site plans 
shall be submitted to the Agency and approved in writing by the Agency.  One of the objectives 
of this Plan is to create an attractive and pleasant environment in the Project Area.  Therefore, 
such plans shall give consideration to good design, open space, and other amenities to enhance 
the aesthetic quality of the Project Area.  The Agency shall not approve any plans that do not 
comply with this Plan.  The Agency reserves the right to impose such design standards on an ad 
hoc, case-by-case basis through the approval process of the Owner Participation Agreement or 
disposition and development agreement.  Any change to such approved design must be 
consented to by the Agency, and such consent may be conditioned upon reduction of Agency's 
financial participation toward the Project. 
 

In the event the Agency adopts design standards or controls, those provisions will thereafter 
apply to each site or portion thereof in the Project Area.  Those controls and standards will be 
implemented through the provisions of any disposition and development agreement or owner 
participation agreement or by appropriate covenants appended to the land and instruments of 
conveyance executed pursuant thereto.  These controls are in addition to any standards and 
provisions of any applicable City building or zoning ordinances; provided, however, each and 
every development shall comply with all applicable City zoning and building ordinance. 

 
Section 405.03 City Design Review Committee 

 
By submitting this Plan and attachments for approval by the City Council, the Agency 

requests the City formally adopt the 2025 Downtown Redevelopment Plan, the River Street–Myrtle 
Street Urban Master Plan, and the Old Boise–Eastside Master Plan as additional design review 
guidelines for the Project Area.  
 
 

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, lease revenue conduit and 
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financing, public parking revenue, revenue allocation funds as allowed by the Act, or any other 
available source, public or private, including assistance from any taxing district or any public 
entity. 
 

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 or other public entities, as it is able, 
may also supply additional assistance through 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. 
 
 Section 502  Revenue Bond Funds 
 

 As allowed by law and subject to such restrictions as are imposed by law, the Agency 
is authorized to issue bonds from time to time, if it deems appropriate to do so, in order to finance all 
or any part of the Project.  Neither the members of the Agency nor any persons executing the bonds 
shall be liable personally on the bonds by reason of their issuance. 
 
 Section 503  Other Loans and Grants 
 

 

Any other loans, grants, guarantees, or financial assistance from the United States, the 
State of Idaho, or any other public or private source will be utilized if available. 
 

Section 504  Revenue Allocation Financing Provisions 
 

The Agency hereby adopts revenue allocation financing provisions as authorized by Chapter 
29, Title 50, Idaho Code (the "Act"), effective retroactively to January 1, 1994, for the original area 
and January 1, 2004, for the Old Boise/Eastside area and the adjacent River–Myrtle parcels.  These 
revenue allocation provisions shall apply to all taxing districts in which the Revenue Allocation Area 
is located and described on Attachments 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 Urban Renewal 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 such costs as are incurred 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[14]) 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 such 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 



  -35-   

such urban renewal projects as the Agency may determine by resolution or resolutions of its Board of 
Commissioners. 
 

A statement listing proposed public improvements and facilities, an economic feasibility 
study, estimated project costs, fiscal impact upon other taxing districts, and methods of financing 
project costs required by Idaho Code Section 50-2905 is included in Attachment 69 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.  
 

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, other public entity 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 6 are completely constructed or until any 
obligation to the City or other public entity or private entity are fulfilled. Attachment 6 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. 
 

 Section 504.01  Keyser–Marston Feasibility Study 

 
Attachment 6 consists of the Economic Feasibility Study (“Study”) of the First Amended 

and Restated River–Myrtle Urban Renewal District (annexing the Old Boise–Eastside Area and 
additional parcels to the River Street–Myrtle Street Urban Renewal District.  The Study constitutes 
the financial analysis required by the Act. 

 

 Section 504.02  Assumptions and Conditions/Economic Feasibility 
Statement 

 
The information contained in Attachment 6 assumes certain completed and projected actions.  

Under the provisions of the Act, the revenue allocation shall continue through the duration period of 
the Plan.  First, all debt is projected to be repaid no later than the duration period of the Plan.  

                                                            
9 This reference was inadvertently listed as Attachment 5 in the Plan presented to the Boise City Council for adoption in 2004, 
but should have been listed as Attachment 6.  This error was corrected in December, 2011.   
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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. 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. 

 
  The Urban Renewal Plan and attachments incorporate estimates and projections based on 

the Agency's present knowledge and expectations.  The Agency may modify the project if the Board 
of Commissioners deems such modifications necessary to effectuate the Plan.  The Plan proposes 
certain public improvements, including utility improvements, streetscapes, street improvements, 
property acquisition, and relocation costs, which will facilitate development in the Revenue 
Allocation Area. 

  
 Section 504.03  Ten Percent Limitation 
 

Under the Act the base assessed valuation for all revenue allocation areas cannot exceed 
gross/net ten percent (10%) of the current assessed valuation for the entire City.  The base 
assessment roll, Ret-including utilities and less any homeowner's exemption, for the original 
revenue allocation area for the Boise Central District is $44,626,400 as of January 1, 1987, is as 
adjusted.  The total assessed value for the City as of January 1, 1994, including utilities less 
homeowner's exemption for the original River Street–Myrtle Street Area, is $109,119,200 as 
adjusted.  The base assessment roll for the Old Boise Eastside Area and adjacent parcels less the 
homeowner's exemption is $92,817,500.  The base assessment roll including utilities less the 
homeowner's exemption for the Westside Area as of January 1, 2001, is $291,274,400 as 
adjusted.  The base assessment roll, including utilities and less any homeowner's exemption for 
the Boise Central District, the River Street Area, the Old Boise Area, the adjacent area, and the 
Westside Area is $537,837,500 as adjusted.  The total assessed value for the City of Boise as of 
January 1, 2004, less homeowner's exemptions, is $12,935,853,147.  The base assessment roll 
for all three Revenue Allocation Areas, as amended, does not exceed 10 percent of the assessed 
value for the City of Boise.10 

 
  Section 504.04  Financial Limitation 
 
The Study identifies several capital improvement projects.  Use of any particular financing 

source for any particular purpose is not assured or identified.  Use of the funding source shall be 
conditioned on any limiting authority.  For example, the Study identifies Facade Easements and 
Facade Improvements as capital projects.  Use of revenue allocation funds for that purpose will be 
limited by the authority of the Act.  If revenue allocation funds are unavailable, then the Agency 
will need to use a different funding source for that improvement. 

 
The amount of funds available to the Agency from revenue allocation financing is directly 

related to the assessed value of new improvements within the revenue allocation area. Under the 
Act, the Agency is allowed the revenue allocation generated from inflationary increases and New 
Development Value (Table 4 of the Study).  The Study has assumed a two percent (2%) inflationary 

                                                            
10 These assessed value figures have been obtained from the Ada County Assessor's Office and may be subject to 
clarification. 
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increase. 
 
The Study, with the various estimates and projections, constitutes an economic feasibility 

study.  Costs and revenues are analyzed and the analysis shows the need for public capital funds 
during the project.  Multiple financing sources including proposed revenue allocation notes and 
bonds, annual revenue allocations, developer contributions, and other funds are shown.  This Study 
identifies the kind, number, and location of all proposed public works or improvements, a detailed 
list of estimated project costs, a description of methods of financing illustrating project costs, and 
the time when related costs or monetary obligations are to be incurred.  See Idaho Code § 50-2905.  
Based on these funding sources, the conclusion is that the project is feasible. 

 
The information contained in the Study assumes certain projected actions.  First, the 

Agency has projected several bond terms and note issues.  The bond term will be finally 
determined by the marketability of the notes.  Under the provisions of the Act, the revenue 
allocation may continue until the debt is satisfied for the remaining period of the Plan.  Second, 
the total amount of indebtedness and the amount of revenue generated by revenue allocation is 
dependent upon the extent and time of private development.  Should all of the development take 
place as projected, indebtedness would be extinguished earlier, dependent upon the bond sale 
documents and legal obligations therein.  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. 

 
The proposed timing for the public improvements may very well have to be modified 

depending upon the availability of some of the funds and the Agency's ability to sell an initial 
issue of notes or bonds. 

 
The Plan has shown that the equalized valuation of the Revenue Allocation Area defined 

in the Urban Renewal Plan is likely to increase as a result of the initiation and completion of 
urban renewal projects pursuant to the Urban Renewal Plan. 

 
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 6 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 urban renewal 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 the revenue allocation proceeds or 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. 
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Attachment 6 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 the 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). 

 
Section 506  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 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 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 LTD 
project. 

 
Section 507     Issuance of Debt and Debt Limitation 

 
 

Any debt incurred by the Agency as allowed by the Law and 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 508  Impact on Other Taxing Districts and Levy Rate 
 
 

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 in the Study. 
Since the passage of House Bil1156 in 1995, taxing entities are constrained in establishing levy rates 
by a function of the amount each bud get of each taxing district can increase on an annual basis.  The 
amounts set forth in the Stud y, Net Income, Table 2, would constitute the amounts distributed to the 
other taxing entities 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 district 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. 

 
Additionally, the Study has taken the existing 2001 levy rate of .014 and imposed such levy 

rate for the term of the Plan.  One result of House Bill 156 is the likely reduction of the levy rate as 
assessed values increase for property within each taxing entity's jurisdiction.  If the overall levy rate 
is less than .014, the Agency shall receive fewer funds from revenue allocation. 
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 Section 509   Lease Revenue/Conduit Financing 
 

Under the Law, the Agency is authorized to issue revenue bonds to finance certain public 
improvements identified in the Urban Renewal Plan.  One example of a revenue bond is the 
financing of the new Ada County Courthouse Building.  Under that type of financing, the County is 
paying 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 Stud y, because of the 
"pass through" aspects of the financing.  Under the Act, the economic feasibility study focuses on the 
revenue allocation aspects of the Agency's financial model. 

 
These financing models typically are for a longer period of time than the 24-year period set 

forth in the Act.  However, these financing models 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) as 
those resources involve funds not related to revenue allocation funds. 

  
 Section 510  Capital Improvement Plan/Distribution of Funds   
 

 As set forth in the River Myrtle Master Plan and the Old Boise/Eastside Master Plan, 
the combined plan area involves several different "subareas" with somewhat different needs. 
However, the Agency's funding sources through revenue allocation financing are generated on a 
broad, area-wide basis.  Nonetheless, the Agency intends to distribute funds and resources, as 
financially feasible to benefit all of the various subareas.  In order to achieve this goal, the Agency 
expects to adopt a capital improvement plan (CIP), which would identify, for successive five-year 
periods, the Agency's goals for improvements within the several subareas.  To the extent financially 
feasible, one goal for the CIP is that each subarea contribute to its own improvement enhancements, 
through the revenue allocation or other resources generated from that subarea.  Such resources would 
not be limited to revenue allocation funds, but would include grants, loans, local improvement 
district funding, business improvement district funding, and other like resources.  The Agency 
intends to foster such programs and to coordinate other community-wide resources and organizations 
which may provide assistance to the subarea community, or individual property owners. 

 
 The Agency retains the discretion to achieve broader objectives throughout the entire 

Project area as more particularly described in this Plan and the 2025 Downtown Redevelopment 
Plan, the River–Myrtle Master Plan, and the Old Boise–Eastside Master Plan. 

 
 Additional details on the process to establish the Capital Improvement Plan are 

contained within the River–Myrtle Master Plan and Old Boise–Eastside Master Plan. 
 
 

Section 600  Actions by the City 
 

 

The City shall aid and cooperate with the Agency in carrying out this Plan and shall take all 
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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 deterioration.  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. 

 
b. Revision of zoning (if necessary) within the Project Area to permit the land uses and 

redevelopment authorized by this Plan. 
 
c.  Provision 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. 

 
d.  Preservation of historical sites. 
 
e.  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. 

 
£  Institution and completion of proceedings necessary for the consideration of a local 

improvement district or business improvement district under Chapters 17 and 26, 
Title 50, Idaho Code, if requested. 

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

Project. 
 
h. Administration of Community Development Block Grant and other state and federal 

grant funds that may be made available for the Project. 
 
 

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

 
J.  The waiver of any hookup or installation fee for sewer, water, or other utility services 

for any facility owned by any public agency, including the Agency, if the City deems 
such waiver necessary. 

 
k.  The waiver of any impact fee assessed by the City, if the City deems such waiver 

necessary. 
 
I.  Imposition, wherever necessary (by conditional use permits or other means as 

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



  -41-   

 
The foregoing actions which may be taken by the City do not constitute any commitment 

for financial outlays by the City. 
 
 
Section 700 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 shall be effective for thirty (30) years from the date of adoption of 
the original Plan by the City Council in 1994, which period shall expire on December 31, 2024, 
except for any revenue allocation proceeds received in calendar year 2025. 

 
This Plan shall terminate no later than December 31, 2024, except for revenues which may be 

received in 2025.  The Plan shall terminate either on January 1, 2024, or if the Agency determines an 
earlier termination date, it shall terminate in accordance with the following: 

 

a. When the revenue allocation area plan budget estimates 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 chapter 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 urban 
renewal agency under Section 50-2909, Idaho Code, shall thereupon terminate. 

 
b.  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 
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revenue allocation provisions described in the urban renewal plan. 
 
c.   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, the Agency shall adopt a resolution advising and 
notifying the local governing body, the county auditor, and the State Tax 
Commission, recommending the adoption of an ordinance for termination (of)11 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 county recorder 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 loans the Agency shall have or resources other than revenue 
allocation funds to operate and manage such assets.  The Agency likely will retain ownership of the 
several parking garages 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, 
facilities like the Ada County Courthouse building which provide a lease income stream to the 
Agency for full retirement of the facility debt, which will allow the Agency to meet debt service 
obligations 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 of Boise or the Ada Count y Highway District, depending on the 
nature of the asset. 
 
 

Section 900 Procedure for Amendment 
 

 

The Urban Renewal Plan may be further modified at any time by the Agency and in 
compliance with the Law and the Act.  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 and the amended and restated Plan. Substantial changes for City Council approval 
purposes shall be regarded as revisions in project boundaries, land uses permitted, land acquisition, 
and other changes which will violate the objectives of this Plan.  Any amendment or modification 
shall be subject to such rights at law or equity any individual or entity who has entered into a 
disposition or development agreement or owner participation agreement with the Agency or its 
successor or successors in interest may be entitled to assert. 

 
 

                                                            
11 This word was typed as “fo” instead of  “of” in the Plan presented to the Boise City Council for adoption in 2004.  This 
typographical error was corrected in December, 2011.   
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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 and 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 Idaho Urban Renewal 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 preceding 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. In addition to this report, the Agency 
shall file with the City on an annual basis an official summary adopted by the Agency Board 
describing in detail the Agency's performance during the preceding year.  The annual report on 
Agency performance may be filed with the City as part of the annual report required under the Law. 
 

8/27/04 
Issued with corrections – December 2011 (Revisions identified and explained in footnotes.)  
Issued with corrections – March 2015 (Revisions identified and explained in footnotes.) 

 

...  
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ATTACHMENTS 
 
 

Attachment 1 Description of the Project Area and Revenue Allocation Area;  
 
Attachment 2 Project Area–Revenue Allocation Area Boundary Map 
 
Attachment 3 
 
 3A 2025 Downtown Redevelopment Plan; 
  

3B Downtown Streetscaping Standards, updated in part and 
approved by the Agency pursuant to Resolution No. 1002 dated 
August 23, 2004; 

 
3C Elements of Continuity, updated in part and approved by the 

Agency pursuant to Resolution No. 1002 dated August 23, 2004; 
 
3D The River Street-Myrtle Street Urban Design Master Plan as 

adopted by the Agency pursuant to Resolution No. 677 dated 
October 27, 1994 and adopted by the Boise City Council 
pursuant to Ordinance 5596 on December 6, 2004, as revised by 
the Agency pursuant to Resolution No. 1002 dated August 23, 
2004 and revised by the Boise City Council pursuant to 
Ordinance #6362 on November 30, 2004, and renamed the River 
Street-Myrtle Street Master Plan12; 

3E The Old-Boise-Eastside Master Plan dated August 23, 2004, as 
adopted by the Agency pursuant to Resolution No. 1002 dated 
August 23, 2004; and adopted by the Boise City Council 
pursuant to Ordinance #6362 on November 30, 200412; 

 
 Attachment 4 Private Properties Which May Be Acquired by the Agency; 
 

Attachment 5 Map Depicting Current Zoning within Revenue Allocation Area 
and Project Area; 

 
Attachment 6 Economic Feasibility of the First Amended and Restated River 

Myrtle–Old Boise Urban Renewal District (Annexing the Old 
Boise Eastside Study Area and additional parcels to the River 
Street–Myrtle Street Urban Renewal District.  

 

                                                            
12 The original descriptions for 3D and 3E appeared in the draft River Myrtle-Old Boise Urban Renewal Plan sent by the CCDC 
Board of Commissioners to the Boise City Council for consideration, and only included the action taken by the CCDC Board to 
adopt these two master plans as attachments to the Urban Renewal Plan.  These descriptions have been revised to include the 
action taken by the Boise City Council to adopt the River Street – Myrtle Street Master Plan and the Old Boise – Eastside Master 
Plan as attachments to the Urban Renewal Plan in November 2004.  These revisions were made in March 2015. 



 
 

RIVER MYRTLE - OLD BOISE URBAN RENEWAL PLAN1 
 

ATTACHMENTS 1 & 2: 
LEGAL DESCRIPTION  

 
 

The boundary description of an urban renewal district and revenue 
allocation area is done in two parts:  a metes and bounds description 
and a map.  Idaho Code requires that both of these items be 
prepared by a licensed surveyor.  The legal description for the River-
Myrtle/Old Boise Urban Renewal District is being prepared by 
Quadrant Consulting, and it will completed in time for the City 
Council hearing on the urban renewal district.  Legal counsel has 
advised us that a map showing the proposed boundary is sufficient 
for the CCDC Board’s consideration of this issue. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
P:\Urban Renewal Districts\UR Districts\River Myrtle-Old Boise - 2004\Urban Renewal Plan - Prep\URP-attch 1-2 LEGAL 
DESCRIP REV 3-21-15.doc 

                                                 
1Name of urban renewal district as it appears on this page has been changed from the original “River-Myrtle/Old Boise Urban 
Renewal District” to the simplified version now in common usage “River Myrtle-Old Boise Urban Renewal District”.  Revision 
made in March 2015.  Path to filename in 2004 originally appeared at bottom of page.  This path has been replaced by current 
path. 
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AMENDED 
PROJECT AREA AND REVENUE ALLOCATION BOUNDARY OF THE  

RIVER STREET- MYRTLE STREET URBAN RENEWAL PROJECT 
BOISE, IDAHO 

 
A tract of land consisting of approximately 340 acres being portions of subdivided and  un-
subdivided land situated in portions of Sections 3, 4, 9, 10 and 11 of Township 3 North, Range 2 
East, Boise Meridian, Boise City, Ada County, Idaho. Said tract being more particularly described 
by record information as follows: 
 
Commencing at the Section Corner common to Sections 3, 4, 9 and 10, of Township 3 North, 
Range 2 East, Boise Meridian thence North 00°21'00" East 212.53 feet along the Section line 
common to said Sections 3 and 4 to a point on Northeasterly Right-Of-Way of Grove Street and the 
Westside Urban Renewal District Boundary and the POINT OF BEGINNING; thence tracing said 
Westside District Boundary the following courses, 
 
 
South 55°18'00" East 2198.45 feet along said Northeasterly Right-of-Way of Grove Street to the 
 Northwesterly Right-Of-Way of North 10th Street, thence 
South 34°42'00" West 340.00 feet along said Northwesterly Right-Of-Way to the Northeasterly 
 Right-Of-Way of Front Street, thence  
South 55°18'00" East 380.00 feet along said Northeasterly Right-Of-Way to the Northwesterly 
 Right-Of-Way of North 9th Street and the Central Urban Renewal District boundary, 
 thence  leaving said Westside  District boundary and tracing said Central District boundary 
 the following courses,  
South 35°11'57" West 210.00 feet along said Northwesterly Right-Of-Way of North 9th Street to 
 the Northwesterly extension of the Southwesterly line of Lots 1 and 12 of Block 1 of the 
 Davis Addition to Boise City, recorded at Book 1, Page 2 of Plats, thence along said  
 extension and the Southwesterly line of Lots 1 and 12 of Block 1 and the Southwesterly line 
 of Lots 1 and 12 of Block 7 of Davis Addition, recorded at Book 2, Page 93 of Plats,  
South 55°17'58" East 841.83 feet along said Southwesterly line and its Southeasterly extension to 
 the Southeasterly Right-Of-Way of North Capitol Boulevard, thence   
North 34°42'00" East 810.00 feet along said Southeasterly Right-Of-Way to the Southwesterly 
 Right-Of-Way of West Main Street, thence 
South 55°18'00" East 380.00 feet along said Southwesterly Right-Of-Way to the Southeasterly 
 Right-Of-Way of North 6th Street, thence along said Southeasterly line 
North 34°42'00" East 420.00 feet to the Northeasterly Right-Of-Way of West Idaho Street, thence 
 along said Northeasterly Right-Of-Way 
North 55°18'00" West 380.00 feet to said Southeasterly Right-Of-Way of North Capitol Boulevard, 
 thence along said Southeasterly Right-Of-Way  
North 34°42'00" East 340.00 feet to the Northeasterly Right-Of-Way of West Bannock Street, 
 thence along said Northeasterly Right-Of-Way 
North 55°18'00" West 380.00 feet to a point on the Southeasterly Right-Of-Way of North 8th 
 Street, said point being common to said Central Urban Renewal District and the Westside 
 Urban Renewal District boundary, thence leaving said Central District boundary and 
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 following said Westside District boundary,  
North 34°42'00" East 340.00 feet along said Southeasterly Right-Of-Way of North 8th Street to the 
 Northeasterly Right-Of-Way of West Jefferson Street, thence 
South 55°18'00" East 1900.00 feet to the Southeasterly Right-Of-Way of North 3rd Street, thence  
 along said Southeasterly Right-Of-Way 
South 34°42'00" West 340.00 feet to the Northeasterly Right-Of-Way of West Bannock Street, 
 thence along said Northeasterly Right-Of-Way 
South 55°18'00" East 380.00 feet to the Southeasterly Right-Of-Way of North 2nd Street, thence 
 along said Southeasterly Right-Of-Way  
South 34°42'00" West 680.00 feet to the Northeasterly Right-of-Way of West Main Street, thence 
 along said Northeasterly Right-Of-Way  
South 55°18'00" East 300.00 feet to the Southeasterly corner of Block 36 of said Boise City 
 Original Townsite, thence 
South 46°22'57" East 80.44 feet to the intersection of said Northeasterly Right-of-way of West 
 Main Street and the Southeasterly Right-Of-Way of North 1st Street, thence along said 
 Northeast Right-Of-Way of West Main and its extension the following two courses: 
 
South 69°18'27" East 140.79 feet, thence 
South 78°28'36" East 473.00 feet, thence leaving said extension 
 
South 41°43'59" East 85.65 feet to the intersection of the Southwest Right-Of-Way of Warm 
 Springs Avenue and the Easterly Right-Of-Way of South Broadway Avenue, thence
 following said Easterly Right-Of-Way the following courses: 
South 48°27'33" West 60.96 feet, thence 
South 42°03'25" West 55.90 feet, thence 
South 33°00'01" West 55.24 feet, thence 
South 25°18'49" West 37.50 feet, thence 
South 10°45'12" West 77.34 feet, thence 
South 09°00'53" West 16.60 feet, thence 
South 03°59'44" West 38.12 feet, thence 
South 00°31'07" East 37.69 feet, thence 
South 81°06'56" West 12.89 feet, thence 
South 00°31'58" West 327.06 feet, thence 
North 88°22'04" East 7.95 feet, thence   
South 57°20'44" East 10.78 feet, thence   
South 00°43'59" East 365.82 feet, thence  
South 26°30'01" East 22.96 feet, thence   
South 01°22'40" East 117.81 feet, thence  
South 00°09'38" East 22.21 feet, thence   
South 89°50'22" West 4.00 feet, thence   
South 00°09'38" East 163.22 feet, thence  
South 00°22'06" West 532.62 feet to the extension of the Southwesterly Right-Of- Way of West 
Myrtle Street, thence leaving said Easterly Right-Of-Way of South Broadway Avenue, 
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North 55°17'22" West 1985.15 feet along said Southwesterly Right-Of-Way to the 
 Southeasterly Right-Of-Way of South 2nd Street, thence 
South 34°36'47" West 79.94 feet said along Southeasterly Right-Of-Way to the Southwesterly line 
 of Central Subdivision, Book 1 at Page 7A of Plats, thence   
North 55°17'12" West 836.09 feet along said Southwesterly line to a point on the Southeasterly line 
 of a parcel of land described in Instrument No. 8915641, thence along the said 
 Southeasterly line and the Southwesterly lines of said Instrument No. 8915641 and 
 Instruments No. 8845056, 9006162 and 8855098, Ada County records, the following 
 courses:  
South 34°43'09" West 56.00 feet, thence 
North 55°15'39" West 172.96 feet, thence  
South 34°38'38" West 19.13 feet, thence   
North 55°14'23" West 142.14 feet to the Southeasterly Right-Of-Way of South 5th Street, thence  
South 34°53'53" West 187.60 feet along said Southeasterly Right-Of-Way to the Southeasterly 
 extension of the Southwest Right-Of-Way of West Fulton Street, thence  
North 55°20'40" West 760.33 feet along said Southeasterly extension and said Southwest Right-Of-
 Way to the Southeasterly Right-Of-Way of South Capitol Boulevard, thence along said 
Southeasterly Right-Of-Way the following courses  
South 34°36'31" West 655.20 feet, thence  
South 57°12'28" East 10.47 feet, thence   
South 34°46'31" West 288.61 feet, thence leaving said Southeasterly Right-Of-Way 
North 34°28'07" West 106.99 feet to the Southeast corner of the Log Cabin/Greenbelt Parcel as 
 described by a "Waiver of Reversion Right and Consent to Lease" on file with the Boise 
 Parks Department, thence  
North 42°19'27" West 297.40 feet along the Southerly line of said Log Cabin/Greenbelt Parcel to 
 the  Southwest Corner of said Parcel, thence 
North 64°11'30" West 163.14 feet to the Southwesterly Right-Of-Way of South 9th Street, thence 
 along said Southwesterly Right-Of-Way the following courses:  
 
North 10°11'51" East 110.22 feet, thence  
North 02°09'01" East 109.91 feet, thence  
North 40°50'40" West 8.36 feet, thence   
North 87°34'51" West 9.88 feet, thence   
North 02°09'18" East 42.67 feet, thence   
North 21°54'06" East 10.70 feet, thence   
North 79°08'10" East 6.50 feet, thence   
North 02°08'53" East 82.67 feet, thence   
North 13°56'39" East 27.56 feet, thence   
North 02°09'01" East 50.39 feet to the Southwesterly Right-Of-Way of West River Street, thence  
 along said Southwesterly Right-Of-Way the following courses: 
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38.34 feet along a non-tangent curve to the left, said curve having a radius of 45.32 feet, a delta 
  angle of 48°28'32" and a chord bearing and distance of North 56°30'31" West 37.21 feet, 
  thence 
13.99 feet along a curve to the left, said curve having a radius of 114.50 feet, a delta angle of 
 7°00'00" and a chord bearing and distance of North 84°14'43" West 13.98 feet, thence 
197.48 feet along a curve to the right, said curve having a radius of 380.19 feet, a delta angle of  
 29°45'40" and a chord bearing and distance of North 70°03'08" West 195.27 feet, thence 
North 55°16'39" West 522.74 feet, thence  
North 54°25'27" West 80.21 feet, thence   
North 55°20'21" West 272.03 feet, thence  
North 61°00'23" West 50.67 feet, thence   
North 55°20'21" West 50.76 feet, thence   
 
136.12 feet along a curve to the right, said curve having a radius of 265.00 feet, a delta angle of 
 29°25'51" and a chord bearing and distance of North 42°22'21" West 134.63 feet, thence  
 
North 29°24'21" West 9.77 feet, thence leaving said Southwesterly line of West River Street and 
 following the Southeasterly Right-Of-Way of South Pioneer Avenue the following courses:  
 
6.80 feet along a curve to the left, said curve having a radius of 4.33 feet, a delta angle of 89°56'01" 
 and a chord bearing and distance of North 74°24'21" West 6.12 feet, thence 
23.57 feet along a curve to the right, said curve having a radius of 56.00 feet, a delta angle of 
 24°07'09" and a chord bearing and distance of South 72°39'09" West 23.40 feet, thence 
 
South 84°42'39" West 20.43 feet, thence   
 
23.25 feet along a curve to the left, said curve having a radius of 65.00 feet, a delta angle of 
 20°29'51" and a chord bearing and distance of South 74°27'39" West 23.13 feet, thence 
  
South 64°12'39" West 177.58 feet to a point on said Southeasterly Right-Of-Way which is common 
 to Lot 8 and Lot 9 of Forest River No. 3 Subdivision, Book 54 of Plats at Pages 4865-4867, 
 thence along the line common to said Lots the following courses:  
South 25°47'21" East 55.00 feet, thence   
South 64°12'39" West 215.42 feet, thence  
North 66°14'21" West 41.78 feet, thence   
South 23°43'58" West 137.00 feet to a point being the most Southerly corner of said Lot 8 and the 
 most Westerly Corner of said Lot 9, said point also being on the Northeasterly line of a 
 parcel of land described in Instruments No. 888062 and 7612858, records of Ada County, 
 thence tracing said parcel the following courses:  
South 65°59'58" East 527.02 feet, thence  
South 19°27'12" West 45.00 feet, thence   
South 70°32'48" East 50.00 feet, thence  
South 64°05'48" East 22.71 feet to the line common to said Sections 9 and 10, thence    
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South 00°31'12" West 40.00 feet along said line, thence leaving said line and following the 
Northerly Bank of the Boise River the following courses:   
North 66°53'01" West 645.60 feet, thence  
North 85°34'48" West 58.94 feet, thence   
North 60°54'48" West 150.90 feet, thence  
North 78°54'48" West 55.40 feet, thence   
North 50°54'48" West 69.00 feet, thence   
North 58°09'49" West 302.69 feet, thence  
North 51°14'48" West 200.00 feet, thence 
North 66°14'48" West 51.90 feet, thence   
North 55°54'48" West 113.94 feet, thence  
North 25°47'48" West 22.40 feet, thence   
North 44°28'46" West 42.51 feet to the centerline of a vacated portion of South 13th Street, thence 
 leaving said Northerly River Bank 
North 63°54'56" East 111.12 feet along said centerline to the Southwesterly Right-Of-Way of West 
 Shoreline Drive, thence 
South 27°41'04" East 40.00 feet along said Southwesterly Right-Of-Way, thence leaving said 
 Right-Of-Way  continuing along the Southerly lines of Forest River No. 1, No. 2 and No. 3 
 Subdivision the following course:  
South 47°51'02" East 363.97 feet, thence 
South 66°00'32" East 195.16 feet to the Southwesterly corner of Lot 6, Block 1 of Forest 
 River No. 2 Subdivision. Book 53 of Plats at Pages 4634-4635, thence leaving said parcel 
 (Instruments No. No. 888062 and 7612858), and following the Northwesterly lines of said 
 Lot 6 and Lot 5 of said Block 1 the following courses:    
North 23°59'55" East 59.23 feet, thence   
North 64°12'39" East 150.39 feet, thence  
North 25°47'21" West 32.00 feet, thence   
North 64°12'39" East 94.70 feet, thence   
North 25°47'21" West 88.00 feet, thence   
North 64°12'39" East 203.33 feet to the Easternmost corner of a parcel of land described in 
 Instrument No. 9105774, thence along the Northeasterly line of said parcel 
 and the Northwesterly extension thereof  
North 46°01'12" West 433.57 feet to the Northwesterly Right-Of-Way of South 13th Street, thence  
North 64°05'23" East 332.86 feet along said Northwesterly Right-Of-Way to the Easternmost 
 corner of Lot 6, Block 3 of the Riverside Addition to Boise, Book 1 of Plats at Page 13, 
 thence  
North 25°54'55" West 142.03 feet along the Northeasterly line of said Lot 6 to the Northernmost 
 corner of said Lot 6, thence  
South 64°04'52" West 150.00 feet along the Northwesterly line of Lots 6 through 1 of said Block 3 
 to the Westernmost corner of said Lot 1, thence  
North 25°55'03" West 16.00 feet to the Southerly corner of Lot 24, Block 3 of said Riverside 
 Addition, thence along the Southeasterly boundary of the Peckstein Addition to the City of 
 Boise, Book 7 of Plats at Page 314 the following courses:    
South 64°07'20" West 62.23 feet, thence   
North 26°04'35" West 75.35 feet, thence   
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South 51°22'10" West 148.70 feet to the Northeasterly line of a parcel of land described in 
Instrument No. 8949797, records of Ada County, thence tracing said parcel the following 
 courses:  
South 64°12'12" West 12.13 feet, thence   
South 26°14'20" East 50.80 feet, thence   
South 64°07'56" West 231.00 feet, thence  
North 25°53'15" West 150.15 feet to the Westernmost corner of said parcel, said corner also being 
 on the Southeasterly Right-Of-Way of South 14th Street, thence  
South 64°29'33" West 284.85 feet along said Southeasterly Right-Of-Way to the Southwesterly 
 Right-Of-Way of West Shoreline Drive, thence along said Southwesterly Right-Of-Way the 
 following courses:  
 
North 25°47'41" West 87.63 feet, thence   
North 06°13'38" West 87.57 feet, thence   
North 16°39'40" West 154.91 feet, thence  
North 25°43'16" West 389.36 feet to the Southeasterly Right-Of-Way of North Americana 
 Boulevard, thence  
North 31°25'49" West 92.09 feet to the Northwesterly Right-Of-Way of said North Americana 
 Boulevard, thence along said Northwesterly Right-Of-Way the following courses:   
North 20°36'39" East 43.42 feet, thence   
North 48°00'12" East 81.55 feet, thence   
South 79°04'18" East 39.05 feet, thence   
 
223.77 feet along a curve to the right, said curve having a radius of 1453.37 feet, a delta angle of 
 08°49'18" and a chord bearing and distance of North 59°51'19" East 223.55 feet, thence  
 
South 25°44'18" East 10.00 feet, thence   
North 64°15'42" East 624.15 feet to the Southwesterly Right-Of-Way of West River Street, thence 
 continuing along said Northwesterly Right-Of-Way of North Americana Boulevard 
North 64°22'00" East 656.83 feet to the intersection of the Northeasterly extension of said 
 Northwesterly Right-Of-Way of North Americana and the Southwesterly extension of the 
 Northwesterly Right-Of-Way of North 16th Street, thence  
North 34°37'20" East 388.82 feet along the said Southwesterly extension and Northwesterly Right- 
 Of-Way of North 16th Street to a point on the Southwest Right-Of-Way of Grove Street, 
 said point also being on the Westside Urban Renewal District Boundary, thence tracing said 
 Westside District boundary the following courses  
North 34°37'20" East 80.00 feet to the Northeasterly Right-Of-Way of Grove Street, thence   
South 55°18'00" East 81.55 feet along said Northeasterly Right-Of-Way to the POINT OF 
BEGINNING.   
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RIVER MYRTLE - OLD BOISE URBAN RENEWAL PLAN1 
 

ATTACHMENT 3: 
MASTER PLANS 

  
 

 
Attachment 3 to the River-Myrtle/Old Boise Urban Renewal Plan consists of the 
following documents: 
 

3A: 2025 Downtown Boise Redevelopment Plan 
The 2025 Downtown Boise Redevelopment Plan is not 
completed as of August 23, 2004.  This place in attachment 3 to 
the urban renewal plan is held for the document to be completed 
and adopted at a later date.   

 
3B: Elements of Continuity (3C in the Urban Renewal Plan)2  
3C: Streetscaping Standards (3B in the Urban Renewal Plan)2 
3D: River Street-Myrtle Street Master Plan 
3E: Old Boise/Eastside Master Plan 

 
 
 
 
 
 
 
 
 
 
 
 
 
P:\Urban Renewal Districts\UR Districts\River Myrtle-Old Boise - 2004\Urban Renewal Plan - Prep\URP-
attch 3A-E MASTER PLANS REV 3-21-15.doc 

                                                 
1 Name of urban renewal district as it appears on this page has been changed from the original “River-Myrtle/Old Boise Urban 
Renewal District” to the simplified version now in common usage “River Myrtle-Old Boise Urban Renewal District”.  Revision 
made in March 2015. Path to filename in 2004 originally appeared at bottom of page.  This path has been replaced by current 
path. 
 
2 The list of attachments that appears on pages 2-3 and on page 44 of the River Myrtle-Old Boise Urban Renewal Plan identifies 
the Streetscape Standards as Attachment 3B and the Elements of Continuity as Attachment 3C.   The list on this face page has the 
order of these two attachments reversed and identifies the Streetscaping Standards as Attachment 3C and Elements of Continuity 
as Attachment 3B.  The correct references are on pages 2-3 and page 44 of the Urban Renewal Plan.  They appear in the correct 
order after this face page.   
 
It is further noted that the Streetscape Standards and the Elements of Continuity have been revised since the approval of the River 
Myrtle-Old Boise Urban Renewal Plan.  For the most current versions of these documents, contact Capital City Development 
Corporation’s office.  (These notes were added in March 2015.) 
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ATTACHMENT 3A 

 
 

2025 DOWNTOWN REDEVELOPMENT PLAN 
 

This document is not completed.  CCDC Staff are working on a draft of this plan to bring 
to the CCDC Board of Commissioners and the City Council in the coming months.   
 
The 2025 Downtown Boise Redevelopment Plan is an aggregation of the planning and 
urban design principles consistent among the plans for the three districts.  It is identified 
as an attachment to the Urban Renewal Plan.  Agency legal counsel has advised us that 
the Urban Renewal Plan can stand on its own without the 2025 Downtown Boise 
Redevelopment Plan. 
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 b
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 d
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y d
ev

elo
pm

en
t, 

gr
ou

nd
 fl

oo
r r

et
ail

, r
es

ta
ur

an
ts

 an
d 

en
te

rt
ain

m
en

t u
se

s a
nd

 o
n-

st
re

et
 p
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e d
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 b
e c
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a d
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 b
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 b
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r m
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 d
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e p
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 p
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 d
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e d
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 d

ist
in

ct
iv

e p
lac

es
 fo

r p
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, d
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l p
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f p
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 b
ric

k 
pa

ve
r s

ur
fa

ce
 ex

te
nd

s f
ro

m
 cu

rb
 to

 fa
ce

 o
f b

ui
ld

in
g.

Pa
tte

rn
 o

f b
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s b
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, p
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, f
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f d
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 d
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y l
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 D
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e t
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r b
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s c
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e l
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l p
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 p
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e t
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s c
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re
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 b
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l c
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 b
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.
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 b
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d 
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l c
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 p
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 o
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 p
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s t
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t c
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 b
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e l
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e l
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 b
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 re
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a b
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at
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 C
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 d
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 b
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t b
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w
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 c
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b
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 r
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 c
o

m
p

le
te

d 
in

 1
95

5,
 r

ed
uc

in
g 

th
e

ar
ea

 s
ub

je
ct

 to
 fl

o
o

di
n

g 
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ee

t–
M

yr
tl

e 
St

re
et

di
st

ri
ct

 a
n

d 
m

ak
in

g 
m

o
re

 in
te

n
si

ve
 d
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 f
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b
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at
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 c
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p
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 d
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 c
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b
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b
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 c
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 b
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b
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h
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p
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p
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 d
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 b
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 c
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d
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t f
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 d
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 c
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 p

ri
va

te
 a

n
d

 p
ub

lic
in

ve
st

m
en

t i
n

 p
ro

p
er

ty
 d

ev
el

o
p

m
en

t a
n

d
in

fr
as

tr
uc

tu
re

.  
F

o
rm

in
g 

an
 u

rb
an

 r
en

ew
al

 d
is

tr
ic

t i
n

th
e 

ad
ja

ce
n

t R
iv

er
 S

tr
ee

t–
M

yr
tl

e 
St

re
et

 a
re

a,
 w

as
 s

ee
n

as
 a

 w
ay

 t
o

 a
ss

ur
e 

th
at

 r
ed

ev
el

o
p

m
en

t 
o

f 
th

is
 a

re
a

w
o

ul
d

 c
o

m
p

le
m

en
t 

th
e 

w
o

rk
 a

lr
ea

d
y 

d
o

n
e 

in
 t

h
e

C
B

D
, r

ec
o

n
n

ec
t t

h
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 d
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at
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e 

ro
ad

w
ay

s 
an

d
 o

th
er

p
ub

lic
 f

ac
ili

ti
es

 a
n

d 
se

rv
ic

e 
sy

st
em

s 
b

ec
o

m
e

o
ve

rl
o

ad
ed

 a
n

d
 tr

af
fi

c 
an

d
 a

ir
 p
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 d
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 p
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n
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n
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 m
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 c
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 b
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h
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 c
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n
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 t
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es
tr

ia
n 

W
ay

s


T
ra

n
sp

o
rt

at
io

n
 &

 P
ar

ki
n

g


Su
b

d
is

tr
ic

t P
la

n
s,

 G
ui

d
el

in
es

 &
 A

ct
io

n
 S

te
p

s1


W

es
t C

o
n

n
ec

to
r 

(F
o

rm
er

 R
ai

l Y
ar

d
s)

2


R

iv
er

 S
tr

ee
t N

ei
gh

b
o

rh
o

o
d


W

ar
eh

o
us

e/
C

ul
tu

ra
l D

is
tr

ic
t


E

as
t C

o
n

n
ec

to
r/

P
ar

ks
id

e3


C

o
ur

th
o

us
e 

C
o

rr
id

o
r


O

ld
 B

o
is

e–
E

as
ts

id
e


Im

p
le

m
en

ta
ti

o
n

U
se

 o
f 

su
b

d
is

tr
ic

t 
p

la
n

s
B

ec
au

se
 o

f 
th

e 
la

rg
e 

si
ze

 o
f 

th
e 

R
iv

er
–M

yr
tl

e 
p

la
n

n
in

g
ar

ea
, i

t h
as

 b
ee

n
 d

iv
id

ed
 in

to
 s

ub
di

st
ri

ct
s,

 e
ac

h
 o

f 
w

h
ic

h
h

as
 a

 p
la

n
 d

es
cr

ib
in

g 
cu

rr
en

t c
o

n
di

ti
o

n
s,

 o
b

je
ct

iv
es

,
de

ve
lo

p
m

en
t g

ui
de

lin
es

 a
n

d 
ac

ti
o

n
 s

te
p

s.
  T

h
es

e
su

b
di

st
ri

ct
 p

la
n

s 
ap

p
ea

r 
in

 C
h

ap
te

r 
7.

O
ld

 B
oi

se
–E

as
ts

id
e 

as
 p

ar
t o

f t
he

R
iv

er
 S

tr
ee

t–
M

yr
tle

 S
tr

ee
t D

is
tr

ic
t

P
re

p
ar

in
g 

th
is

 u
p

da
te

 o
f 

th
e 

R
iv

er
 S

tr
ee

t–
M

yr
tl

e 
St

re
et

U
rb

an
 D

es
ig

n
 P

la
n

 w
as

 p
re

ci
p

it
at

ed
 in

 p
ar

t b
y 

w
o

rk
b

ei
n

g 
do

n
e 

to
 e

va
lu

at
e 

an
 a

dj
ac

en
t a

re
a—

th
e 

O
ld

 B
o

is
e–

E
as

ts
id

e 
ar

ea
—

fo
r 

fo
rm

at
io

n
 o

f 
a 

se
p

ar
at

e 
ur

b
an

re
n

ew
al

 d
is

tr
ic

t.
  B

o
th

 o
f 

th
es

e 
ar

ea
s 

ar
e 

sh
o

w
n

 in
 F

ig
ur

e
1.

  C
C

D
C

 b
eg

an
 t

h
e 

ev
al

ua
ti

o
n

 o
f 

th
e 

O
ld

 B
o

is
e–

E
as

ts
id

e 
ar

ea
 a

t t
h

e 
re

qu
es

t o
f 

p
ro

p
er

ty
 o

w
n

er
s 

in
 O

ld
B

o
is

e 
co

m
m

er
ci

al
 a

re
a.

  I
da

h
o

 S
ta

te
 C

o
de

 r
eq

ui
re

s 
th

at
 a

n
ar

ea
 m

us
t m

ee
t a

t l
ea

st
 o

n
e 

o
f 

th
e 

cr
it

er
ia

 in
 th

e 
de

fi
n

i-
ti

o
n

 o
f 

a 
de

te
ri

o
ra

te
d 

o
r 

de
te

ri
o

ra
ti

n
g 

ar
ea

 b
ef

o
re

 it
 is

el
ig

ib
le

 to
 b

ec
o

m
e 

an
 u

rb
an

 r
en

ew
al

 d
is

tr
ic

t.
  T

h
e 

C
C

D
C

B
o

ar
d

 o
f 

C
o

m
m

is
si

o
n

er
s 

re
ce

iv
ed

 a
n

 e
lig

ib
ili

ty
 r

ep
o

rt
 o

n
th

e 
O

ld
 B

o
is

e–
E

as
ts

id
e 

ar
ea

 in
 S

ep
te

m
b

er
 2

00
1,

 w
h

ic
h

co
n

cl
ud

ed
 th

at
 th

e 
ar

ea
 m

et
 th

e 
re

qu
ir

em
en

ts
 o

f 
th

e
Id

ah
o

 S
ta

te
 C

o
de

.  
In

 S
ep

te
m

b
er

 2
00

2,
 th

e 
B

o
is

e 
C

it
y

C
o

un
ci

l r
ec

ei
ve

d 
th

is
 r

ep
o

rt
, m

ad
e 

a 
fi

n
di

n
g 

th
at

 th
e 

ar
ea

w
as

 e
lig

ib
le

 fo
r 

ur
b

an
 r

en
ew

al
 a

ct
iv

it
ie

s 
an

d 
di

re
ct

ed
C

C
D

C
 to

 p
re

p
ar

e 
a 

m
as

te
r 

p
la

n
 f

o
r 

co
n

si
de

ra
ti

o
n

 b
y 

th
e

ci
ty

 c
ou

nc
il.
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C
C

D
C

 p
ro

ce
ed

ed
 w

it
h

 p
re

p
ar

at
io

n
 o

f 
th

e 
m

as
te

r 
p

la
n

.
Id

ah
o

 S
ta

te
 C

o
de

 a
ls

o
 r

eq
ui

re
s 

th
at

 a
n

 e
co

n
o

m
ic

fe
as

ib
ili

ty
 a

n
al

ys
is

 b
e 

do
n

e 
b

ef
o

re
 a

 d
is

tr
ic

t i
s 

fo
rm

ed
 to

de
te

rm
in

e 
h

o
w

 a
n

ti
ci

p
at

ed
 r

ev
en

ue
s 

co
m

p
ar

e 
to

es
ti

m
at

ed
 c

o
st

s 
fo

r 
re

vi
ta

liz
at

io
n

 p
ro

je
ct

s 
an

d 
p

ro
gr

am
s.

In
 th

e 
ca

se
 o

f 
O

ld
 B

o
is

e–
E

as
ts

id
e,

 a
 p

re
lim

in
ar

y 
an

al
ys

is
w

as
 d

o
n

e 
in

 s
p

ri
n

g 
20

03
.  

It
 s

h
o

w
ed

 th
at

 a
n

ti
ci

p
at

ed
 ta

x
in

cr
em

en
t r

ev
en

ue
s 

fr
o

m
 O

ld
 B

o
is

e–
E

as
ts

id
e 

m
ig

h
t n

o
t

b
e 

en
o

ug
h

 to
 c

o
ve

r 
th

e 
ex

p
ec

te
d 

co
st

 o
f 

im
p

ro
ve

m
en

ts
(s

ee
 s

id
eb

ar
).

A
t 

th
e 

ti
m

e,
 s

o
m

e 
o

f 
th

e 
fa

ct
o

rs
 s

ee
n

 a
s 

re
as

o
n

s 
fo

r 
th

is
si

tu
at

io
n

 w
er

e:


C

o
n

st
ru

ct
in

g 
at

 le
as

t o
n

e 
p

ub
lic

 p
ar

ki
n

g 
ga

ra
ge

 a
n

d
up

gr
ad

in
g 

th
e 

O
ld

 B
o

is
e 

b
us

in
es

s 
d

is
tr

ic
t 

to
 h

av
e

th
e 

sa
m

e 
st

re
et

sc
ap

in
g 

an
d

 p
ed

es
tr

ia
n

 a
m

en
it

ie
s 

as
th

e 
d

o
w

n
to

w
n

 c
o

re
 w

as
 e

xp
en

si
ve

.


O
ld

 B
o

is
e–

E
as

ts
id

e 
d

o
es

 n
o

t 
h

av
e 

la
rg

e 
un

us
ed

p
ar

ce
ls

 th
at

 c
o

ul
d 

ge
n

er
at

e 
si

gn
if

ic
an

t n
ew

d
ev

el
o

p
m

en
t.


T

h
e 

p
re

fe
rr

ed
 d

ev
el

o
p

m
en

t c
o

n
ce

p
t f

o
r 

O
ld

 B
o

is
e–

E
as

ts
id

e 
en

d
ea

vo
re

d
 to

 c
o

m
p

le
m

en
t t

h
e 

ex
is

ti
n

g
ch

ar
ac

te
r 

o
f 

th
e 

ar
ea

 a
n

d
 t

h
us

 s
h

o
w

s 
o

n
ly

 a
 m

o
d

es
t

am
o

un
t 

o
f 

n
ew

 d
ev

el
o

p
m

en
t.


T

h
e 

am
o

un
t 

o
f 

ta
x 

in
cr

em
en

t 
ex

p
ec

te
d

 f
ro

m
 t

h
e

p
re

fe
rr

ed
 d

ev
el

o
p

m
en

t c
o

n
ce

p
t f

o
r 

O
ld

 B
o

is
e–

E
as

ts
id

e 
w

as
 c

o
rr

es
p

o
n

d
in

gl
y 

m
o

d
es

t.

A
m

en
d

in
g 

th
e 

R
iv

er
 S

tr
ee

t–
M

yr
tl

e 
St

re
et

D
is

tr
ic

t 
to

 i
n

cl
u

d
e 

O
ld

 B
oi

se
/

E
as

ts
id

e
T

o
 a

dd
re

ss
 t

h
is

 s
it

ua
ti

o
n

, t
h

e 
C

C
D

C
 B

o
ar

d 
o

f 
C

o
m

m
is

-
si

o
n

er
s 

de
ci

de
d 

to
 e

va
lu

at
e 

w
h

at
 th

e 
fi

n
an

ci
al

 s
it

ua
ti

o
n

w
o

ul
d 

b
e 

if
 t

h
e 

O
ld

 B
o

is
e–

E
as

ts
id

e 
ar

ea
 w

er
e 

ad
de

d 
to

th
e 

ex
is

ti
n

g 
R

iv
er

 S
tr

ee
t–

M
yr

tl
e 

St
re

et
 U

rb
an

 R
en

ew
al

D
is

tr
ic

t.

T
h

e 
p

o
ss

ib
ili

ty
 o

f 
co

m
b

in
in

g 
th

e 
tw

o
 a

re
as

 m
ea

n
t 

th
at

th
e 

R
iv

er
 S

tr
ee

t–
M

yr
tle

 S
tr

ee
t U

rb
an

 R
en

ew
al

 P
la

n
in

cl
ud

in
g 

th
e 

m
as

te
r 

p
la

n
 a

n
d 

fi
n

an
ci

al
 p

la
n

 n
ee

de
d 

to
 b

e
b

ro
ug

h
t u

p
-t

o
-d

at
e.

  H
en

ce
 th

e 
p

re
p

ar
at

io
n

 o
f 

th
is

 R
iv

er
St

re
et

–M
yr

tle
 S

tr
ee

t M
as

te
r P

la
n.

A
dd

in
g 

O
ld

 B
o

is
e–

E
as

ts
id

e 
to

 th
e 

R
iv

er
 S

tr
ee

t–
M

yr
tl

e
St

re
et

 U
rb

an
 R

en
ew

al
 D

is
tr

ic
t o

ff
er

ed
 th

e 
fo

llo
w

in
g

ad
va

n
ta

ge
s:


T

h
e 

n
um

b
er

 a
n

d
 s

iz
e 

o
f 

p
ar

ce
ls

 s
ui

ta
b

le
 f

o
r

re
de

ve
lo

p
m

en
t v

ar
ie

s 
b

et
w

ee
n

 d
if

fe
re

n
t g

eo
gr

ap
h

ic
ar

ea
s 

o
f 

d
o

w
n

to
w

n
 B

o
is

e.
  A

s 
a 

re
su

lt
, t

h
e

re
d

ev
el

o
p

m
en

t p
o

te
n

ti
al

 a
n

d
 th

e 
ab

ili
ty

 to
 g

en
er

at
e

ta
x 

in
cr

em
en

t v
ar

ie
s 

b
et

w
ee

n
 th

es
e 

ar
ea

s.
  T

h
e 

n
ee

d
fo

r 
im

p
ro

ve
m

en
ts

 in
 d

if
fe

re
n

t g
eo

gr
ap

h
ic

 a
re

as
 a

ls
o

va
ri

es
.  

T
h

er
e 

ar
e 

in
st

an
ce

s 
w

h
er

e 
th

e 
ab

ili
ty

 to
ge

n
er

at
e 

re
ve

n
ue

 a
n

d
 th

e 
n

ee
d

 f
o

r 
im

p
ro

ve
m

en
ts

ar
e 

n
o

t a
 p

er
fe

ct
 m

at
ch

.  
H

av
in

g 
a 

la
rg

er
 la

n
d 

ar
ea

 in
an

 u
rb

an
 r

en
ew

al
 d

is
tr

ic
t t

en
d

s 
to

 m
o

d
er

at
e 

th
es

e
di

ff
er

en
ce

s 
an

d 
al

lo
w

s 
a 

b
al

an
ce

 b
et

w
ee

n
 c

o
st

s 
an

d
re

ve
n

ue
s 

to
 b

e 
ac

h
ie

ve
d.

T
ax

 I
nc

re
m

en
t F

in
an

ci
ng

Ta
x 

in
cr

em
en

t f
in

an
ci

ng
 (

or
 r

ev
en

ue
al

lo
ca

tio
n 

as
 it

 is
 c

al
le

d 
in

 th
e 

Id
ah

o 
St

at
e

C
od

e)
 is

 th
e 

m
et

ho
d 

es
ta

bl
is

he
d 

fo
r 

fu
nd

in
g

re
vi

ta
liz

at
io

n 
pr

oj
ec

ts
 a

nd
 a

ct
iv

iti
es

 in
 u

rb
an

re
ne

w
al

 d
is

tri
ct

s.
  

At
 th

e 
tim

e 
an

 u
rb

an
re

ne
w

al
 d

is
tri

ct
 is

 e
st

ab
lis

he
d,

 a
 c

ity
 c

ou
nc

il
al

so
 d

ec
id

es
 w

he
th

er
 t

o 
cr

ea
te

 a
 r

ev
en

ue
al

lo
ca

tio
n 

ar
ea

 th
at

 c
oi

nc
id

es
 w

ith
 th

e
di

st
ric

t. 
 If

 th
is

 a
re

a 
is

 c
re

at
ed

, t
he

 c
ou

nt
y

as
se

ss
or

 e
st

ab
lis

he
s 

th
e 

cu
rr

en
t 

va
lu

e 
fo

r
ea

ch
 p

ro
pe

rty
 in

 th
e 

di
st

ric
t. 

Th
is

 v
al

ue
 is

re
fe

rre
d 

to
 a

s 
th

e 
ba

se
 v

al
ue

. O
ve

r 
tim

e,
 a

s
bo

th
 p

ub
lic

 a
nd

 p
riv

at
e 

do
lla

rs
 a

re
 in

ve
st

ed
an

d 
de

ve
lo

pm
en

t o
cc

ur
s 

in
 th

e 
di

st
ric

t,
pr

op
er

ty
 v

al
ue

s 
te

nd
 to

 r
is

e.
 T

he
 in

cr
ea

se
 in

va
lu

e 
ov

er
 th

e 
ba

se
 is

 c
al

le
d 

th
e

in
cr

em
en

ta
l v

al
ue

 o
r i

nc
re

m
en

t. 
In

 Id
ah

o,
 th

e
ta

xe
s 

ge
ne

ra
te

d 
by

 th
is

 in
cr

em
en

ta
l v

al
ue

ar
e 

sh
ar

ed
 b

y 
th

e 
sc

ho
ol

 d
is

tri
ct

 a
nd

 th
e

ur
ba

n 
re

ne
w

al
 a

ge
nc

y.
  

In
 B

oi
se

, t
he

 c
ity

co
un

ci
l h

as
 fo

rm
ed

 r
ev

en
ue

 a
llo

ca
tio

n 
ar

ea
s

fo
r 

ea
ch

 o
f i

ts
 u

rb
an

 r
en

ew
al

 d
is

tri
ct

s.
  

Th
e

re
ve

nu
es

 d
er

iv
ed

 f
ro

m
 t

he
 in

cr
em

en
t 

fo
r

ur
ba

n 
re

ne
w

al
 a

ct
iv

iti
es

 a
re

 a
llo

ca
te

d 
to

C
C

D
C

 a
s 

B
oi

se
’s

 u
rb

an
 r

en
ew

al
 a

ge
nc
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C

er
ta

in
 t

yp
es

 o
f 

im
p

ro
ve

m
en

ts
, s

uc
h

 a
s 

p
ar

ki
n

g
ga

ra
ge

s,
 h

av
e 

ar
ea

s 
o

f 
b

en
ef

it
 o

r 
se

rv
ic

e 
ar

ea
s.

W
h

en
 a

n
 u

rb
an

 r
en

ew
al

 d
is

tr
ic

t i
s 

sm
al

l, 
se

rv
ic

e
ar

ea
s 

m
ay

 e
xt

en
d

 b
ey

o
n

d
 t

h
e 

b
o

un
d

ar
y 

o
f 

th
e

di
st

ri
ct

.  
T

h
e 

di
st

ri
ct

 c
an

n
o

t a
cc

es
s 

re
so

ur
ce

s
ge

n
er

at
ed

 b
y 

de
ve

lo
p

m
en

t t
h

at
 is

 in
 th

e 
se

rv
ic

e 
ar

ea
b

ut
 o

ut
si

d
e 

th
e 

d
is

tr
ic

t.
  W

h
en

 u
rb

an
 r

en
ew

al
di

st
ri

ct
s 

ar
e 

la
rg

er
, i

t i
s 

m
o

re
 li

ke
ly

 th
at

 s
er

vi
ce

 a
re

as
fo

r 
im

p
ro

ve
m

en
ts

 w
ill

 f
al

l w
it

h
in

 th
e 

d
is

tr
ic

t
b

o
un

d
ar

ie
s.


T

yp
ic

al
ly

 b
o

n
d

s 
ar

e 
us

ed
 to

 f
in

an
ce

 im
p

ro
ve

m
en

ts
in

 u
rb

an
 r

en
ew

al
 d

is
tr

ic
ts

.  
T

h
e 

ab
ili

ty
 to

 is
su

e
b

o
n

d
s 

d
ep

en
d

s 
o

n
 w

h
et

h
er

 in
ve

st
o

rs
 b

el
ie

ve
 t

h
at

su
ff

ic
ie

n
t r

ev
en

ue
s 

w
ill

 b
e 

ge
n

er
at

ed
 to

 r
ep

ay
 th

e
b

o
n

d
s.

  I
n

 t
h

e 
ca

se
 o

f 
b

o
n

d
s 

b
ac

ke
d

 b
y 

ta
x

in
cr

em
en

t r
ev

en
ue

, t
h

e 
ab

ili
ty

 to
 r

ep
ay

 b
o

n
d

s
d

ep
en

d
s 

o
n

 f
ut

ur
e 

d
ev

el
o

p
m

en
t 

ge
n

er
at

in
g

in
cr

em
en

t.
  H

o
w

 m
uc

h
 a

n
d

 w
h

at
 t

yp
e 

o
f

d
ev

el
o

p
m

en
t a

ct
iv

it
y 

w
ill

 o
cc

ur
 in

 a
 s

m
al

l
ge

o
gr

ap
h

ic
 a

re
a 

is
 m

o
re

 u
n

p
re

di
ct

ab
le

 th
an

 f
o

r
la

rg
er

 a
re

as
.  

H
av

in
g 

a 
la

rg
er

 a
re

a 
in

 a
n

 u
rb

an
re

n
ew

al
 d

is
tr

ic
t i

n
cr

ea
se

s 
th

e 
lik

el
ih

o
o

d 
th

at
d

ev
el

o
p

m
en

t p
ro

je
ct

io
n

s 
w

ill
 b

e 
m

et
 a

n
d

 in
ve

st
o

rs
w

ill
 b

e 
w

ill
in

g 
to

 b
uy

 b
o

n
d

s.


C

er
ta

in
 ty

p
es

 o
f 

d
ev

el
o

p
m

en
t,

 li
ke

 a
 li

fe
st

yl
e 

re
ta

il
ce

n
te

r,
 h

av
e 

th
e 

p
o

te
n

ti
al

 f
o

r 
ge

n
er

at
in

g 
si

gn
if

ic
an

t
ta

x 
in

cr
em

en
t a

n
d

 f
o

r 
cr

ea
ti

n
g 

sp
in

-o
ff

d
ev

el
o

p
m

en
t t

h
at

 a
ls

o
 g

en
er

at
es

 r
ev

en
ue

s.
  S

uc
h

de
ve

lo
p

m
en

ts
 a

ls
o

 h
av

e 
ve

ry
 s

p
ec

if
ic

 lo
ca

ti
o

n
al

re
qu

ir
em

en
ts

 a
n

d
 th

er
e 

ar
e 

o
n

ly
 v

er
y 

lim
it

ed
lo

ca
ti

o
n

s 
th

at
 w

o
rk

 f
o

r 
th

em
.  

H
av

in
g 

a 
la

rg
er

ur
b

an
 r

en
ew

al
 d

is
tr

ic
t a

llo
w

s 
re

ve
n

ue
s 

fr
o

m
 th

es
e

un
iq

ue
 d

ev
el

o
p

m
en

ts
 to

 b
e 

re
in

ve
st

ed
 o

ve
r 

a 
w

id
er

ar
ea

 th
an

 is
 p

o
ss

ib
le

 in
 a

 s
m

al
le

r 
d

is
tr

ic
t.


A

 g
eo

gr
ap

hi
c 

ar
ea

 m
ay

 h
av

e 
ch

ar
ac

te
ri

st
ic

s 
th

at
 a

re
va

lu
ed

 o
n

 a
 c

o
m

m
un

it
y-

w
id

e 
b

as
is

.  
It

 m
ay

 m
ak

e 
a

un
iq

ue
 c

o
n

tr
ib

ut
io

n
 to

 th
e 

ec
o

n
o

m
ic

 p
ro

sp
er

it
y 

o
f

do
w

n
to

w
n

 w
h

ic
h

 w
o

ul
d

 d
am

ag
e 

d
o

w
n

to
w

n’
s

co
m

p
et

it
iv

e 
p

o
si

ti
o

n
 a

n
d

 s
yn

er
gy

 if
 lo

st
.  

T
h

e 
O

ld
B

o
is

e 
H

is
to

ri
c 

D
is

tr
ic

t i
s 

an
 e

xa
m

p
le

.  
T

h
e

co
n

tr
ib

ut
io

n
 m

ad
e 

b
y 

su
ch

 a
re

as
 w

o
ul

d
 b

e
en

h
an

ce
d

 b
y 

p
ub

lic
 im

p
ro

ve
m

en
ts

, b
ut

co
m

p
ro

m
is

ed
 if

 w
h

o
le

sa
le

 r
ed

ev
el

o
p

m
en

t w
er

e
un

de
rt

ak
en

.  
P

la
ci

n
g 

su
ch

 a
re

as
 in

 a
 la

rg
er

 d
is

tr
ic

t
m

ak
es

 it
 p

o
ss

ib
le

 t
o

 im
p

ro
ve

 t
h

es
e 

ar
ea

s 
w

it
h

o
ut

o
ve

rd
ev

el
o

p
in

g 
th

em
.

A
dd

in
g 

O
ld

 B
o

is
e–

E
as

ts
id

e 
to

 th
e 

R
iv

er
 S

tr
ee

t–
M

yr
tl

e
St

re
et

 d
is

tr
ic

t a
ls

o
 r

ai
se

d 
th

e 
is

su
e 

o
f 

ge
o

gr
ap

h
ic

di
st

ri
b

ut
io

n
 o

f 
p

ub
lic

 in
ve

st
m

en
t 

an
d 

re
de

ve
lo

p
m

en
t

ac
tiv

it
y.

  D
ur

in
g 

th
e 

p
ub

lic
 r

ev
ie

w
 o

f 
th

is
 p

la
n

, p
ro

p
er

ty
o

w
n

er
s 

in
 th

e 
ex

is
ti

n
g 

R
iv

er
 S

tr
ee

t–
M

yr
tl

e 
St

re
et

 d
is

tr
ic

t
ex

p
re

ss
ed

 c
o

n
ce

rn
s 

th
at

 a
dd

in
g 

O
ld

 B
o

is
e–

E
as

ts
id

e
w

o
ul

d 
dr

ai
n

 r
es

o
ur

ce
s 

fr
o

m
 th

e 
R

iv
er

 S
tr

ee
t–

M
yr

tl
e

St
re

et
 d

is
tr

ic
t a

n
d 

le
av

e 
so

m
e 

ar
ea

s 
o

f R
iv

er
 S

tr
ee

t–
M

yr
tl

e
St

re
et

 d
is

tr
ic

t w
it

h
o

ut
 r

es
o

ur
ce

s.
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L
on

g 
T

er
m

 F
in

an
ci

al
 P

la
n

 f
or

 R
iv

er
–M

yr
tl

e
an

d
 O

ld
 B

oi
se

–E
as

ts
id

e
A

t 
th

e 
en

d 
o

f 
th

e 
m

as
te

r 
p

la
n

n
in

g 
p

ro
ce

ss
 f

o
r 

b
o

th
 t

h
e

R
iv

er
–M

yr
tl

e 
p

la
n

n
in

g 
ar

ea
 a

n
d 

th
e 

O
ld

 B
o

is
e–

E
as

ts
id

e
p

la
n

n
in

g 
ar

ea
, K

ey
se

r 
M

ar
st

o
n

 A
ss

o
ci

at
es

 p
re

p
ar

ed
 a

fi
n

an
ci

al
 a

n
al

ys
is

 fo
r 

a 
co

m
b

in
ed

 R
iv

er
 M

yr
tl

e–
O

ld
 B

o
is

e
U

rb
an

 R
en

ew
al

 D
is

tr
ic

t a
n

d 
fo

r 
O

ld
 B

o
is

e–
E

as
ts

id
e 

as
 a

st
an

d-
al

o
n

e 
di

st
ri

ct
.  

In
 b

o
th

 c
as

es
, t

h
e 

fi
n

an
ci

al
 a

n
al

ys
is

p
ro

je
ct

s 
th

at
 s

uf
fi

ci
en

t r
es

o
ur

ce
s 

fr
o

m
 ta

x 
in

cr
em

en
t

re
ve

n
ue

 a
n

d 
o

th
er

 s
o

ur
ce

s 
w

ill
 b

e 
su

ff
ic

ie
n

t t
o

 p
ay

 f
o

r 
th

e
p

ro
p

o
se

d 
im

p
ro

ve
m

en
ts

.  
In

 t
h

e 
in

te
rv

en
in

g 
ti

m
e

b
et

w
ee

n
 th

e 
p

re
lim

in
ar

y 
an

d 
fi

n
al

 a
n

al
ys

is
 f

o
r 

O
ld

 B
o

is
e–

E
as

ts
id

e,
 t

h
e 

as
su

m
p

ti
o

n
s 

re
ga

rd
in

g 
th

e 
va

lu
e 

o
f 

fu
tu

re
de

ve
lo

p
m

en
t 

an
d 

th
e 

co
st

 a
n

d 
ex

te
n

t 
o

f 
im

p
ro

ve
m

en
ts

w
er

e 
re

fi
n

ed
 f

o
r 

th
is

 a
re

a 
an

d 
le

d 
to

 a
 p

o
si

ti
ve

 r
es

ul
t.

(T
h

e 
fi

n
an

ci
al

 a
n

al
ys

es
 fo

r 
th

e 
co

m
b

in
ed

 R
iv

er
 M

yr
tl

e–
O

ld
 B

o
is

e 
D

is
tr

ic
t a

n
d 

O
ld

 B
o

is
e–

E
as

ts
id

e 
ar

e 
av

ai
la

b
le

fr
o

m
 C

C
D

C
.)

T
h

e 
C

C
D

C
 B

o
ar

d 
o

f 
C

o
m

m
is

si
o

n
er

s 
re

co
m

m
en

de
d

an
d 

th
e 

B
o

is
e 

C
it

y 
C

o
un

ci
l e

le
ct

ed
 to

 p
ro

ce
ed

 w
it

h
 a

co
m

b
in

ed
 R

iv
er

 M
yr

tl
e–

O
ld

 B
o

is
e 

U
rb

an
 R

en
ew

al
D

is
tr

ic
t b

ec
au

se
 o

f 
th

e 
ad

va
n

ta
ge

s 
o

f 
la

rg
er

 d
is

tr
ic

ts
di

sc
us

se
d 

ea
rl

ie
r.

A
t t

h
e 

sa
m

e 
ti

m
e,

 C
C

D
C

 w
an

te
d 

to
 a

dd
re

ss
 th

e 
co

n
ce

rn
s

ex
p

re
ss

ed
 b

y 
p

ro
p

er
ty

 o
w

n
er

s 
ab

o
ut

 th
e 

ge
o

gr
ap

h
ic

di
st

ri
b

ut
io

n
 o

f 
re

so
ur

ce
s.

  T
h

is
 p

la
n

 in
cl

ud
es

 C
C

D
C

’s
co

m
m

it
m

en
t t

o
 p

re
p

ar
e 

a 
ca

p
it

al
 im

p
ro

ve
m

en
t p

la
n

 f
o

r
th

e 
R

iv
er

 M
yr

tl
e–

O
ld

 B
o

is
e 

di
st

ri
ct

 e
ve

ry
 fi

ve
 y

ea
rs

 fo
r 

th
e

re
m

ai
n

in
g 

lif
e 

o
f 

th
e 

d
is

tr
ic

t,
 a

n
d

 th
at

 th
e 

fi
ve

-y
ea

r 
p

la
n

b
e 

re
-e

xa
m

in
ed

 e
ac

h
 y

ea
r 

as
 p

ar
t o

f 
C

C
D

C
’s 

an
n

ua
l

1  
A

n
 a

d
ju

st
m

en
t 

h
as

 b
ee

n
 m

ad
e 

to
 t

h
e 

b
o

u
n

d
ar

y 
b

et
w

ee
n

 t
h

e 
tw

o
 m

as
te

r 
p

la
n

n
in

g 
ar

ea
s 

so
 t

h
at

 p
ro

p
er

ti
es

 w
h

ic
h

 w
er

e 
in

 t
h

e 
o

ri
gi

n
al

R
iv

er
 S

tr
ee

t–
M

yr
tl

e 
St

re
et

 U
rb

an
 R

en
ew

al
 D

is
tr

ic
t,

 b
u

t 
re

la
te

 b
et

te
r 

to
 t

h
e 

O
ld

 B
o

is
e–

E
as

ts
id

e 
ar

ea
, 

ar
e 

n
o

w
 c

o
ve

re
d

 b
y 

th
e 

O
ld

B
o

is
e–

E
as

ts
id

e 
M

as
te

r 
P

la
n

. 
 T

h
es

e 
p

ro
p

er
ti

es
 a

re
 l

o
ca

te
d

 n
o

rt
h

 o
f 

F
ro

n
t 

St
re

et
 b

et
w

ee
n

 C
ap

it
o

l 
B

o
u

le
va

rd
 a

n
d

 3
rd
 S

tr
ee

t.

b
ud

ge
t p

ro
ce

ss
.  

T
h

e 
fi

rs
t f

iv
e-

ye
ar

 p
la

n
 w

o
ul

d 
co

ve
r

20
06

-2
01

0.
  A

 s
ta

ke
h

o
ld

er
 c

o
m

m
it

te
e 

in
cl

ud
in

g 
p

ro
p

er
ty

o
w

n
er

s,
 b

us
in

es
s 

o
w

n
er

s 
an

d 
re

si
de

n
ts

 in
 th

e 
di

st
ri

ct
w

o
ul

d 
as

si
st

 in
 t

h
e 

p
re

p
ar
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io

n
 o

f 
th

e 
fi

ve
-y

ea
r 

p
la

n
 a

n
d

m
ak

e 
re

co
m

m
en

da
ti

o
n

s 
to

 th
e 

C
C

D
C

 B
o

ar
d 

o
f

C
o

m
m

is
si

o
n

er
s 

o
n

 t
h

e 
ty

p
e 

an
d 

ti
m

in
g 

o
f 

p
ub

lic
in

ve
st

m
en

ts
 in

 t
h

e 
va

ri
o

us
 s

ub
di

st
ri

ct
s 

o
f 

th
e 

R
iv

er
M

yr
tl

e–
O

ld
 B

o
is

e 
di

st
ri

ct
.  

T
h

es
e 

su
b

di
st

ri
ct

s 
ar

e 
sh

o
w

n
in

 F
ig

ur
e 

11
.

R
el

at
io

n
sh

ip
 b

et
w

ee
n

 R
iv

er
 S

tr
ee

t–
M

yr
tl

e
St

re
et

 &
 O

ld
 B
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se

–E
as

ts
id

e 
M

as
te

r 
P

la
n

s
T

h
e 

ur
b

an
 r

en
ew

al
 p

la
n

 f
o

r 
th

e 
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m
b

in
ed

 R
iv

er
 M

yr
tl

e–
O

ld
 B

o
is

e 
U

rb
an

 R
en

ew
al

 D
is

tr
ic

t h
as

 b
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n
 s

tr
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tu
re

d 
so

it
 in

cl
ud

es
 tw

o
 m

as
te

r 
p

la
n

s:
  o

n
e 

fo
r 

th
e 

o
ri

gi
n

al
 R

iv
er

St
re

et
–

M
yr

tl
e 

St
re

et
 d

is
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n
d 

o
n
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r 
th

e 
O

ld
 B

o
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E
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ts

id
e 

st
ud

y 
ar

ea
, w

it
h

 s
o

m
e 

m
o

di
fi

ca
ti

o
n

 o
f 

th
e

b
o

un
da

ry
 b

et
w

ee
n

 t
h

em
.1   

F
ig

ur
e 

11
 o

n
 p

ag
e 

63
 s

h
o

w
s

h
o

w
 th

e 
tw

o
 a

re
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 r
el

at
e 

to
 o

n
e 

an
o

th
er

.  
T

h
e 

C
en

tr
al

B
us

in
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s 
D

is
tr

ic
t 

an
d 

E
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ts
id

e 
n

ei
gh

b
o
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o

o
d 

sh
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w
n

 o
n
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e 
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ap

 a
re

 in
 th

e 
O

ld
 B

o
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E
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e 

p
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n
n

in
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 a
n

d
th
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b
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e
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.  

T
h
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p
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e 
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iv

er
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M
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.  
P
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p
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o
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n
er

s 
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 in
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h
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 B
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E
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2:
  E

lig
ib

ili
ty

 fo
r U

rb
an

 R
en

ew
al

 A
ct

iv
iti

es
Th

e 
B

ig
 E

as
y 

C
on

ce
rt

ho
us

e 
an

d 
se

ve
ra

l
re

st
au

ra
nt

s 
us

e 
th

is
 a

lle
y

as
 t

he
ir 

fro
nt

 d
oo

r—
ju

st
on

e 
of

 th
e 

un
iq

ue
 p

la
ce

s 
in

th
e 

R
iv

er
–M

yr
tle

 p
la

nn
in

g
ar

ea
.

P
re

p
ar

at
io

n
 o

f 
an

 e
lig

ib
ili

ty
 r

ep
o

rt
 r

ep
re

se
n

ts
 th

e 
fi

rs
t

st
ep

 in
 d

et
er

m
in

in
g 

w
h

et
h

er
 a

n
 u

rb
an

 r
en

ew
al

 d
is

tr
ic

t c
an

b
e 

es
ta

b
lis

h
ed

.  
It

 d
o

cu
m

en
ts

 w
h

et
h

er
 a

n
 a

re
a 

m
ee

ts
 th

e
de

fi
n

it
io

n
 in

 th
e 

Id
ah

o
 S

ta
te

 C
o

de
 f

o
r 

a 
de

te
ri

o
ra

te
d 

o
r

de
te

ri
o

ra
ti

n
g 

ar
ea

, a
n

d 
th

us
 is

 e
lig

ib
le

 f
o

r 
ur

b
an

 r
en

ew
al

ac
ti

vi
ti

es
.  

T
h

e 
lo

ca
l g

o
ve

rn
in

g 
b

o
dy

 m
ak

es
 th

is
 d

et
er

m
i-

n
at

io
n

 b
as

ed
 o

n
 w

h
et

h
er

 t
h

e 
ar

ea
 m

ee
ts

 a
t 

le
as

t 
o

n
e 

o
f

th
e 

cr
it

er
ia

 in
 th

e 
de

fi
n

it
io

n
.

T
h

e 
o

ri
gi

n
al

 e
va

lu
at

io
n

 o
f 

th
e 

R
iv

er
 S

tr
ee

t–
M

yr
tl

e 
St

re
et

ar
ea

 w
as

 d
o

n
e 

in
 th

re
e 

p
ar

ts
:


E

lig
ib

ili
ty

 r
ep

o
rt

 o
f 

th
e 

U
n

io
n

 P
ac

if
ic

 R
ai

lr
o

ad
P

ro
p

er
ty

 (b
o

un
d

ed
 b

y 
15

th
, F

ro
n

t,
 9

th
 a

n
d

 M
yr

tl
e

st
re

et
s)

 a
n

d 
ad

ja
ce

n
t a

re
as

 d
at

ed
 S

ep
te

m
b

er
 2

3,
19

91
.


E

lig
ib

ili
ty

 r
ep

o
rt

 f
o

r 
th

e 
F

ro
n

t–
M

yr
tl

e 
ar

ea
(b

o
un

d
ed

 b
y 

C
ap

it
o

l, 
G

ro
ve

/
F

ro
n

t,
 B

ro
ad

w
ay

, a
n

d
M

yr
tl

e)
 a

n
d 

ad
ja

ce
n

t a
re

as
 d

at
ed

 A
p

ri
l 8

, 1
99

4.


Su
p

p
le

m
en

ta
l R

ep
o

rt
 o

n
 E

lig
ib

ili
ty

 o
f 

th
e 

F
ro

n
t–

M
yr

tl
e 

an
d 

R
iv

er
 S

tr
ee

t a
re

as
 d

at
ed

 S
ep

te
m

b
er

 1
9,

19
94

.

T
h

es
e 

re
p

o
rt

s 
p

re
p

ar
ed

 b
y 

H
ar

la
n

 W
. M

an
n

 C
o

n
su

lt
an

t
co

ve
r 

al
l o

f 
th

e 
p

ro
p

er
ti

es
 w

it
h

in
 t

h
e 

b
o

un
da

ry
 o

f 
th

e
R

iv
er

 S
tr

ee
t–

M
yr

tle
 S

tr
ee

t U
rb

an
 R

en
ew

al
 D

is
tr

ic
t a

s
ap

p
ro

ve
d 

b
y 

th
e 

B
o

is
e 

C
it

y 
C

o
un

ci
l o

n
 D

ec
em

b
er

 6
,

19
94

.



R
IV

ER
 S

TR
EE

T–
M

YR
TL

E 
ST

R
EE

T 
M

AS
TE

R
 P

LA
N

El
ig

ib
ilit

y 
fo

r U
rb

an
 R

en
ew

al
 A

ct
iv

iti
es

16

A
s 

p
ar

t o
f 

am
en

di
n

g 
th

e 
R

iv
er

 S
tr

ee
t–

M
yr

tl
e 

St
re

et
U

rb
an

 R
en

ew
al

 D
is

tr
ic

t t
o

 in
cl

ud
e 

th
e 

O
ld

 B
o

is
e–

E
as

ts
id

e 
st

ud
y 

ar
ea

, C
C

D
C

 a
n

d 
B

o
is

e 
C

it
y 

id
en

ti
fi

ed
  a

lim
it

ed
 n

um
b

er
 o

f 
o

th
er

 p
ar

ce
ls

 t
o

 b
e 

ad
de

d 
to

 t
h

e
di

st
ri

ct
.  

T
h

es
e 

in
cl

ud
ed

 th
e 

fo
llo

w
in

g 
gr

o
up

s 
o

f 
p

ar
ce

ls
de

p
ic

te
d 

in
 F

ig
ur

e 
1:


B

oi
se

 C
it

y 
L

ib
ra

ry
, L

og
 C

ab
in

 L
it

er
ar

y 
C

en
te

r
an

d
 A

n
n

e 
F

ra
n

k 
M

em
or

ia
l. 

 B
o

is
e 

C
it

y 
o

w
n

s
th

es
e 

p
ar

ce
ls

 a
n

d
 in

cl
ud

in
g 

th
em

 w
o

ul
d

 a
llo

w
 th

e
ap

p
lic

at
io

n
 o

f 
C

C
D

C
 r

es
o

ur
ce

s 
to

 p
ro

je
ct

s 
th

at
b

en
ef

it
 t

h
e 

co
m

m
un

it
y 

an
d

 im
p

le
m

en
t 

th
e 

ur
b

an
re

n
ew

al
 p

la
n

.  
T

h
is

 a
d

d
it

io
n

 a
ls

o
 in

cl
ud

es
 t

h
e

C
ap

it
o

l B
o

ul
ev

ar
d 

ri
gh

t-
o

f-
w

ay
 f

ro
m

 R
iv

er
 S

tr
ee

t
(f

o
rm

er
ly

 B
at

te
ry

 S
tr

ee
t)

 to
 th

e 
B

o
is

e 
R

iv
er

, w
h

ic
h

w
o

ul
d

 a
llo

w
 im

p
ro

ve
m

en
ts

 m
ad

e 
to

 t
h

is
 s

tr
ee

t 
to

b
e 

co
n

ti
n

ue
 f

ro
m

 F
ro

n
t S

tr
ee

t t
o

 th
e 

C
ap

it
o

l
B

o
ul

ev
ar

d
 b

ri
d

ge
, r

at
h

er
 th

an
 s

to
p

p
in

g 
p

ar
t w

ay
.


G

re
en

b
el

t p
ar

ce
l a

t t
h

e 
A

n
n

 M
or

ri
so

n
 P

ar
k

B
ri

d
ge

.  
T

h
is

 p
ar

ce
l i

s 
o

w
n

ed
 b

y 
th

e 
ci

ty
 a

n
d

m
an

ag
ed

 a
s 

a 
p

ar
t o

f 
th

e 
B

o
is

e 
R

iv
er

 G
re

en
b

el
t

sy
st

em
.  

It
 li

es
 a

t 
th

e 
te

rm
in

us
 o

f 
th

e 
P

io
n

ee
r

C
o

rr
id

o
r,

 s
o

 in
cl

ud
in

g 
it

 in
 t

h
e 

d
is

tr
ic

t 
w

o
ul

d
 a

llo
w

im
p

ro
ve

m
en

ts
 a

lo
n

g 
th

e 
P

io
n

ee
r 

C
o

rr
id

o
r 

to
ex

te
n

d
 to

 a
n

d
 c

o
n

n
ec

t w
it

h
 th

e 
gr

ee
n

b
el

t p
at

h
w

ay
.


70

0 
N

. A
m

er
ic

an
a/

15
00

 S
h

or
el

in
e 

an
d

 a
d

ja
ce

n
t

p
ar

ce
ls

.  
N

ea
rl

y 
10

 a
cr

es
 in

 s
iz

e,
 th

e 
p

ro
p

er
ty

 a
t 7

00
N

. A
m

er
ic

an
a/

15
00

 S
h

o
re

lin
e 

re
p

re
se

n
ts

 a
si

gn
if

ic
an

t r
ed

ev
el

o
p

m
en

t o
p

p
o

rt
un

it
y.

  T
h

e
ad

ja
ce

n
t p

ar
ce

ls
 in

cl
ud

e 
se

ve
ra

l p
ro

p
er

ti
es

 th
at

 a
re

un
d

er
d

ev
el

o
p

ed
.

O
th

er
 m

in
o

r 
ad

ju
st

m
en

ts
 h

av
e 

b
ee

n
 m

ad
e 

in
 t

h
e

b
o

un
da

ry
 to

 in
co

rp
o

ra
te

 b
o

th
 s

id
es

 o
f 

ce
rt

ai
n

 s
tr

ee
ts

 s
o

C
C

D
C

 w
o

ul
d 

h
av

e 
th

e 
ab

ili
ty

 to
 c

o
m

p
le

te
 s

tr
ee

ts
ca

p
in

g
im

p
ro

ve
m

en
ts

 o
n

 b
o

th
 s

id
es

.  
A

n
 e

xa
m

p
le

 is
 B

ro
ad

w
ay

A
ve

nu
e 

fr
o

m
 th

e 
al

le
y 

n
o

rt
h

 o
f 

th
e 

Id
ah

o
 W

at
er

 C
en

te
r

to
 M

yr
tl

e 
St

re
et

. (
T

h
e 

el
ig

ib
ili

ty
 r

ep
o

rt
 f

o
r 

th
es

e 
ad

di
-

ti
o

n
al

 p
ar

ce
ls

 is
 a

va
ila

b
le

 fr
o

m
 C

C
D

C
.)

T
h

e 
C

C
D

C
 B

o
ar

d 
o

f 
C

o
m

m
is

si
o

n
er

s 
ac

ce
p

te
d 

th
e

el
ig

ib
ili

ty
 r

ep
o

rt
 f

o
r 

th
e 

ad
de

d 
p

ar
ce

ls
 n

o
te

d 
ab

o
ve

 o
n

Ju
ly

 1
2,

 2
00

4.
   

T
h

e 
B

o
is

e 
C

it
y 

C
o

un
ci

l r
ec

ei
ve

d 
th

e 
re

p
o

rt
o

n
 J

ul
y 

13
, 2

00
4,

 a
n

d 
m

ad
e 

a 
fi

n
di

n
g 

at
 it

s 
m

ee
ti

n
g 

o
n

Ju
ly

 2
0,

 2
00

4 
th

at
 th

e 
ad

de
d 

p
ar

ce
ls

 w
er

e 
el

ig
ib

le
 f

o
r

in
cl

us
io

n
 in

 a
n

 u
rb

an
 r

en
ew

al
 d

is
tr

ic
t b

as
ed

 o
n

 th
e

re
qu

ir
em

en
ts

 o
f 

th
e 

Id
ah

o
 S

ta
te

 C
o

de
.



R
IV

ER
 S

TR
EE

T–
M

YR
TL

E 
ST

R
EE

T 
M

AS
TE

R
 P

LA
N

P
la

nn
in

g 
&

 P
ol

ic
y 

C
on

te
xt

17

3:
  P

la
nn

in
g 

&
 P

ol
ic

y 
C

on
te

xt
In

cr
ea

si
ng

 t
he

 s
up

pl
y 

of
ho

us
in

g 
in

 t
he

 R
iv

er
–

M
yr

tle
 p

la
nn

in
g 

ar
ea

 is
on

e 
of

 th
e 

ob
je

ct
iv

es
 o

f
th

is
 p

la
n.

  
Th

e 
R

iv
er

 P
la

za
A

pa
rtm

en
ts

 w
er

e 
bu

ilt
 in

20
00

 t
hr

ou
gh

 a
 p

ub
lic

-
pr

iv
at

e 
pa

rtn
er

sh
ip

 a
nd

af
fo

rd
ab

le
 h

ou
si

ng
 t

ax
cr

ed
its

.

T
hi

s 
R

iv
er

 S
tr

ee
t–

M
yr

tle
 S

tr
ee

t M
as

te
r P

la
n 

ca
rr

ie
s

fo
rw

ar
d

 th
e 

p
re

vi
o

us
 p

la
n

n
in

g 
w

o
rk

 d
o

n
e 

fo
r 

th
is

 a
re

a 
in

th
e 

D
o

w
n

to
w

n
 B

o
is

e 
P

la
n

 (1
99

3)
, t

h
e 

R
iv

er
 S

tr
ee

t–
M

yr
tl

e 
St

re
et

 U
rb

an
 D

es
ig

n
 P

la
n

 (1
99

4)
 a

n
d 

th
e 

B
o

is
e

C
it

y 
C

o
m

p
re

h
en

si
ve

 P
la

n
 (1

99
7)

, a
n

d 
in

 s
o

m
e 

ca
se

s
re

co
m

m
en

ds
 c

h
an

ge
s 

to
 th

es
e 

ea
rl

ie
r 

p
la

n
s.

  T
h

e 
ge

n
er

al
di

re
ct

io
n

, h
o

w
ev

er
, r

em
ai

n
s 

th
e 

sa
m

e.
  T

h
is

 s
ec

ti
o

n
di

sc
us

se
s 

th
es

e 
p

la
n

s 
an

d 
h

o
w

 th
e 

co
n

ce
p

ts
 th

ey
 p

re
se

n
t

re
la

te
 to

 th
e 

R
iv

er
–M

yr
tl

e 
p

la
n

n
in

g 
ar

ea
.


D

ow
n

to
w

n
 B

oi
se

 P
la

n
 (

19
93

)
B

o
is

e 
C

it
y 

ad
o

p
te

d
 t

h
is

 p
la

n
 “

to
 p

re
se

rv
e 

an
d

en
h

an
ce

 t
h

e 
st

re
n

gt
h

s 
o

f 
d

o
w

n
to

w
n

 b
us

in
es

se
s 

b
y

p
ro

vi
d

in
g 

gu
id

an
ce

 f
o

r 
fu

tu
re

 g
ro

w
th

 a
n

d
d

ev
el

o
p

m
en

t 
in

 t
h

e 
d

o
w

n
to

w
n

 a
re

a.
” 

 T
h

e
D

o
w

n
to

w
n

 B
o

is
e 

P
la

n
 p

ro
m

o
te

s 
d

o
w

n
to

w
n

 a
s 

a
ce

n
te

r 
o

f 
em

p
lo

ym
en

t a
n

d
 s

er
vi

ce
s 

b
ut

 a
ls

o
en

vi
si

o
n

s 
d

o
w

n
to

w
n

 a
s 

a 
d

es
ir

ab
le

 p
la

ce
 f

o
r

re
si

d
en

ti
al

 n
ei

gh
b

o
rh

o
o

d
s.

  F
ig

ur
e 

2 
sh

o
w

s 
th

e
su

b
d

is
tr

ic
ts

 d
ef

in
ed

 b
y 

th
is

 p
la

n
.

T
h

e 
D

o
w

n
to

w
n

 B
o

is
e 

P
la

n
 u

n
d

o
ub

te
d

ly
in

fl
ue

n
ce

d 
th

e 
R

iv
er

 S
tr

ee
t–

M
yr

tl
e 

St
re

et
 U

rb
an

D
es

ig
n

 P
la

n
, a

d
o

p
te

d
 o

n
ly

 o
n

e 
ye

ar
 la

te
r.

  O
f

p
ar

ti
cu

la
r 

re
le

va
n

ce
 to

 th
e 

R
iv

er
–M

yr
tl

e 
p

la
n

n
in

g
ar

ea
, i

s 
th

e 
D

o
w

n
to

w
n

 B
o

is
e 

P
la

n
 la

n
d

-u
se

 p
la

n



R
IV

ER
 S

TR
EE

T–
M

YR
TL

E 
ST

R
EE

T 
M

AS
TE

R
 P

LA
N

P
la

nn
in

g 
&

 P
ol

ic
y 

C
on

te
xt

18

(s
ee

 F
ig

ur
e 

2)
.  

It
 s

h
o

w
s 

th
e 

ex
te

n
t 

o
f 

th
e 

ce
n

tr
al

b
us

in
es

s 
d

is
tr

ic
t,

 w
h

ic
h

 in
cl

ud
es

 p
o

rt
io

n
s 

o
f 

th
e

R
iv

er
–M

yr
tl

e 
p

la
n

n
in

g 
ar

ea
.  

T
h

e 
p

la
n

 d
es

cr
ib

es
 th

e
go

al
s 

an
d

 p
o

lic
ie

s 
th

at
 p

er
ta

in
 to

 th
e 

C
B

D
, t

h
e

tr
ea

tm
en

t o
f 

th
e 

C
o

n
n

ec
to

r 
an

d
 8

th
 S

tr
ee

t a
n

d
 th

e
ge

n
er

al
 p

ro
m

o
ti

o
n

 o
f 

re
si

d
en

ti
al

 u
se

 s
ur

ro
un

d
in

g
th

e 
C

B
D

.  
T

h
e 

D
ow

n
to

w
n

 B
o

is
e 

P
la

n
 d

id
 n

o
t

an
ti

ci
p

at
e 

th
e 

ex
te

n
t 

o
f 

d
ev

el
o

p
m

en
t 

th
at

 h
as

o
cc

ur
re

d
 in

 th
e 

A
d

a 
C

o
un

ty
 C

o
ur

th
o

us
e 

C
o

rr
id

o
r.

M
o

re
 s

p
ec

if
ic

al
ly

, t
h

is
 p

la
n

 d
is

cu
ss

es
 th

e 
fo

llo
w

in
g

is
su

es
 w

h
ic

h
 p

er
ta

in
 to

 th
e 

R
iv

er
–

M
yr

tl
e 

p
la

n
n

in
g

ar
ea

:


E

xt
en

t o
f C

B
D

:  
T

h
e 

D
o

w
n

to
w

n
 B

o
is

e 
P

la
n

an
ti

ci
p

at
es

 th
at

 th
e 

C
B

D
 w

ill
 e

xt
en

d
 in

to
 th

e
ar

ea
 s

o
ut

h
 o

f 
F

ro
n

t S
tr

ee
t,

 b
et

w
ee

n
 9

th
 a

n
d

11
th
,  

w
it

h
 h

o
te

l, 
in

te
n

se
 r

et
ai

l a
n

d
 o

ff
ic

e 
us

es
.

It
 a

ls
o

 im
p

lie
s 

d
en

se
, m

ix
ed

-u
se

 d
ev

el
o

p
m

en
t

at
 th

e 
ea

st
 e

n
d

 o
f 

th
e 

R
iv

er
 S

tr
ee

t
n

ei
gh

b
o

rh
o

o
d

.  
T

h
e 

D
o

w
n

to
w

n
 B

o
is

e 
P

la
n

sh
o

w
s 

th
e 

C
B

D
 o

cc
up

yi
n

g 
a 

so
m

ew
h

at
 la

rg
er

ar
ea

 in
 th

e 
R

iv
er

 S
tr

ee
t n

ei
gh

b
o

rh
o

o
d

 th
an

 is
ex

p
ec

te
d 

in
 th

e 
R

iv
er

 S
tr

ee
t–

M
yr

tl
e 

St
re

et
M

as
te

r 
P

la
n

 a
n

d
 in

 t
h

e 
20

25
 D

o
w

n
to

w
n

 B
o

is
e

R
ed

ev
el

o
p

m
en

t P
la

n
 (s

ee
 F

ig
ur

e 
3)

.  
R

eg
ar

d
le

ss
o

f 
th

e 
d

if
fe

re
n

ce
s 

b
et

w
ee

n
 th

e 
p

la
n

s 
o

n
 th

e
ex

te
n

t o
f 

th
e 

C
B

D
, t

h
es

e 
p

la
n

s 
ar

e 
in

ag
re

em
en

t w
h

en
 d

es
cr

ib
in

g 
th

e 
ty

p
e 

o
f

de
ve

lo
p

m
en

t e
xp

ec
te

d
 in

 th
e 

C
B

D
, i

.e
. h

ig
h

in
te

n
si

ty
, c

o
m

p
ac

t d
ev

el
o

p
m

en
t w

it
h

 a
 d

iv
er

se
m

ix
 o

f 
us

es
, h

ig
h

 le
ve

l o
f 

p
ed

es
tr

ia
n

us
e 

an
d

24
-h

o
ur

 a
ct

iv
it

y.


C

on
n

ec
to

r:
  T

h
e 

D
o

w
n

to
w

n
 B

o
is

e 
P

la
n

d
is

co
ur

ag
es

 s
tr

ip
 c

o
m

m
er

ci
al

 d
ev

el
o

p
m

en
t a

n
d

en
co

ur
ag

es
 h

ig
h

-i
n

te
n

si
ty

 u
se

s 
al

o
n

g 
th

at
 p

ar
t

o
f 

th
e 

C
o

n
n

ec
to

r 
w

it
h

in
 t

h
e 

p
la

n
n

ed
 C

B
D

b
et

w
ee

n
 4

th
 a

n
d

 1
3th

 s
tr

ee
ts

.  
F

o
r 

ar
ea

s 
al

o
n

g
th

e 
C

o
n

n
ec

to
r 

o
ut

si
d

e 
o

f 
th

e 
C

B
D

, t
h

e 
p

la
n

en
co

ur
ag

es
 c

o
m

m
er

ci
al

 a
n

d 
m

ix
ed

-u
se

d
ev

el
o

p
m

en
t 

w
h

en
 it

 is
 p

ro
p

o
se

d
 a

s 
p

ar
t 

o
f 

a
p

la
n

n
ed

 d
ev

el
o

p
m

en
t 

w
it

h
 r

es
id

en
ti

al
 u

se
s.


8th

 S
tr

ee
t:

  T
h

e 
D

o
w

n
to

w
n

 B
o

is
e 

P
la

n
en

vi
si

o
n

s 
th

e 
st

re
et

 le
ve

l o
f 

8th
 S

tr
ee

t t
o

 b
e 

th
e

p
ed

es
tr

ia
n

 f
o

cu
s 

o
f 

th
e 

ce
n

tr
al

 b
us

in
es

s
d

is
tr

ic
t.

  I
t 

re
co

m
m

en
d

s 
th

at
 n

ew
 d

ev
el

o
p

m
en

t
b

e 
d

es
ig

n
ed

 to
 p

ro
m

o
te

 a
 f

es
ti

va
l m

ar
ke

tp
la

ce
at

m
o

sp
h

er
e 

an
d

 p
ed

es
tr

ia
n

 a
ct

iv
it

y 
o

n
 th

is
st

re
et

.  
It

 im
p

lie
s 

th
at

 t
h

is
 p

eo
p

le
-o

ri
en

te
d

at
m

o
sp

h
er

e,
 e

vi
d

en
t o

n
 8

th
 S

tr
ee

t f
ro

m
B

an
n

o
ck

 to
 F

ro
n

t S
tr

ee
t,

 b
e 

en
co

ur
ag

ed
 to

co
n

ti
n

ue
 s

o
ut

h
 th

ro
ug

h
 th

e 
R

iv
er

–
M

yr
tl

e
p

la
n

n
in

g 
ar

ea
 to

 R
iv

er
 S

tr
ee

t (
fo

rm
er

ly
 B

at
te

ry
St

re
et

).


R

iv
er

 S
tr

ee
t R

es
id

en
ti

al
 A

re
a 

an
d

 F
ro

n
t–

M
yr

tl
e 

O
ff

ic
e/

R
es

id
en

ti
al

 C
or

ri
d

or
:  

T
h

e
D

o
w

n
to

w
n

 B
o

is
e 

P
la

n
 id

en
ti

fi
es

 t
w

o
 a

re
as

 in
th

e 
R

iv
er

–
M

yr
tl

e 
p

la
n

n
in

g 
ar

ea
 a

s 
p

o
te

n
ti

al
re

si
d

en
ti

al
 n

ei
gh

b
o

rh
o

o
d

s.
  T

h
e 

fi
rs

t 
is

 t
h

e
R

iv
er

 S
tr

ee
t R

es
id

en
ti

al
 A

re
a,

 s
h

o
w

n
 a

s 
a

re
la

ti
ve

ly
 c

o
n

fi
n

ed
 a

re
a 

w
es

t o
f 

11
th
 S

tr
ee

t,
b

et
w

ee
n

 M
yr

tl
e 

an
d

 R
iv

er
 s

tr
ee

ts
.  

It
 is

d
es

cr
ib

ed
 a

s 
a 

p
ri

m
e 

ar
ea

 f
o

r 
h

ig
h

-d
en

si
ty

re
si

d
en

ti
al

 d
ev

el
o

p
m

en
t g

iv
en

 it
s 

lo
ca

ti
o

n
 n

ea
r

ci
ty

 p
ar

ks
, B

o
is

e 
St

at
e 

U
n

iv
er

si
ty

 a
n

d 
th

e 
ce

n
tr

al
b

us
in

es
s 

d
is

tr
ic

t.
  B

o
th

 t
h

e 
D

o
w

n
to

w
n

 B
o

is
e

P
la

n
 a

n
d 

th
e 

R
iv

er
 S

tr
ee

t–
M

yr
tl

e 
St

re
et

 M
as

te
r

P
la

n
 r

ec
o

m
m

en
d

 a
 g

re
at

er
 r

an
ge

 o
f 

h
o

us
in

g
ty

p
es

 b
e 

d
ev

el
o

p
ed

 to
 u

p
gr

ad
e 

th
e 

p
er

ce
p

ti
o

n
o

f 
th

is
 n

ei
gh

b
o

rh
o

o
d

 a
n

d
 t

o
 o

ve
rc

o
m

e 
it

s



R
IV

ER
 S

TR
EE

T–
M

YR
TL

E 
ST

R
EE

T 
M

AS
TE

R
 P

LA
N

P
la

nn
in

g 
&

 P
ol

ic
y 

C
on

te
xt

19

cu
rr

en
t d

et
er

io
ra

te
d 

st
at

e 
an

d 
h

is
to

ri
c 

st
ig

m
a

o
f 

b
ei

n
g 

o
n

 t
h

e 
w

ro
n

g 
si

d
e 

o
f 

th
e 

tr
ac

ks
.  

T
h

e
R

iv
er

 S
tr

ee
t–

M
yr

tl
e 

St
re

et
 M

as
te

r 
P

la
n

de
si

gn
at

es
 th

is
 a

re
a 

as
 th

e 
R

iv
er

 S
tr

ee
t

N
ei

gh
b

o
rh

o
o

d
, a

n
d

 e
n

vi
si

o
n

s 
it

 e
xt

en
d

in
g

in
to

 t
h

e 
ar

ea
s 

id
en

ti
fi

ed
 b

y 
th

e 
D

o
w

n
to

w
n

B
o

is
e 

P
la

n
 a

s 
th

e 
B

o
is

e 
R

iv
er

 O
ff

ic
e 

P
ar

k 
an

d
th

e 
A

ut
o

-C
o

m
m

er
ci

al
 A

re
a 

(s
ee

 d
is

cu
ss

io
n

b
el

o
w

).
  I

n
cr

ea
si

n
g 

th
e 

si
ze

 o
f 

th
e 

ar
ea

id
en

ti
fi

ed
 a

s 
th

e 
R

iv
er

 S
tr

ee
t

N
ei

gh
b

o
rh

o
o

d
 is

se
en

 a
s 

an
 im

p
o

rt
an

t 
w

ay
 t

o
ac

hi
ev

e 
a 

cr
iti

ca
l

m
as

s 
o

f 
h

o
us

in
g 

an
d

 t
o

 c
re

at
e 

a 
fe

el
in

g 
o

f
co

m
m

u
n

it
y.

T
h

e 
se

co
n

d
 a

re
a 

id
en

ti
fi

ed
 f

o
r 

a 
p

o
te

n
ti

al
re

si
d

en
ti

al
 n

ei
gh

b
o

rh
o

o
d

 is
 th

e 
F

ro
n

t–
M

yr
tl

e
O

ff
ic

e/
R

es
id

en
ti

al
 C

o
rr

id
o

r 
ea

st
 o

f 
4th

 a
n

d
n

o
rt

h
 o

f 
Ju

lia
 D

av
is

 P
ar

k.
  T

h
e 

D
o

w
n

to
w

n
B

o
is

e 
P

la
n

 n
o

te
s 

th
at

 t
h

e 
ex

is
ti

n
g 

d
ev

el
o

p
m

en
t

p
at

te
rn

 c
o

n
si

st
s 

o
f 

m
an

y 
sm

al
l, 

in
d

iv
id

ua
lly

h
el

d
 lo

ts
 th

at
 p

re
cl

ud
e 

ea
sy

 c
o

n
so

lid
at

io
n

 f
o

r
la

rg
e 

d
ev

el
o

p
m

en
t p

ro
p

o
sa

ls
.  

T
h

e 
p

la
n

re
co

m
m

en
d

s 
a 

m
ix

 o
f 

o
ff

ic
e 

an
d

 r
es

id
en

ti
al

us
es

 d
es

ig
n

ed
 a

s 
co

o
rd

in
at

ed
 d

ev
el

o
p

m
en

ts
an

d
 th

e 
av

o
id

an
ce

 o
f 

st
ri

p
 c

o
m

m
er

ci
al

us
es

.  
T

h
e 

R
iv

er
 S

tr
ee

t–
M

yr
tl

e 
St

re
et

 M
as

te
r

P
la

n
 d

es
ig

n
at

es
 th

is
 a

re
a 

as
 E

as
t C

o
n

n
ec

to
r/

P
ar

ks
id

e 
an

d
 e

n
vi

si
o

n
s 

a 
si

m
ila

r 
d

ev
el

o
p

m
en

t
p

at
te

rn
 w

it
h

 m
ed

iu
m

- 
to

 h
ig

h
-d

en
si

ty
 o

ff
ic

e
an

d
 r

es
id

en
ti

al
 d

ev
el

o
p

m
en

t.
  R

es
id

en
ti

al
d

ev
el

o
p

m
en

t w
o

ul
d

 b
e 

cl
us

te
re

d
 o

n
 B

ro
ad

St
re

et
 a

n
d 

M
yr

tl
e 

St
re

et
.


B

oi
se

 R
iv

er
 O

ff
ic

e 
P

ar
k:

  T
h

e 
D

o
w

n
to

w
n

P
la

n
 id

en
ti

fi
es

 a
 r

el
at

iv
el

y 
la

rg
e 

ar
ea

 f
o

r
d

ev
el

o
p

m
en

t o
f 

an
 o

ff
ic

e 
p

ar
k 

b
et

w
ee

n
 R

iv
er

St
re

et
 a

n
d

 th
e 

B
o

is
e 

R
iv

er
, f

ro
m

 9
th
 S

tr
ee

t t
o

14
th
 S

tr
ee

t.
  I

t 
im

p
lie

s 
th

at
 u

se
s 

si
m

ila
r 

to
 t

h
e

F
o

re
st

 R
iv

er
 o

ff
ic

e 
d

ev
el

o
p

m
en

t w
o

ul
d

 b
e

ex
te

n
de

d.
 T

h
e 

R
iv

er
 S

tr
ee

t–
M

yr
tl

e 
St

re
et

M
as

te
r 

P
la

n
 in

cl
ud

es
 t

h
e 

w
es

te
rn

 h
al

f 
o

f 
th

is
ar

ea
 (f

ro
m

 a
p

p
ro

xi
m

at
el

y 
12

th
 S

tr
ee

t)
 a

s 
p

ar
t o

f
th

e 
R

iv
er

St
re

et
 n

ei
gh

b
o

rh
o

o
d

, a
n

d
 e

n
vi

si
o

n
s 

a
m

o
re

 u
rb

an
 d

ev
el

o
p

m
en

t 
p

at
te

rn
 w

it
h

 a
 m

ix
o

f 
us

es
, 

in
cl

ud
in

g 
a 

su
b

st
an

ti
al

 n
um

b
er

 o
f

h
o

us
in

g 
un

it
s 

in
 t

h
is

 s
am

e 
ar

ea
.  

T
h

is
 p

la
n

in
cl

ud
es

 a
 r

ec
o

m
m

en
d

at
io

n
 th

at
 th

e
D

o
w

n
to

w
n

 B
o

is
e 

P
la

n
 b

e 
am

en
d

ed
 t

o
 a

d
ju

st
th

e 
ex

te
n

t o
f 

th
e 

o
ff

ic
e 

p
ar

k 
ar

ea
.


A

u
to

-C
om

m
er

ci
al

 A
re

a:
  T

h
e 

ar
ea

 b
et

w
ee

n
15

th
 a

n
d

 A
m

er
ic

an
a 

is
 s

h
o

w
n

 f
o

r 
au

to
-

o
ri

en
te

d
 c

o
m

m
er

ci
al

 u
se

s 
in

 th
e 

D
o

w
n

to
w

n
B

o
is

e 
P

la
n

.  
T

h
es

e 
us

es
 a

re
 p

la
n

n
ed

 to
 e

xt
en

d
to

w
ar

d
 t

h
e 

w
es

t,
 a

lo
n

g 
M

ai
n

 a
n

d
 F

ai
rv

ie
w

, t
o

30
th
 S

tr
ee

t. 
 T

h
e 

R
iv

er
 S

tr
ee

t–
M

yr
tl

e 
St

re
et

M
as

te
r 

P
la

n
 id

en
ti

fi
es

 th
is

 a
re

a 
as

 p
ar

t o
f 

th
e

R
iv

er
 S

tr
ee

t n
ei

gh
b

o
rh

o
o

d
 to

 in
d

ic
at

e 
th

at
h

o
us

in
g 

w
o

ul
d

 b
e 

a 
m

o
re

 p
ro

m
in

en
t 

el
em

en
t

in
 t

h
e 

m
ix

 o
f 

us
es

 a
n

d
 t

h
at

 t
h

e 
d

ev
el

o
p

m
en

t
p

at
te

rn
 w

o
ul

d
 b

e 
m

o
re

 u
rb

an
 t

h
an

 s
ub

ur
b

an
in

 n
at

ur
e.

  S
er

vi
ce

 b
us

in
es

se
s 

ar
e 

ex
p

ec
te

d 
to

d
ev

el
o

p
 a

lo
n

g 
16

th
 a

n
d

 A
m

er
ic

an
a,

 a
lo

n
g 

th
e

w
es

te
rn

 e
d

ge
 o

f 
th

e 
R

iv
er

–
M

yr
tl

e 
p

la
n

n
in

g
ar

ea
.


B

oi
se

 C
it

y 
C

om
p

re
h

en
si

ve
 P

la
n

 (
19

97
)

A
d

o
p

te
d

 in
 1

99
7 

as
 t

h
e 

ge
n

er
al

 p
la

n
 f

o
r 

al
l o

f 
B

o
is

e
an

d
 it

s 
ar

ea
 o

f 
im

p
ac

t,
 t

h
e 

B
o

is
e 

C
o

m
p

re
h

en
si

ve
P

la
n

 d
es

ig
n

at
es

 a
ll 

o
f 

th
e 

R
iv

er
–

M
yr

tl
e 

p
la

n
n

in
g

ar
ea

 a
s 

m
ix

ed
 u

se
.  

 T
h

e 
la

n
d

-u
se

 m
at

ri
x 

in
d

ic
at

es
th

e 
m

ix
ed

-u
se

 d
es

ig
n

at
io

n
 is

 o
p

en
 t

o
 a

 w
id

e 
ra

n
ge

o
f 

zo
n

in
g 

d
is

tr
ic

ts
 a

n
d

 la
n

d
 u

se
s.



R
IV

ER
 S

TR
EE

T–
M

YR
TL

E 
ST

R
EE

T 
M

AS
TE

R
 P

LA
N

P
la

nn
in

g 
&

 P
ol

ic
y 

C
on

te
xt

20

T
h

e 
B

o
is

e 
C

it
y 

C
o

m
p

re
h

en
si

ve
 P

la
n

 a
ck

n
o

w
le

dg
es

do
w

n
to

w
n

 B
o

is
e 

as
 th

e 
ci

vi
c,

 e
co

n
o

m
ic

 a
n

d 
cu

lt
ur

al
ce

n
te

r 
o

f 
th

e 
B

o
is

e 
C

it
y 

P
la

n
n

in
g 

A
re

a,
 w

h
ic

h
in

cl
ud

es
 la

n
d

 w
it

h
in

 B
o

is
e 

ci
ty

 li
m

it
s 

an
d

 it
s 

ar
ea

 o
f

im
p

ac
t.

  D
o

w
n

to
w

n
 B

o
is

e 
is

 e
xp

ec
te

d
 to

 c
o

n
ti

n
ue

to
 d

ev
el

o
p

 w
it

h
 a

 c
o

n
ce

n
tr

at
ed

, h
ig

h
er

 d
en

si
ty

ce
n

tr
al

 b
us

in
es

s 
d

is
tr

ic
t (

C
B

D
) s

ur
ro

un
d

ed
 b

y
in

te
gr

at
ed

 s
ub

d
is

tr
ic

ts
, e

ac
h

 m
at

ur
in

g 
un

d
er

 n
ew

ur
b

an
is

m
 p

ri
n

ci
p

le
s 

as
 a

p
p

lie
d

 b
y 

sp
ec

if
ic

 d
es

ig
n

o
ve

rl
ay

s 
(s

ee
 s

id
eb

ar
).

  T
h

e 
R

iv
er

 S
tr

ee
t–

M
yr

tl
e

St
re

et
 M

as
te

r 
P

la
n

 in
cl

ud
es

 d
ev

el
o

p
m

en
t g

ui
d

el
in

es
th

at
 e

n
d

ea
vo

r 
to

 a
p

p
ly

 n
ew

 u
rb

an
is

m
 p

ri
n

ci
p

le
s 

in
th

e 
d

o
w

n
to

w
n

 e
n

vi
ro

n
m

en
t.

T
h

e 
B

o
is

e 
C

it
y 

C
o

m
p

re
h

en
si

ve
 P

la
n

 c
o

n
ta

in
s

se
ve

ra
l p

o
lic

ie
s 

th
at

 m
ir

ro
r 

o
r 

su
p

p
o

rt
 th

e 
o

b
je

ct
iv

es
an

d 
gu

id
el

in
es

 in
 th

e 
R

iv
er

 S
tr

ee
t–

M
yr

tl
e 

St
re

et
M

as
te

r 
P

la
n

.  
T

h
e 

fo
llo

w
in

g 
p

o
lic

ie
s 

ar
e 

es
p

ec
ia

lly
n

o
te

w
o

rt
hy

 f
o

r 
w

h
at

 t
h

ey
 s

ug
ge

st
 a

b
o

ut
d

o
w

n
to

w
n

 h
o

us
in

g,
 p

ub
lic

 s
p

ac
es

 a
n

d
 th

e 
ch

ar
ac

te
r

o
f 

n
ew

 d
ev

el
o

p
m

en
t,

 t
h

e 
C

ul
tu

ra
l D

is
tr

ic
t 

an
d

pe
de

st
ri

an
 c

on
ne

ct
iv

it
y:


T

h
e 

re
si

d
en

ti
al

 c
o

m
p

o
n

en
t 

o
f 

th
e 

d
o

w
n

to
w

n
sh

al
l b

e 
gi

ve
n

 p
ar

ti
cu

la
r 

em
p

h
as

is
 to

 e
n

co
ur

ag
e

liv
in

g 
o

p
p

o
rt

un
it

ie
s 

w
it

h
in

 w
al

ki
n

g 
d

is
ta

n
ce

 o
f

th
e 

d
o

w
n

to
w

n
 e

m
p

lo
ym

en
t 

ce
n

te
rs

 a
s 

w
el

l a
s

n
ei

gh
b

o
rh

o
o

d 
se

rv
ic

es
. (

p
o

lic
y 

8.
17

.4
)


A

dd
it

io
n

al
 c

iv
ic

 o
p

en
 s

p
ac

e 
fa

ci
lit

ie
s 

sh
al

l b
e

in
co

rp
o

ra
te

d
 in

to
 t

h
e 

d
o

w
n

to
w

n
en

vi
ro

n
m

en
t.

 (p
o

lic
y 

8.
17

.7
)


St

ri
p

 c
o

m
m

er
ci

al
, a

ut
o

-i
n

te
n

si
ve

 u
se

s 
sh

al
l n

o
t

b
e 

al
lo

w
ed

 in
 th

e 
d

o
w

n
to

w
n

 c
o

re
 e

xc
ep

t w
es

t
o

f 
th

e 
C

B
D

 in
 a

n
 a

re
a 

b
o

un
d

ed
 b

y 
23

rd
 S

tr
ee

t,
27

th
 S

tr
ee

t,
 M

ai
n

 S
tr

ee
t a

n
d 

A
m

er
ic

an
a

B
o

ul
ev

ar
d.

 (p
o

lic
y 

8.
17

.8
)


In

 o
rd

er
 to

 c
o

m
p

le
m

en
t t

h
e 

em
er

gi
n

g 
cu

lt
ur

al
fa

ci
lit

ie
s 

an
d 

ac
ti

vi
ti

es
 a

ro
un

d 
So

ut
h

 8
th
 S

tr
ee

t
an

d
 t

h
e 

w
es

t 
en

d
 o

f 
Ju

lia
 D

av
is

 P
ar

k,
 a

 s
tr

at
eg

y
p

la
n

 s
h

al
l b

e 
p

re
p

ar
ed

 to
 p

ro
vi

d
e 

a 
d

is
ti

n
ct

id
en

ti
ty

 f
o

r 
th

e 
ar

ea
 a

s 
a 

cu
lt

ur
al

 d
is

tr
ic

t.
 (p

o
lic

y
8.

17
.9

)


D
o

w
n

to
w

n
 s

h
al

l c
o

n
ti

n
ue

 t
o

 d
ev

el
o

p
 w

it
h

 a
fr

am
ew

o
rk

 o
f 

st
re

et
s,

 p
at

h
s 

an
d

 o
p

en
 s

p
ac

es
th

at
 b

ui
ld

 u
p

o
n

 e
xi

st
in

g 
d

o
w

n
to

w
n

 n
et

w
o

rk
s

an
d

 s
tr

en
gt

h
en

 c
o

n
n

ec
ti

o
n

s 
to

 th
e 

B
o

is
e 

R
iv

er
an

d
 b

et
w

ee
n

 s
ub

d
is

tr
ic

ts
.  

(p
o

lic
y 

8.
17

.1
0)


20

25
 D

ow
n

to
w

n
 B

oi
se

 R
ed

ev
el

op
m

en
t

P
la

n

B
o

is
e 

C
it

y 
n

o
w

 h
as

 th
re

e 
ur

b
an

 r
en

ew
al

 d
is

tr
ic

ts
th

at
 e

n
co

m
p

as
s 

th
e 

h
ea

rt
 o

f 
d

o
w

n
to

w
n

 a
s 

o
n

e
co

h
er

en
t p

ie
ce

 o
f 

ge
o

gr
ap

h
y:

  C
en

tr
al

 D
is

tr
ic

t,
 R

iv
er

M
yr

tl
e–

O
ld

 B
o

is
e 

an
d

 W
es

ts
id

e 
D

ow
n

to
w

n
.

D
ur

in
g 

th
e 

p
re

p
ar

at
io

n
 o

f 
th

e 
R

iv
er

 S
tr

ee
t–

M
yr

tl
e

St
re

et
 M

as
te

r 
P

la
n

,  
it

 b
ec

am
e 

o
b

vi
o

us
 th

at
 th

e
vi

si
o

n
 a

n
d

 m
an

y 
o

f 
th

e 
d

es
ig

n
 a

n
d

 d
ev

el
o

p
m

en
t

gu
id

el
in

es
 f

o
r 

d
o

w
n

to
w

n
 r

ed
ev

el
o

p
m

en
t a

re
co

m
m

o
n

 t
o

 a
ll 

o
f 

th
e 

ur
b

an
 r

en
ew

al
 d

is
tr

ic
ts

.  
In

ad
d

it
io

n
, i

t 
is

  h
el

p
fu

l t
o

 lo
o

k 
at

 c
er

ta
in

 e
le

m
en

ts
su

ch
 a

s 
la

n
d 

us
es

, s
tr

ee
ts

ca
p

in
g,

 c
iv

ic
 s

p
ac

es
, b

ic
yc

le
an

d
 p

ed
es

tr
ia

n
 r

o
ut

es
, a

n
d

 t
ra

n
sp

o
rt

at
io

n
 a

n
d

p
ar

ki
n

g 
o

n
 a

 d
o

w
n

to
w

n
-w

id
e 

b
as

is
 t

o
 s

ee
 t

h
e

o
ve

ra
ll 

p
ic

tu
re

.  
F

ro
m

 a
 f

un
ct

io
n

al
 s

ta
n

d
p

o
in

t,
 th

e
b

o
un

d
ar

ie
s 

fo
r 

th
e 

ur
b

an
 r

en
ew

al
 d

is
tr

ic
ts

 a
re

ac
tu

al
ly

 a
rt

if
ic

ia
l l

in
es

 th
at

 a
re

 n
ee

de
d 

to
 d

et
er

m
in

e
w

h
er

e 
ta

x 
in

cr
em

en
t r

ev
en

ue
 is

 g
en

er
at

ed
 a

n
d 

sp
en

t.
O

n
e 

o
f 

th
e 

go
al

s 
o

f 
d

o
w

n
to

w
n

 r
ed

ev
el

o
p

m
en

t 
is

to
 a

rr
iv

e 
at

 a
 p

o
in

t w
h

er
e 

th
es

e 
d

is
tr

ic
ts

 f
un

ct
io

n
 a

s
in

te
rc

o
n

n
ec

te
d 

p
la

ce
s,

 la
n

d 
us

es
 a

n
d 

ac
ti

vi
ty

 c
en

te
rs

in
 o

n
e 

d
is

tr
ic

t 
co

m
p

le
m

en
t 

an
d

 s
up

p
o

rt
 t

h
e 

o
th

er

N
ew

 U
rb

an
is

m
 P

ri
nc

ip
le

s

N
ew

 u
rb

an
is

m
, w

he
n 

pr
ac

tic
ed

 in
 a

 d
ow

nt
ow

n
en

vi
ro

nm
en

t, 
en

vi
si

on
s 

a 
liv

el
y 

m
ix

 o
f 

us
es

 s
uc

h
th

at
 h

ou
si

ng
, e

m
pl

oy
m

en
t, 

cu
ltu

ra
l, 

ed
uc

at
io

na
l,

re
cr

ea
tio

na
l u

se
s,

 h
ea

lth
 c

ar
e 

an
d 

ot
he

r s
er

vi
ce

s
ar

e 
in

 c
lo

se
 p

ro
xi

m
ity

 to
 e

ac
h 

ot
he

r, 
al

lo
w

in
g 

pe
op

le
to

 s
at

is
fy

 d
ai

ly
 n

ee
ds

 b
y 

w
al

ki
ng

, 
bi

cy
cl

in
g 

an
d

tra
ns

it.
  

D
ev

el
op

m
en

t i
s 

at
 u

rb
an

 d
en

si
tie

s,
 th

us
m

ak
in

g 
su

ch
 a

lte
rn

at
iv

e 
m

od
es

 o
f t

ra
ns

po
rta

tio
n

m
or

e 
fe

as
ib

le
.  

D
ep

en
de

nc
e 

on
 in

di
vi

du
al

 v
eh

ic
le

s
fo

r 
tra

ns
po

rta
tio

n 
is

 m
in

im
iz

ed
.  

 A
 m

ix
 o

f u
se

s
m

ay
 o

cc
ur

 in
 a

 s
in

gl
e 

bu
ild

in
g 

or
 th

er
e 

m
ay

 b
e

si
ng

le
-u

se
 b

ui
ld

in
gs

 w
ith

 d
iff

er
en

t u
se

s 
w

ith
in

 th
e

sa
m

e 
bl

oc
k 

or
 s

ub
di

st
ric

t o
f d

ow
nt

ow
n.

  
R

et
ai

l u
se

s
ar

e 
cl

us
te

re
d 

in
to

 b
ot

h 
sm

al
l a

nd
 la

rg
e 

sh
op

pi
ng

di
st

ric
ts

.  
H

ou
si

ng
 is

 c
lu

st
er

ed
 in

to
 n

ei
gh

bo
rh

oo
ds

.
La

rg
e 

co
nc

en
tra

tio
ns

 o
f o

ffi
ce

 b
ui

ld
in

gs
, w

hi
ch

 te
nd

to
 g

o 
da

rk
 in

 th
e 

ev
en

in
gs

 a
nd

 o
n 

w
ee

ke
nd

s,
 a

re
di

sc
ou

ra
ge

d.
  B

ui
ld

in
gs

 a
re

 b
ui

lt 
cl

os
e 

to
 o

r a
t t

he
si

de
w

al
k 

lin
e,

 u
si

ng
 d

es
ig

ns
 th

at
 c

re
at

e 
in

te
re

st
 a

t
th

e 
st

re
et

 le
ve

l f
or

 p
as

se
rs

by
.  

Si
de

w
al

ks
 a

re
im

pr
ov

ed
 w

ith
 s

tre
et

 tr
ee

s,
 fu

rn
itu

re
, p

la
nt

er
s 

an
d

di
st

in
ct

iv
e 

lig
ht

in
g 

an
d 

m
ay

 in
cl

ud
e 

sp
ec

ia
l p

av
in

g.
Th

er
e 

is
 a

 s
ys

te
m

 o
f p

ub
lic

 s
pa

ce
s 

w
ith

 s
ea

tin
g,

pl
az

a 
sp

ac
e,

 la
nd

sc
ap

in
g 

an
d 

ar
t w

or
k 

w
he

re
 p

eo
pl

e
ca

n 
ga

th
er

 fo
r r

el
ax

at
io

n,
 p

eo
pl

e-
w

at
ch

in
g,

so
ci

al
iz

in
g,

 d
in

in
g 

an
d 

cu
ltu

ra
l e

ve
nt

s.
 S

pe
ci

fic
at

te
nt

io
n 

is
 g

iv
en

 to
 c

re
at

in
g 

a 
liv

el
y,

 w
el

co
m

in
g

pu
bl

ic
 re

al
m

 fo
r p

eo
pl

e 
w

hi
ch

 s
tru

ct
ur

es
 a

nd
 b

rin
gs

co
he

re
nc

e 
to

 th
e 

ur
ba

n 
fa

br
ic

.  
Th

e 
st

re
et

 s
ys

te
m

re
ta

in
s 

th
e 

tra
di

tio
na

l g
rid

 s
ys

te
m

 c
om

m
on

 to
do

w
nt

ow
ns

 a
t t

he
 tu

rn
 o

f t
he

 c
en

tu
ry

.  
S

ur
fa

ce
pa

rk
in

g 
is

 m
in

im
iz

ed
 s

in
ce

 it
 te

nd
s 

to
 s

ap
 u

rb
an

vi
ta

lit
y.

  
E

ve
ry

 e
ffo

rt 
is

 m
ad

e 
to

 s
cr

ee
n 

su
rfa

ce
pa

rk
in

g 
lo

ts
 fr

om
 s

tre
et

 v
ie

w
.  

W
he

re
 p

ar
ki

ng
 lo

ts
ar

e 
on

 th
e 

st
re

et
, t

he
y 

ha
ve

 a
n 

ed
ge

 th
at

 r
ep

lic
at

es
th

e 
bu

ild
in

g 
lin

e 
al

on
g 

th
e 

si
de

w
al

k 
an

d 
ar

e
la

nd
sc

ap
ed

 to
 s

of
te

n 
th

ei
r 

im
pa

ct
.  

M
os

t p
ar

ki
ng

 is
su

pp
lie

d 
by

 p
ar

ki
ng

 s
tru

ct
ur

es
.  

W
he

ne
ve

r
po

ss
ib

le
, t

he
se

 s
tru

ct
ur

es
 a

re
 d

es
ig

ne
d 

so
 th

e 
fir

st
flo

or
 is

 li
ne

d 
w

ith
 s

ho
ps

, r
es

ta
ur

an
ts

, h
ou

si
ng

 u
ni

ts
an

d 
ot

he
r 

ac
tiv

at
in

g 
us

es
 w

he
ne

ve
r 

th
is

 fi
rs

t f
lo

or
fa

ce
s 

a 
st

re
et

, t
hu

s 
m

ak
in

g 
th

e 
pa

rk
in

g 
ga

ra
ge

in
vi

si
bl

e 
to

 p
ed

es
tri

an
s.



R
IV

ER
 S

TR
EE

T–
M

YR
TL

E 
ST

R
EE

T 
M

AS
TE

R
 P

LA
N

P
la

nn
in

g 
&

 P
ol

ic
y 

C
on

te
xt

21

d
is

tr
ic

ts
 a

n
d

 d
o

w
n

to
w

n
 f

un
ct

io
n

s 
as

 a
n

 o
rg

an
ic

w
h

o
le

.

T
h

e 
20

25
 D

o
w

n
to

w
n

 B
o

is
e 

R
ed

ev
el

o
p

m
en

t P
la

n
w

as
 c

re
at

ed
 to

 il
lu

st
ra

te
 th

e 
se

am
le

ss
 n

at
ur

e 
o

f
d

o
w

n
to

w
n

 a
n

d
 t

o
 d

es
cr

ib
e 

b
o

th
 t

h
e 

o
ve

ra
ll 

vi
si

o
n

an
d

 g
o

al
s 

fo
r 

it
s 

re
vi

ta
liz

at
io

n
 a

n
d

 d
es

ig
n

 a
n

d
d

ev
el

o
p

m
en

t 
gu

id
el

in
es

 s
h

ar
ed

 b
y 

al
l o

f 
th

e
d

is
tr

ic
ts

.  
It

 d
ep

ic
ts

 c
o

m
m

o
n

 e
le

m
en

ts
 o

n
 m

ap
s

th
at

 s
h

o
w

 a
ll 

o
f 

th
e 

d
is

tr
ic

ts
 a

n
d

 t
h

e 
p

er
ip

h
er

y
ar

o
un

d
 t

h
em

, s
o

 t
h

at
 t

h
es

e 
el

em
en

ts
 a

re
 p

ut
 in

to
co

n
te

xt
.  

 P
la

n
s,

 o
b

je
ct

iv
es

, d
es

ig
n

 a
n

d
d

ev
el

o
p

m
en

t g
ui

d
el

in
es

 a
n

d
 a

ct
io

n
 s

te
p

s 
th

at
 a

p
p

ly
to

 a
 p

ar
ti

cu
la

r 
di

st
ri

ct
 a

re
 in

cl
ud

ed
 in

 th
e 

m
as

te
r

p
la

n
 f

o
r 

th
at

 d
is

tr
ic

t.
  T

h
e 

20
25

 D
o

w
n

to
w

n
 B

o
is

e
R

ed
ev

el
o

p
m

en
t P

la
n

 s
er

ve
s 

as
 a

 p
re

fa
ce

 to
 th

es
e

m
as

te
r 

p
la

n
s.

T
h

e 
20

25
 D

o
w

n
to

w
n

 B
o

is
e 

R
ed

ev
el

o
p

m
en

t P
la

n
h

as
 a

 t
im

e 
fr

am
e 

o
f 

20
 y

ea
rs

 b
ec

au
se

 a
ll 

o
f 

th
e

ex
is

ti
n

g 
d

is
tr

ic
ts

 a
re

 s
ch

ed
ul

ed
 to

 s
un

se
t o

n
 o

r
b

ef
o

re
 2

02
5.

 B
o

is
e 

C
it

y 
an

d 
C

C
D

C
 h

av
e 

es
ta

b
lis

h
ed

a 
vi

si
o

n
 (s

ee
 s

id
eb

ar
) a

n
d

 o
ve

ra
ll 

go
al

s 
fo

r
d

o
w

n
to

w
n

 r
ev

it
al

iz
at

io
n

 a
s 

p
ar

t 
o

f 
th

is
 p

la
n

.
D

o
w

n
to

w
n

 r
ev

it
al

iz
at

io
n

 g
o

al
s 

in
cl

ud
e:


H

ea
rt

 o
f 

re
gi

on
:  

A
ss

ur
e 

th
at

 d
o

w
n

to
w

n
 B

o
is

e
re

m
ai

n
s 

th
e 

fo
re

m
o

st
 u

rb
an

 c
en

te
r 

in
 th

e 
re

gi
o

n
 f

o
r

b
us

in
es

s,
 g

o
ve

rn
m

en
t,

 m
ed

ic
al

 c
ar

e,
 c

ul
tu

re
,

ed
uc

at
io

n
 a

n
d

 u
rb

an
 li

vi
n

g.


P

eo
p

le
 p

la
ce

:  
D

ev
el

o
p

 d
o

w
n

to
w

n
 a

s 
a 

p
la

ce
 f

o
r

p
eo

p
le

, o
ff

er
in

g 
a 

d
el

ig
h

tf
ul

 a
n

d
 e

n
ri

ch
in

g
en

vi
ro

n
m

en
t 

fo
r 

liv
in

g,
 w

o
rk

in
g 

an
d

 p
la

yi
n

g.
A

ss
ur

e 
th

at
 t

h
e 

m
ix

 o
f 

la
n

d
 u

se
s 

an
d

 t
h

e 
d

es
ig

n
 o

f

th
e 

ur
b

an
 f

ab
ri

c 
su

p
p

o
rt

 u
rb

an
 v

it
al

it
y.

  E
m

p
h

as
iz

e
th

e 
n

ee
d

s 
o

f 
p

eo
p

le
 o

ve
r 

ve
h

ic
le

s.


E

co
n

om
ic

 d
ev

el
op

m
en

t:
  P

ro
m

o
te

 a
 p

ro
sp

er
o

us
ec

o
n

o
m

y 
in

 d
o

w
n

to
w

n
 a

n
d

 th
e 

re
gi

o
n

 b
y 

cr
ea

ti
n

g 
a

p
la

ce
 th

at
 is

 a
tt

ra
ct

iv
e 

to
 c

ut
ti

n
g-

ed
ge

 c
o

m
p

an
ie

s
an

d
 th

e 
w

o
rk

fo
rc

e 
th

ey
 e

m
p

lo
y.


U

rb
an

 fo
rm

:  
 C

re
at

e 
a 

co
m

p
ac

t,
 u

rb
an

 f
o

rm
 w

it
h

 a
liv

el
y 

m
ix

 o
f 

us
es

.  
E

m
p

h
as

iz
e 

qu
al

it
y,

su
st

ai
n

ab
ili

ty
 a

n
d

 a
 f

ee
lin

g 
o

f 
p

er
m

an
en

ce
 in

 th
e

h
o

w
 d

o
w

n
to

w
n

 is
 b

ui
lt

.  
D

ev
el

o
p

 s
ub

d
is

tr
ic

ts
, i

n
-

to
w

n
 n

ei
gh

b
o

rh
o

o
d

s 
an

d
 a

ct
iv

it
y 

ce
n

te
rs

 s
o

 e
ac

h
h

as
 it

s 
o

w
n

 c
h

ar
ac

te
r 

an
d

 s
en

se
 o

f 
id

en
ti

ty
.


P

u
b

li
c 

re
al

m
:  

D
ev

el
o

p
 a

 s
ys

te
m

 o
f 

p
ar

ks
, p

la
za

s
an

d
 p

ub
lic

 s
p

ac
es

 th
at

 b
ec

o
m

e 
fo

ca
l p

o
in

ts
 in

 th
e

d
o

w
n

to
w

n
, a

ct
 a

s 
ca

ta
ly

st
s 

fo
r 

p
ri

va
te

 d
ev

el
o

p
m

en
t,

p
ro

vi
d

e 
re

fr
es

h
m

en
t 

an
d

 r
el

ie
f 

fr
o

m
 u

rb
an

su
rr

o
un

d
in

gs
 a

n
d

 a
d

d
 t

o
 t

h
e 

liv
ab

ili
ty

 o
f

d
o

w
n

to
w

n
.  

Im
p

ro
ve

 s
tr

ee
ts

 a
n

d
 s

id
ew

al
ks

 s
o

 t
h

ey
cr

ea
te

 a
 w

el
co

m
in

g 
p

ed
es

tr
ia

n
 e

n
vi

ro
n

m
en

t.


T

ra
ns

po
rt

at
io

n 
sy

st
em

:  
C

re
at

e 
an

 e
ff

ec
tiv

e
m

ul
ti

m
o

d
al

 t
ra

n
sp

o
rt

at
io

n
 s

ys
te

m
 i

n
 d

o
w

n
to

w
n

B
o

is
e 

th
at

 p
ro

m
o

te
s 

w
al

ki
n

g,
 b

ic
yc

lin
g,

 c
ar

p
o

o
lin

g
an

d
 tr

an
si

t,
 a

n
d

 r
ed

uc
es

 d
ep

en
d

en
ce

 o
n

au
to

m
o

b
ile

s.
  E

as
e 

tr
af

fi
c 

fl
o

w
 in

 d
o

w
n

to
w

n
 b

y
im

p
ro

ve
m

en
ts

 t
o

 s
tr

ee
t 

d
es

ig
n

 a
n

d
 s

ig
n

al
iz

at
io

n
an

d
 b

y 
tr

af
fi

c 
d

em
an

d
 m

an
ag

em
en

t.
  D

ev
el

o
p

 a
m

ul
ti

m
o

d
al

 t
ra

n
sp

o
rt

at
io

n
 s

ys
te

m
 f

o
r 

th
e 

re
gi

o
n

th
at

 a
dd

re
ss

es
 p

o
te

n
ti

al
 tr

af
fi

c 
im

p
ac

ts
 c

au
se

d 
b

y
fu

tu
re

 g
ro

w
th

 in
 d

ow
n

to
w

n
, a

n
d

 m
ak

es
 t

ra
ve

l t
o,

fr
o

m
 a

n
d

 w
it

h
in

 d
o

w
n

to
w

n
 b

y 
al

te
rn

at
iv

e 
m

o
d

es
pr

ac
tic

al
 a

nd
 a

tt
ra

ct
iv

e.

V
is

io
n

 o
f D

ow
n

to
w

n
 B

oi
se

 - 
20

25

Th
e 

20
25

 D
ow

nt
ow

n 
B

oi
se

 R
ed

ev
el

op
m

en
t P

la
n

en
vi

si
on

s 
do

w
nt

ow
n 

re
m

ai
ni

ng
 th

e 
fo

re
m

os
t u

rb
an

ce
nt

er
 in

 th
e 

re
gi

on
 fo

r 
bu

si
ne

ss
, g

ov
er

nm
en

t,
cu

ltu
re

, e
du

ca
tio

n 
an

d 
ur

ba
n 

liv
in

g.
 It

 is
 a

nd
 w

ill
co

nt
in

ue
 to

 b
e 

a 
co

lle
ct

io
n 

of
 d

is
tri

ct
s,

 e
ac

h 
w

ith
its

 o
w

n 
un

iq
ue

 c
ha

ra
ct

er
 a

nd
 fu

nc
tio

n.
  

D
is

tri
ct

s,
ac

tiv
ity

 c
en

te
rs

 a
nd

 in
-to

w
n 

ne
ig

hb
or

ho
od

s 
w

ill
 b

e
co

nn
ec

te
d 

by
 a

 w
el

l-d
es

ig
ne

d 
an

d 
fu

nc
tio

na
l

m
ul

tim
od

al
 tr

an
sp

or
ta

tio
n 

sy
st

em
.  

Th
is

tra
ns

po
rta

tio
n 

sy
st

em
 w

ill
 p

ro
vi

de
 c

on
ne

ct
io

ns
w

ith
in

 d
ow

nt
ow

n 
an

d 
to

 th
e 

su
rr

ou
nd

in
g 

re
gi

on
.

D
ow

nt
ow

n 
w

ill
 b

ec
om

e 
a 

m
os

ai
c 

of
 d

el
ig

ht
fu

l
pl

ac
es

 t
ha

t 
ev

ok
e 

a 
se

ns
e 

of
 c

om
m

un
ity

 a
nd

in
vi

te
 p

eo
pl

e 
to

 e
xp

lo
re

 a
nd

 e
nj

oy
.  

 It
 w

ill
 h

av
e 

a
ric

h 
co

lle
ct

io
n 

of
 b

ot
h 

hi
st

or
ic

 a
nd

 c
on

te
m

po
ra

ry
bu

ild
in

gs
—

va
lu

in
g 

its
 ti

es
 to

 th
e 

pa
st

 a
s 

w
el

l a
s

th
e 

po
ss

ib
ili

tie
s 

of
 th

e 
fu

tu
re

 w
ith

 a
rc

hi
te

ct
ur

e 
th

at
co

nv
ey

s 
a 

se
ns

e 
of

 q
ua

lit
y 

an
d 

pe
rm

an
en

ce
.

Th
es

e 
bu

ild
in

gs
 w

ill
 p

ro
vi

de
 th

e 
se

tti
ng

 fo
r 

a 
liv

el
y

m
ix

 o
f 

us
es

, 
in

cl
ud

in
g 

ho
us

in
g,

 o
ffi

ce
s,

 r
et

ai
l,

ho
te

ls
 a

nd
 c

on
ve

nt
io

n 
fa

ci
lit

ie
s,

 a
nd

 c
ul

tu
ra

l,
en

te
rta

in
m

en
t a

nd
 le

ar
ni

ng
 o

pp
or

tu
ni

tie
s.

D
ow

nt
ow

n 
w

ill
 b

ec
om

e 
a 

m
od

el
 fo

r s
us

ta
in

ab
le

la
nd

 u
se

 p
at

te
rn

s,
 b

ui
ld

in
g 

pr
ac

tic
es

 a
nd

tra
ns

po
rta

tio
n 

an
d 

ho
w

 to
 m

ak
e 

w
is

e 
us

e 
of

re
so

ur
ce

s.
  D

ow
nt

ow
n 

w
ill

 o
ffe

r 
an

 in
vi

go
ra

tin
g

en
vi

ro
nm

en
t 

w
ith

 b
us

tli
ng

 s
tre

et
s,

 m
us

ic
,

fe
st

iv
al

s,
 p

ub
lic

 a
rt,

 p
ar

ks
 a

nd
 p

la
za

s,
ne

ig
hb

or
ho

od
 ta

ve
rn

s 
an

d 
gr

ea
t r

es
ta

ur
an

ts
.

Th
er

e 
w

ill
 b

e 
a 

ric
h 

in
te

lle
ct

ua
l e

nv
iro

nm
en

t t
ha

t
at

tra
ct

s 
ta

le
nt

ed
 p

eo
pl

e 
an

d 
sp

ar
ks

 c
re

at
iv

ity
 a

nd
in

no
va

tio
n,

 s
up

po
rte

d 
by

 s
ta

te
-o

f-t
he

-a
rt

te
le

co
m

m
un

ic
at

io
ns

 a
nd

 te
ch

no
lo

gy
.  

P
eo

pl
e 

fro
m

al
l w

al
ks

 o
f l

ife
 w

ill
 fe

el
 w

el
co

m
e 

an
d 

be
co

m
e

en
ga

ge
d 

in
 th

e 
lif

e 
of

 d
ow

nt
ow

n.
  T

he
 h

is
to

ry
 a

nd
cu

ltu
re

 o
f i

ts
 p

eo
pl

es
 w

ill
 b

e 
ce

le
br

at
ed

.  
Th

er
e 

w
ill

be
 r

oo
m

 fo
r 

qu
irk

in
es

s 
an

d 
sp

on
ta

ne
ity

.
D

ow
nt

ow
n 

B
oi

se
 w

ill
 b

e 
a 

vi
br

an
t p

la
ce

 w
he

re
pe

op
le

 th
riv

e 
an

d 
bu

si
ne

ss
es

 p
ro

sp
er

—
a 

pl
ac

e
th

at
 c

on
tri

bu
te

s 
to

 th
e 

so
ci

al
, s

pi
rit

ua
l,

en
vi

ro
nm

en
ta

l a
nd

 e
co

no
m

ic
 w

el
l-b

ei
ng

 o
f

re
si

de
nt

s,
 w

or
ke

rs
, v

is
ito

rs
 a

nd
 th

e 
re

gi
on

.



R
IV

ER
 S

TR
EE

T–
M

YR
TL

E 
ST

R
EE

T 
M

AS
TE

R
 P

LA
N

P
la

nn
in

g 
&

 P
ol

ic
y 

C
on

te
xt

22


C

re
at

e 
a 

d
es

ti
n

at
io

n
-o

ri
en

te
d

 s
h

o
p

p
in

g 
d

is
tr

ic
t

b
et

w
ee

n
 9

th
, F

ro
n

t,
 C

ap
it

o
l a

n
d

 M
yr

tl
e 

w
it

h
 th

e
p

o
ss

ib
ili

ty
 o

f 
ex

p
an

si
o

n
 w

es
t 

to
 1

0th
 S

tr
ee

t.


C
lu

st
er

 h
o

te
l, 

re
ta

il,
 c

o
n

ve
n

ti
o

n
 a

n
d

 to
ur

is
m

-
o

ri
en

te
d

 u
se

s 
al

o
n

g 
F

ro
n

t 
an

d
 M

yr
tl

e 
st

re
et

s 
ea

st
 o

f
13

th
 S

tr
ee

t.


A
d

d
 d

ev
el

o
p

m
en

t 
to

 t
h

e 
C

o
ur

th
o

us
e 

C
o

rr
id

o
r 

so
 a

m
o

re
 c

o
m

p
le

te
 m

ix
 o

f 
us

es
 is

 c
re

at
ed

 a
n

d
 t

h
e

in
st

it
ut

io
n

al
 e

ff
ec

t 
o

f 
th

e 
ex

is
ti

n
g 

b
ui

ld
in

gs
 is

so
ft

en
ed

.


C
re

at
e 

a 
m

aj
o

r 
m

ix
ed

-u
se

 d
ev

el
o

p
m

en
t o

n
 th

e
so

ut
h

w
es

t c
o

rn
er

 o
f 

F
ro

n
t a

n
d

 B
ro

ad
w

ay
.


In

cr
ea

se
 d

en
si

ti
es

 in
 th

e 
R

iv
er

–M
yr

tl
e 

p
la

n
n

in
g 

ar
ea

to
 a

ch
ie

ve
 th

e 
de

ve
lo

p
m

en
t f

o
re

ca
st

, i
n

cr
ea

se
 u

rb
an

vi
ta

lit
y 

an
d

 m
ak

e 
al

te
rn

at
iv

e 
m

o
d

es
 o

f
tr

an
sp

o
rt

at
io

n
 m

o
re

 p
ra

ct
ic

al
.


P

ro
m

o
te

 th
e 

us
e 

o
f 

w
al

ki
n

g,
 b

ic
yc

lin
g 

an
d

 tr
an

si
t.


M

ai
n

ta
in

 th
e 

vi
ta

lit
y 

an
d 

ch
ar

ac
te

r 
o

f 
R

iv
er

–M
yr

tl
e

p
la

n
n

in
g 

ar
ea

 f
o

r 
th

e 
lo

n
g 

te
rm

.

T
h

is
 p

la
n

 p
ro

p
o

se
s 

sp
ec

if
ic

 o
b

je
ct

iv
es

, d
es

ig
n

 a
n

d
de

ve
lo

p
m

en
t g

ui
de

lin
es

 a
n

d 
ac

ti
o

n
 s

te
p

s 
fo

r 
th

is
 u

n
iq

ue
ar

ea
 o

f 
do

w
n

to
w

n
 B

o
is

e.


P

ar
ki

n
g:

  P
ro

vi
d

e 
an

 a
d

eq
ua

te
 s

up
p

ly
 o

f 
p

ar
ki

n
g

w
h

ile
 m

in
im

iz
in

g 
th

e 
us

e 
o

f 
la

n
d

 f
o

r 
su

rf
ac

e
p

ar
ki

n
g 

lo
ts

.  
A

ch
ie

ve
 m

ax
im

um
 u

ti
liz

at
io

n
 o

f
p

ar
ki

n
g 

b
y 

d
ev

el
o

p
in

g 
la

n
d

 u
se

s 
th

at
 h

av
e

o
ff

se
tt

in
g 

p
ar

ki
n

g 
d

em
an

d
s,

 m
ak

in
g 

p
ri

va
te

p
ar

ki
n

g 
av

ai
la

b
le

 to
 th

e 
p

ub
lic

 w
h

en
 n

o
t n

ee
d

ed
o

th
er

w
is

e 
an

d 
m

ak
in

g 
p

ub
lic

 p
ar

ki
n

g 
fa

ci
lit

ie
s 

ea
si

ly
ac

ce
ss

ib
le

 f
ro

m
 th

e 
va

ri
o

us
 s

ub
di

st
ri

ct
s 

an
d 

ac
ti

vi
ty

ce
n

te
rs

 in
 d

o
w

n
to

w
n

.

L
ik

e 
p

re
vi

o
us

 p
la

n
s 

fo
r 

do
w

n
to

w
n

 B
o

is
e,

 th
e 

R
iv

er
St

re
et

–M
yr

tl
e 

St
re

et
 M

as
te

r 
P

la
n

 f
o

llo
w

s 
th

e 
gu

id
in

g
p

ri
n

ci
p

le
s 

o
f 

m
ix

ed
 la

n
d 

us
es

, c
o

m
p

ac
t,

 u
rb

an
-s

ty
le

de
ve

lo
p

m
en

t 
an

d 
p

ed
es

tr
ia

n
-o

ri
en

te
d 

ur
b

an
 d

es
ig

n
.  

It
 is

es
se

n
ti

al
ly

 c
o

n
si

st
en

t w
it

h
 th

e 
m

o
re

 r
ec

en
t o

f 
th

es
e 

p
la

n
s

an
d 

m
o

ve
s 

th
es

e 
p

la
n

s 
fo

rw
ar

d 
b

y 
fo

cu
si

n
g 

in
 p

ar
ti

cu
la

r
o

n
 h

o
w

 t
o

:


Im

p
ro

ve
 th

e 
B

ro
ad

w
ay

–
C

h
in

d
en

 C
o

n
n

ec
to

r 
so

 it
b

ec
o

m
es

 a
n

 a
tt

ra
ct

iv
e 

b
o

ul
ev

ar
d 

co
m

p
at

ib
le

 w
it

h
 a

p
eo

p
le

-o
ri

en
te

d
 d

o
w

n
to

w
n

 a
n

d
 s

ui
ta

b
le

 f
o

r
d

ev
el

o
p

m
en

t 
o

f 
a 

w
id

e 
ra

n
ge

 o
f 

us
es

 a
lo

n
g 

it
s

ed
ge

s,
 a

n
d

 it
 d

o
es

 n
o

t 
im

p
ed

e 
n

o
rt

h
-s

o
ut

h
co

n
n

ec
ti

o
n

s 
b

et
w

ee
n

 th
e 

R
iv

er
–M

yr
tl

e 
p

la
n

n
in

g
ar

ea
 a

n
d

 t
h

e 
re

m
ai

n
d

er
 o

f 
d

o
w

n
to

w
n

.


C
re

at
e 

fl
o

ur
is

h
in

g 
ur

b
an

 n
ei

gh
b

o
rh

o
o

d
s 

in
 t

h
e

R
iv

er
 S

tr
ee

t a
re

a 
an

d
 in

 th
e 

W
ar

eh
o

us
e/

C
ul

tu
ra

l
D

is
tr

ic
t.


A

ch
ie

ve
 a

 b
al

an
ce

 b
et

w
ee

n
 o

ff
ic

e 
an

d 
h

o
us

in
g 

us
es

su
ch

 t
h

at
 h

o
us

in
g 

d
o

es
 n

o
t 

d
is

ap
p

ea
r 

b
ut

 in
cr

ea
se

s.


C
o

n
st

ru
ct

 a
n

 e
n

h
an

ce
d,

 b
o

ul
ev

ar
d-

st
yl

e 
P

io
n

ee
r

W
al

k 
th

ro
ug

h
 th

e 
R

iv
er

 S
tr

ee
t 

n
ei

gh
b

o
rh

o
o

d
, a

n
d

us
e 

th
e 

w
al

kw
ay

 a
s 

b
o

th
 a

n
 a

n
ch

o
r 

an
d

 a
 c

at
al

ys
t f

o
r

d
ev

el
o

p
m

en
t a

n
d

 a
s 

a 
lin

k 
b

et
w

ee
n

 th
e

n
ei

gh
b

o
rh

o
o

d
 a

n
d

 d
o

w
n

to
w

n
.



R
IV

ER
 S

TR
EE

T–
M

YR
TL

E 
ST

R
EE

T 
M

AS
TE

R
 P

LA
N

M
ar

ke
t C

on
te

xt
23

4:
  M

ar
ke

t C
on

te
xt

B
ui

ld
in

gs
 in

 t
he

W
ar

eh
ou

se
/C

ul
tu

ra
l

D
is

tri
ct

 h
av

e 
be

en
re

no
va

te
d 

an
d 

re
us

ed
 b

ut
st

ill
 r

et
ai

n 
th

ei
r 

hi
st

or
ic

fla
vo

r.

P
re

p
ar

at
io

n
 o

f 
th

e 
R

iv
er

 S
tr

ee
t–

M
yr

tl
e 

St
re

et
 p

la
n

 u
p

da
te

in
cl

ud
ed

 a
 r

ev
ie

w
 o

f 
th

e 
p

ro
sp

ec
ts

 f
o

r 
o

ff
ic

e,
 r

et
ai

l a
n

d
h

o
us

in
g 

de
ve

lo
p

m
en

t 
in

 d
o

w
n

to
w

n
 B

o
is

e 
to

 2
02

5 
to

de
te

rm
in

e 
if

 t
h

e 
am

o
un

t 
an

d 
fo

rm
 o

f 
de

ve
lo

p
m

en
t

en
vi

si
o

n
ed

 b
y 

th
is

 p
la

n
 is

 r
ea

lis
ti

c.
  T

h
e 

re
vi

ew
 r

el
ie

d
up

o
n

 a
 m

ar
ke

t f
o

re
ca

st
 p

re
p

ar
ed

 b
y 

St
ra

te
gi

c 
E

co
n

o
m

ic
s

fo
r 

th
e 

D
o

w
n

to
w

n
 B

o
is

e 
M

o
b

ili
ty

 S
tu

dy
 a

n
d 

re
p

o
rt

ed
 in

a 
do

cu
m

en
t e

n
ti

tl
ed

 M
ar

ke
t A

n
al

ys
is

 a
n

d 
G

ro
w

th
P

ro
je

ct
io

n
s.

  T
h

e 
D

o
w

n
to

w
n

 B
o

is
e 

M
o

b
ili

ty
 S

tu
dy

 is
 a

jo
in

t e
ff

o
rt

 b
y 

B
o

is
e 

C
it

y,
 C

C
D

C
, V

al
le

y 
R

id
e,

 B
o

is
e 

St
at

e
U

n
iv

er
si

ty
, A

da
 C

o
un

ty
 H

ig
h

w
ay

 D
is

tr
ic

t,
 I

da
h

o
T

ra
n

sp
o

rt
at

io
n

 D
ep

ar
tm

en
t a

n
d 

th
e 

C
o

m
m

un
it

y
P

la
n

n
in

g 
A

ss
o

ci
at

io
n

 o
f 

So
ut

h
w

es
t 

Id
ah

o
 t

o
 a

ss
es

s 
an

d
p

la
n

 f
o

r 
lo

n
g-

te
rm

 t
ra

n
sp

o
rt

at
io

n
 n

ee
ds

 in
 d

o
w

n
to

w
n

B
o

is
e.

  A
s 

a 
p

ar
t o

f 
th

is
 e

ff
o

rt
, S

tr
at

eg
ic

 E
co

n
o

m
ic

s 
w

as

as
ke

d 
to

 e
st

im
at

e 
th

e 
ty

p
e,

 a
m

o
un

t 
an

d 
ap

p
ro

xi
m

at
e

lo
ca

ti
o

n
 o

f 
fu

tu
re

 d
ev

el
o

p
m

en
t 

in
 d

o
w

n
to

w
n

 B
o

is
e 

to
th

e 
ye

ar
 2

02
5.

  T
h

is
 w

o
rk

 w
as

 d
o

n
e 

in
 th

re
e 

st
ep

s:


A

ss
es

si
n

g 
th

e 
re

gi
o

n
al

 m
ar

ke
t f

o
r 

h
o

us
in

g,
 o

ff
ic

e
an

d
 r

et
ai

l a
n

d
 e

st
im

at
in

g 
th

e 
sh

ar
e 

ex
p

ec
te

d
 to

 b
e

ca
p

tu
re

d
 b

y 
d

o
w

n
to

w
n

 f
o

r 
ea

ch
 ty

p
e 

o
f

d
ev

el
o

p
m

en
t.


Id

en
ti

fy
in

g 
o

p
p

o
rt

un
it

y 
si

te
s 

in
 d

o
w

n
to

w
n

 t
h

at
w

er
e 

lik
el

y 
to

 d
ev

el
o

p
 o

r 
re

d
ev

el
o

p
 a

n
d

 to
 w

h
at

le
ve

l o
f 

d
en

si
ty

.


A
llo

ca
ti

n
g 

th
e 

gr
o

w
th

 id
en

ti
fi

ed
 in

 th
e 

fi
rs

t s
te

p
 to

th
e 

o
p

p
o

rt
un

it
y 

si
te

s 
an

d
 t

h
en

 t
es

ti
n

g 
th

e 
p

at
te

rn
o

f 
d

ev
el

o
p

m
en

t a
ga

in
st

 lo
ca

l k
n

o
w

le
d

ge
.



R
IV

ER
 S

TR
EE

T–
M

YR
TL

E 
ST

R
EE

T 
M

AS
TE

R
 P

LA
N

M
ar

ke
t C

on
te

xt
24

U
si

n
g 

th
is

 p
ro

ce
ss

, S
tr

at
eg

ic
 E

co
n

o
m

ic
s 

es
ti

m
at

ed
 th

e
am

o
un

t o
f 

de
ve

lo
p

m
en

t e
xp

ec
te

d 
to

 o
cc

ur
 in

 e
ac

h
 o

f 
28

tr
af

fi
c 

an
al

ys
is

 z
o

n
es

.  
T

h
e 

zo
n

es
 in

 th
e 

R
iv

er
–M

yr
tl

e
p

la
n

n
in

g 
ar

ea
 w

er
e 

ag
gr

eg
at

ed
 in

to
 th

e 
to

ta
ls

 p
re

se
n

te
d

b
el

ow
.  

 S
tr

at
eg

ic
 E

co
n

o
m

ic
s 

fo
re

ca
st

s 
th

e 
fo

llo
w

in
g

de
m

an
d 

in
 th

e 
R

iv
er

–M
yr

tl
e 

p
la

n
n

in
g 

ar
ea

 f
o

r 
n

ew
de

ve
lo

p
m

en
t b

et
w

ee
n

 2
00

5 
an

d 
20

25
, w

h
ic

h
 is

 th
en

co
m

p
ar

ed
 w

it
h

 th
e 

to
ta

l d
ev

el
o

p
m

en
t e

xp
ec

te
d 

in
 th

e
do

w
n

to
w

n
 m

o
b

ili
ty

 s
tu

dy
 a

re
a:

   
   

 P
er

ce
n

t 
o

f 
D

o
w

n
to

w
n

   
  M

ar
ke

t t
o

 2
02

5


2,
47

0 
h

o
us

in
g 

un
it

s
58

%
 o

f 
to

ta
l


1,

57
7,

28
6 

sq
ua

re
 f

ee
t o

f 
o

ff
ic

e
41

%
 o

f 
to

ta
l


36

7,
40

5 
sq

ua
re

 f
ee

t o
f 

re
ta

il
75

%
 o

f 
to

ta
l


25

0,
00

0 
d

es
ti

n
at

io
n

 s
er

vi
n

g


11
7,

40
5 

lo
ca

l s
er

vi
n

g

T
he

 fo
re

ca
st

 re
fl

ec
ts

 th
e 

fa
ct

 th
at

 R
iv

er
–M

yr
tle

 p
la

nn
in

g
ar

ea
 h

as
 a

 s
ub

st
an

ti
al

 a
m

o
un

t 
o

f 
la

n
d 

th
at

 is
 e

it
h

er
va

ca
n

t,
 in

 p
ar

ki
n

g 
lo

ts
 o

r 
un

de
ru

ti
liz

ed
.  

It
 a

n
ti

ci
p

at
es

 th
e

R
iv

er
–M

yr
tl

e 
p

la
n

n
in

g 
ar

ea
 w

ill
 b

ec
o

m
e 

a 
fo

ca
l p

o
in

t f
o

r
la

rg
e-

sc
al

e 
re

ta
il 

de
ve

lo
p

m
en

t i
n

 d
o

w
n

to
w

n
 B

o
is

e.
  T

h
e

p
ro

je
ct

ed
 a

m
o

un
t 

o
f 

re
ta

il 
is

 in
 a

dd
it

io
n

 t
o

 t
h

e 
B

o
D

o

de
ve

lo
p

m
en

t a
t 8

th
 a

n
d 

B
ro

ad
, w

h
ic

h
 is

 c
ur

re
n

tl
y 

un
de

r
co

n
st

ru
ct

io
n

 a
n

d 
in

cl
ud

es
 8

1,
70

0 
sq

ua
re

 f
ee

t o
f 

re
ta

il,
55

,5
20

 s
qu

ar
e 

fe
et

 o
f 

o
ff

ic
e,

 a
 1

68
-r

o
o

m
 h

o
te

l a
n

d 
an

 1
1-

sc
re

en
 m

o
vi

e 
th

ea
te

r.
  T

h
e 

B
o

D
o

 d
ev

el
o

p
m

en
t i

s 
se

en
 a

s
an

 a
n

ch
o

r 
th

at
 w

ill
 a

tt
ra

ct
 a

dd
it

io
n

al
 li

fe
st

yl
e-

 a
n

d
de

st
in

at
io

n
-t

yp
e 

re
ta

ili
n

g 
in

 c
lo

se
 p

ro
xi

m
it

y.
  T

h
e 

m
o

st
lik

el
y 

lo
ca

ti
o

n
 f

o
r 

th
is

 a
dd

it
io

n
al

 d
ev

el
o

p
m

en
t i

s 
b

et
w

ee
n

F
ro

n
t a

n
d 

M
yr

tl
e 

to
 th

e 
w

es
t o

f 
9th

 S
tr

ee
t.

   
T

h
e 

fo
re

ca
st

al
lo

ca
te

s 
10

0%
 o

f 
al

l n
ew

 r
eg

io
n

al
-s

er
vi

n
g 

re
ta

il 
in

 th
e

do
w

n
to

w
n

 m
o

b
ili

ty
 a

re
a 

to
 th

e 
R

iv
er

–M
yr

tl
e 

p
la

n
n

in
g

ar
ea

.

T
h

e 
R

iv
er

–M
yr

tl
e 

p
la

n
n

in
g 

ar
ea

 is
 a

ls
o

 s
ee

n
 a

s 
a 

p
ri

m
e

lo
ca

ti
o

n
 f

o
r 

ad
di

ti
o

n
al

 o
ff

ic
e 

an
d 

h
o

us
in

g 
de

ve
lo

p
m

en
t.

O
ff

ic
e 

de
ve

lo
p

m
en

t i
s 

ex
p

ec
te

d 
to

 o
cc

ur
 a

lo
n

g 
th

e
C

o
n

n
ec

to
r 

an
d 

al
o

n
g 

R
iv

er
 S

tr
ee

t b
et

w
ee

n
 9

th
 a

n
d 

11
th

st
re

et
s.

 H
o

us
in

g 
de

ve
lo

p
m

en
t i

s 
ex

p
ec

te
d 

in
 th

e 
R

iv
er

St
re

et
 n

ei
gh

b
o

rh
o

o
d

, w
it

h
 h

ig
h

er
 d

en
si

ty
 h

o
us

in
g

cl
us

te
re

d 
al

o
n

g 
th

e 
P

io
n

ee
r W

al
k 

an
d 

11
th
 S

tr
ee

t,
 a

n
d

p
o

ss
ib

ly
 in

 a
 m

aj
o

r 
m

ix
ed

-u
se

 d
ev

el
o

p
m

en
t 

o
n

 t
h

e 
w

es
t

si
de

 o
f 

B
ro

ad
w

ay
 b

et
w

ee
n

 F
ro

n
t a

n
d 

M
yr

tl
e.

   
T

h
e

m
ar

ke
t f

o
re

ca
st

 d
o

es
 n

o
t e

n
vi

si
o

n
 m

uc
h

 h
o

us
in

g 
b

ei
n

g
ad

de
d 

to
 th

e 
P

ar
ks

id
e 

n
ei

gh
b

o
rh

o
o

d 
b

y 
20

25
 b

ec
au

se
ot

he
r l

oc
at

io
ns

 a
re

 m
or

e 
lik

el
y 

to
 ta

ke
 p

re
ce

de
nc

e.



R
IV

ER
 S

TR
EE

T–
M

YR
TL

E 
ST

R
EE

T 
M

AS
TE

R
 P

LA
N

Pr
ef

er
re

d 
D

ev
el

op
m

en
t C

on
ce

pt
25

5:
  P

re
fe

rr
ed

 D
ev

el
op

m
en

t C
on

ce
pt

C
re

at
in

g 
pu

bl
ic

 s
pa

ce
s

th
at

 e
nh

an
ce

 p
riv

at
e

de
ve

lo
pm

en
t i

s 
on

e 
w

ay
 to

es
ta

bl
is

h 
a 

se
ns

e 
of

 p
la

ce
fo

r 
pe

op
le

. 
 T

he
 p

ed
es

tri
an

pr
om

en
ad

e 
th

ro
ug

h 
th

e
C

ou
rth

ou
se

 C
or

rid
or

co
nn

ec
ts

 t
he

 I
da

ho
 W

at
er

C
en

te
r, 

C
iv

ic
 P

la
za

A
pa

rtm
en

ts
, a

nd
 th

e 
A

da
C

ou
nt

y 
C

ou
rth

ou
se

 (
no

t
pi

ct
ur

ed
) 

an
d 

pr
ov

id
es

 a
n

at
tra

ct
iv

e 
se

tti
ng

 f
or

 t
he

se
of

fic
e 

an
d 

ho
us

in
g

de
ve

lo
pm

en
ts

.

T
he

 p
re

fe
rr

ed
 d

ev
el

op
m

en
t c

on
ce

pt
 fo

r t
he

 R
iv

er
–M

yr
tl

e
p

la
n

n
in

g 
ar

ea
 d

ep
ic

ts
 th

e 
de

si
re

d 
p

at
te

rn
 o

f 
de

ve
lo

p
m

en
t

fo
r 

th
is

 a
re

a 
o

ve
r 

th
e 

re
m

ai
n

in
g 

20
-y

ea
r 

lif
e 

o
f 

th
e 

p
la

n
.

It
 b

ui
ld

s 
o

n
 th

e 
ea

rl
ie

r 
w

o
rk

 d
o

n
e 

in
 th

e 
R

iv
er

 S
tr

ee
t–

M
yr

tl
e 

St
re

et
 U

rb
an

 D
es

ig
n

 P
la

n
, w

h
ic

h
 d

es
cr

ib
ed

 th
e

o
ve

ra
ll 

go
al

s 
an

d 
o

b
je

ct
iv

es
 a

n
d 

de
ve

lo
p

m
en

t c
o

n
ce

p
t a

s
n

o
te

d 
in

 A
p

p
en

di
x 

A
.

T
h

is
 u

p
da

te
 d

es
cr

ib
es

 a
 m

o
re

 r
ef

in
ed

 a
n

d 
de

ta
ile

d
de

ve
lo

p
m

en
t c

o
n

ce
p

t f
o

r 
th

e 
R

iv
er

–M
yr

tl
e 

p
la

n
n

in
g 

ar
ea

.
It

 p
ro

vi
d

es
 m

o
re

 s
p

ec
if

ic
 in

fo
rm

at
io

n
 o

n
 la

n
d

 u
se

s 
an

d
de

n
si

ti
es

 a
n

d 
h

o
w

 th
e 

su
b

di
st

ri
ct

s 
ar

e 
to

 b
e 

di
ff

er
en

ti
at

ed
fr

o
m

 o
n

e 
an

o
th

er
.  

It
 h

as
 a

 c
le

ar
er

 s
et

 o
f 

de
ve

lo
p

m
en

t

gu
id

el
in

es
.  

It
 a

ls
o

 in
cl

ud
es

 r
ev

is
ed

 s
tr

ee
ts

ca
p

e 
st

an
da

rd
s

th
at

 c
al

l f
o

r 
ce

rt
ai

n
 s

tr
ee

ts
 to

 b
e 

im
p

ro
ve

d 
us

in
g 

b
ri

ck
si

de
w

al
ks

 a
n

d 
o

th
er

s 
to

 b
e 

im
p

ro
ve

d 
us

in
g 

m
o

du
la

rl
y

sc
o

re
d 

co
n

cr
et

e 
to

 c
re

at
e 

m
o

re
 c

o
n

ti
n

ui
ty

 o
f t

re
at

m
en

t
an

d 
co

n
ta

in
 c

o
st

s.
  T

h
e 

de
ve

lo
p

m
en

t c
o

n
ce

p
t e

m
er

ge
d

fr
o

m
 th

e 
w

o
rk

 d
o

n
e 

to
 id

en
ti

fy
 o

ve
ra

ll 
o

b
je

ct
iv

es
 f

o
r 

th
e

R
iv

er
–M

yr
tl

e 
p

la
n

n
in

g 
ar

ea
 a

n
d 

to
 c

re
at

e 
sp

ec
if

ic
 p

la
n

s 
fo

r
ea

ch
 o

f 
th

e 
fi

ve
 id

en
ti

fi
ed

 s
ub

di
st

ri
ct

s 
in

 th
e 

ar
ea

 (s
ee

C
h

ap
te

rs
 6

 a
n

d 
7)

.

T
he

 p
re

fe
rr

ed
 d

ev
el

op
m

en
t c

on
ce

pt
 is

 p
re

fa
ce

d 
by

 a
ge

n
er

al
 d

es
cr

ip
ti

o
n

 o
f t

h
e 

ex
is

ti
n

g 
ch

ar
ac

te
r 

in
 th

e 
R

iv
er

–
M

yr
tl

e 
p

la
n

n
in

g 
ar

ea
.



R
IV

ER
 S

TR
EE

T–
M

YR
TL

E 
ST

R
EE

T 
M

AS
TE

R
 P

LA
N

Pr
ef

er
re

d 
D

ev
el

op
m

en
t C

on
ce

pt
26

Ex
is

tin
g 

C
ha

ra
ct

er
 o

f R
iv

er
–M

yr
tle

Pl
an

ni
ng

 A
re

a

T
h

e 
R

iv
er

–M
yr

tl
e 

p
la

n
n

in
g 

ar
ea

 is
 th

e 
la

rg
es

t p
la

n
n

in
g

ar
ea

 in
 a

n
 u

rb
an

 r
en

ew
al

 d
is

tr
ic

t i
n

 d
o

w
n

to
w

n
 B

o
is

e.
  A

s
su

ch
, i

t h
as

 a
 v

ar
ie

d 
ch

ar
ac

te
r 

re
fl

ec
ti

n
g 

it
s 

h
is

to
ry

, l
an

d
o

w
n

er
sh

ip
 p

at
te

rn
s 

an
d 

m
ar

ke
t d

yn
am

ic
s.

  T
h

is
 s

ec
ti

o
n

id
en

ti
fi

es
 t

h
e 

ke
y 

el
em

en
ts

 t
h

at
 s

h
ap

e 
th

e 
n

at
ur

e 
o

f 
th

is
p

ar
t 

o
f 

do
w

n
to

w
n

 B
o

is
e.

  T
h

e 
su

b
di

st
ri

ct
 p

la
n

s 
w

h
ic

h
ap

p
ea

r 
in

 C
h

ap
te

r 
7 

p
ro

vi
de

 m
o

re
 d

et
ai

le
d 

in
fo

rm
at

io
n

o
n

 c
ur

re
n

t c
o

n
di

ti
o

n
s,

 a
s 

w
el

l a
s 

o
b

je
ct

iv
es

, d
es

ig
n

 a
n

d
de

ve
lo

p
m

en
t g

ui
de

lin
es

 a
n

d 
ac

ti
o

n
 s

te
p

s 
fo

r 
sp

ec
if

ic
 a

re
as

o
f 

th
e 

R
iv

er
–M

yr
tl

e 
p

la
n

n
in

g 
ar

ea
.

K
ey

 E
le

m
en

ts

T
h

e 
R

iv
er

–M
yr

tl
e 

p
la

n
n

in
g 

ar
ea

 is
 s

h
ap

ed
 b

y 
ce

rt
ai

n
o

rg
an

iz
in

g 
el

em
en

ts
 th

at
 f

o
rm

 it
s 

st
ru

ct
ur

e 
an

d 
ch

ar
ac

te
r.

T
h

es
e 

in
cl

ud
e:


B

ro
ad

w
ay

–
C

h
in

d
en

 C
o

n
n

ec
to

r 
ru

n
n

in
g 

ea
st

 a
n

d
w

es
t 

th
ro

ug
h

 t
h

e 
p

la
n

n
in

g 
ar

ea


C
ap

it
o

l B
o

ul
ev

ar
d

, w
h

ic
h

 is
 th

e 
ce

n
tr

al
 n

o
rt

h
-s

o
ut

h
ax

is
 t

h
ro

ug
h

 t
h

e 
p

la
n

n
in

g 
ar

ea


8th
 S

tr
ee

t,
 w

h
ic

h
 r

un
s 

n
o

rt
h

-s
o

ut
h

 p
ar

al
le

l t
o

C
ap

it
o

l B
o

ul
ev

ar
d

 b
ut

 is
 a

 m
uc

h
 q

ui
et

er
, p

eo
p

le
o

ri
en

te
d 

st
re

et


W
ar

eh
o

us
e/

C
ul

tu
ra

l D
is

tr
ic

t s
it

ua
te

d 
in

 th
e 

ce
n

te
r

o
f 

th
e 

p
la

n
n

in
g 

ar
ea


B

o
is

e 
R

iv
er

, B
o

is
e 

R
iv

er
 G

re
en

b
el

t a
n

d 
ri

ve
rf

ro
n

t
p

ar
ks

 a
lo

n
g 

th
e 

so
ut

h
er

n
 e

d
ge


R

iv
er

 S
tr

ee
t a

n
d

 P
ar

ks
id

e 
n

ei
gh

b
o

rh
o

o
d

s 
o

n
 th

e
w

es
t a

n
d

 e
as

t o
f 

th
e 

W
ar

eh
o

us
e/

C
ul

tu
ra

l D
is

tr
ic

t


P
io

n
ee

r 
W

al
kw

ay
 th

ro
ug

h
 th

e 
R

iv
er

 S
tr

ee
t

n
ei

gh
b

o
rh

o
o

d


C
o

ur
th

o
us

e 
C

o
rr

id
o

r

T
h

es
e 

el
em

en
ts

 a
re

 d
es

cr
ib

ed
 b

el
o

w
 to

 p
ro

vi
de

 a
 f

la
vo

r
o

f 
R

iv
er

–M
yr

tl
e 

p
la

n
n

in
g 

ar
ea

 a
s 

a 
di

st
in

ct
iv

e 
p

la
ce

w
it

h
in

 d
o

w
n

to
w

n
 B

o
is

e 
w

it
h

 it
s 

o
w

n
 c

h
al

le
n

ge
s,

 a
ss

et
s

an
d

 o
p

p
o

rt
un

it
ie

s.

 
B

ro
ad

w
ay

–C
h

in
d

en
 C

on
n

ec
to

r
T

h
e 

R
iv

er
–M

yr
tl

e 
p

la
n

n
in

g 
ar

ea
 s

tr
et

ch
es

 f
ro

m
B

ro
ad

w
ay

 A
ve

nu
e 

to
 A

m
er

ic
an

a 
B

o
ul

ev
ar

d
 a

n
d

fr
o

m
 G

ro
ve

 S
tr

ee
t t

o
 th

e 
B

o
is

e 
R

iv
er

.  
O

n
e 

o
f 

it
s

m
o

st
 p

ro
m

in
en

t 
fe

at
ur

es
 is

 t
h

e 
B

ro
ad

w
ay

–
C

h
in

d
en

C
o

n
n

ec
to

r 
th

at
 r

un
s 

ea
st

 a
n

d
 w

es
t 

th
ro

ug
h

 t
h

e
p

la
n

n
in

g 
ar

ea
.  

It
 r

ef
le

ct
s 

th
e 

h
is

to
ri

ca
l l

o
ca

ti
o

n
 o

f
th

e 
ra

il 
ya

rd
s 

in
 d

o
w

n
to

w
n

 B
o

is
e.

  F
ro

n
t 

St
re

et
 a

n
d

M
yr

tl
e 

St
re

et
, w

h
ic

h
 fo

rm
 th

e 
C

o
n

n
ec

to
r,

 a
re

 e
ac

h
fi

ve
 la

n
es

 w
it

h
 a

 w
id

e-
o

p
en

 f
ee

lin
g 

th
at

 te
n

d
s 

to
en

co
ur

ag
e 

h
ig

h
er

 s
p

ee
d

 d
ri

vi
n

g 
th

an
 o

cc
ur

s 
o

n
 th

e
tr

ad
it

io
n

al
 g

ri
d

 o
f 

d
o

w
n

to
w

n
 s

tr
ee

ts
.  

C
er

ta
in

se
ct

io
n

s 
o

f 
F

ro
n

t S
tr

ee
t h

av
e 

si
gn

al
s 

at
 e

ac
h

 c
ro

ss
st

re
et

 a
n

d
 d

ev
el

o
p

m
en

t a
lo

n
g 

th
e 

st
re

et
 e

d
ge

, w
h

ile
se

ct
io

n
s 

o
f 

M
yr

tl
e 

h
av

e 
n

o
 s

ig
n

al
s 

fo
r 

se
ve

ra
l b

lo
ck

s
an

d
 v

er
y 

lo
w

-s
ca

le
 o

r 
n

o
n

ex
is

te
n

t d
ev

el
o

p
m

en
t.

T
h

e 
st

re
et

 s
ec

ti
o

n
s 

w
it

h
o

ut
 s

ig
n

al
s 

ar
e 

ve
ry

au
to

m
o

b
ile

 o
ri

en
te

d
 a

n
d

 in
ti

m
id

at
in

g 
to

p
ed

es
tr

ia
n

s.
  W

es
t 

o
f 

9th
 S

tr
ee

t t
h

er
e 

is
 a

 s
er

ie
s 

o
f

su
p

er
b

lo
ck

s 
b

et
w

ee
n

 F
ro

n
t a

n
d

 M
yr

tl
e.

  E
as

t o
f 

9th

St
re

et
 to

 2
nd

 S
tr

ee
t,

 B
ro

ad
 S

tr
ee

t r
un

s 
b

et
w

ee
n

 th
e

tw
o

 s
id

es
 o

f 
th

e 
co

n
n

ec
to

r,
 b

ut
 it

 c
ea

se
s 

to
 e

xi
st

fr
o

m
 2

nd
 S

tr
ee

t t
o

 B
ro

ad
w

ay
.  

W
in

co
 F

o
o

d
s

o
cc

up
ie

s 
fo

ur
 c

it
y 

b
lo

ck
s 

fr
o

m
 2

nd
 S

tr
ee

t t
o

 A
ve

nu
e

A
.  

T
h

e 
U

n
iv

er
si

ty
 o

f 
Id

ah
o

 F
o

un
d

at
io

n
 o

w
n

s
p

ro
p

er
ty

 c
lo

se
 to

 f
o

ur
 c

it
y 

b
lo

ck
s 

in
 s

iz
e 

fr
o

m
A

ve
nu

e 
B

 to
 B

ro
ad

w
ay

.

In
 to

ta
l, 

th
er

e 
ar

e 
th

e 
eq

ui
va

le
n

t o
f 

64
 b

lo
ck

 f
ac

es
b

o
rd

er
ed

 b
y 

th
e 

C
o

n
n

ec
to

r.
  T

h
e 

si
ze

 a
n

d
 d

es
ig

n
 o

f
F

ro
n

t a
n

d
 M

yr
tl

e 
st

re
et

s 
ex

er
t a

 p
o

w
er

fu
l i

m
p

ac
t o

n
ad

ja
ce

n
t p

ro
p

er
ti

es
 a

n
d

 a
 s

tr
o

n
g 

in
fl

ue
n

ce
 o

n
 th

e



R
IV

ER
 S

TR
EE

T–
M

YR
TL

E 
ST

R
EE

T 
M

AS
TE

R
 P

LA
N

Pr
ef

er
re

d 
D

ev
el

op
m

en
t C

on
ce

pt
27

Fi
gu

re
 4

: 
 K

ey
 E

le
m

en
ts



R
IV

ER
 S

TR
EE

T–
M

YR
TL

E 
ST

R
EE

T 
M

AS
TE

R
 P

LA
N

Pr
ef

er
re

d 
D

ev
el

op
m

en
t C

on
ce

pt
28

ty
p

e 
o

f 
d

ev
el

o
p

m
en

t 
b

ei
n

g 
b

ui
lt

 in
 t

h
is

en
vi

ro
n

m
en

t.
  D

ev
el

o
p

m
en

t 
al

o
n

g 
th

is
 r

o
ad

w
ay

te
n

d
s 

to
 b

e 
m

o
re

 m
o

n
um

en
ta

l t
h

an
 is

 t
yp

ic
al

 o
f

d
o

w
n

to
w

n
 a

n
d

 f
av

o
rs

 o
ff

ic
e 

an
d

 in
st

it
ut

io
n

al
 u

se
s.

It
 is

 d
if

fi
cu

lt
 to

 lo
ca

te
 r

es
id

en
ti

al
 o

r 
re

ta
il

d
ev

el
o

p
m

en
t o

n
 th

es
e 

st
re

et
s.

  T
h

e 
C

o
n

n
ec

to
r 

al
so

te
n

ds
 to

 c
re

at
e 

a 
b

ar
ri

er
 b

et
w

ee
n

 th
e 

R
iv

er
–M

yr
tl

e
p

la
n

n
in

g 
ar

ea
 a

n
d

 t
h

e 
re

m
ai

n
d

er
 o

f 
d

o
w

n
to

w
n

.
T

h
e 

im
p

ac
t 

o
f 

th
e 

C
o

n
n

ec
to

r 
sh

o
ul

d
 n

o
t 

b
e

un
d

er
es

ti
m

at
ed

, a
n

d
 s

p
ec

if
ic

 d
ev

el
o

p
m

en
t

gu
id

el
in

es
 r

ig
o

ro
us

ly
 a

p
p

lie
d

 a
lo

n
g 

th
es

e 
st

re
et

s 
ar

e
n

ee
d

ed
 to

 a
ch

ie
ve

 a
n

 o
ut

co
m

e 
th

at
 is

 c
o

m
p

at
ib

le
w

it
h

 th
e 

de
si

re
d 

ch
ar

ac
te

r 
fo

r 
th

e 
R

iv
er

–M
yr

tl
e

p
la

n
n

in
g 

ar
ea

 a
n

d
 f

o
r 

d
o

w
n

to
w

n
 B

o
is

e 
as

 a
 w

h
o

le
.

 
C

ap
it

ol
 B

ou
le

va
rd

C
ap

it
o

l B
o

ul
ev

ar
d

 is
 th

e 
m

o
st

 s
ig

n
if

ic
an

t s
tr

ee
t i

n
d

o
w

n
to

w
n

 g
iv

en
 it

 b
eg

in
s 

at
 t

h
e 

B
o

is
e 

D
ep

o
t 

an
d

en
d

s 
at

 t
h

e 
Id

ah
o

 S
ta

te
 C

ap
it

o
l B

ui
ld

in
g,

 a
n

d
 is

 t
h

e
m

aj
o

r 
ga

te
w

ay
 t

o
 d

o
w

n
to

w
n

.  
It

 h
as

 t
h

e 
p

o
te

n
ti

al
to

 b
ec

o
m

e 
a 

gr
an

d 
ce

re
m

o
n

ia
l-

st
yl

e 
st

re
et

.
H

o
w

ev
er

, t
h

e 
in

te
n

si
ty

 a
n

d
 q

ua
lit

y 
o

f 
d

ev
el

o
p

m
en

t
al

o
n

g 
it

s 
ed

ge
s 

va
ry

.  
P

ar
ki

n
g 

lo
ts

 a
n

d
 lo

w
-s

ca
le

b
ui

ld
in

gs
 d

o
m

in
at

e 
th

e 
se

ct
io

n
 b

et
w

ee
n

 F
ul

to
n

an
d

 F
ro

n
t s

tr
ee

ts
, a

n
d

 th
e 

p
ed

es
tr

ia
n

 e
n

vi
ro

n
m

en
t

is
 u

n
ap

p
ea

lin
g.

  T
h

e 
se

ct
io

n
 b

et
w

ee
n

 F
ro

n
t a

n
d

B
an

n
o

ck
 s

tr
ee

ts
 h

as
 a

n
 u

rb
an

 c
h

ar
ac

te
r 

w
it

h
 a

 s
er

ie
s

o
f 

h
ig

h
-r

is
e 

b
ui

ld
in

gs
 o

n
 it

s 
w

es
te

rn
 e

d
ge

.  
T

h
is

p
o

w
er

fu
l e

d
ge

 r
em

ai
n

s 
un

an
sw

er
ed

 o
n

 th
e 

ea
st

 s
id

e
o

f 
th

e 
st

re
et

, w
h

ic
h

 is
 f

o
r 

th
e 

m
o

st
 p

ar
t 

lin
ed

 w
it

h
sm

al
le

r-
sc

al
e 

h
is

to
ri

c 
b

ui
ld

in
gs

.  
A

n
 u

rb
an

 d
es

ig
n

p
la

n
 f

o
r 

b
ea

ut
if

yi
n

g 
th

is
 s

tr
ee

t w
as

 p
re

p
ar

ed
 in

 1
98

9
an

d
 is

 b
ei

n
g 

re
vi

se
d

 a
t 

th
is

 t
im

e.
  M

o
re

 c
o

ul
d

 b
e

d
o

n
e 

to
 c

el
eb

ra
te

 th
is

 s
tr

ee
t.

 
8th

 S
tr

ee
t

In
 c

o
n

tr
as

t t
o

 th
e 

C
o

n
n

ec
to

r 
an

d
 C

ap
it

o
l

B
o

ul
ev

ar
d

, 8
th
 S

tr
ee

t i
s 

co
n

si
d

er
ed

 to
 b

e 
o

n
e 

o
f 

th
e

p
re

m
ie

r 
p

ed
es

tr
ia

n
-o

ri
en

te
d

 s
tr

ee
ts

 in
 d

o
w

n
to

w
n

.
It

 r
un

s 
n

o
rt

h
 a

n
d

 s
o

ut
h

 n
ea

r 
th

e 
ce

n
te

r 
o

f 
th

e
R

iv
er

–M
yr

tl
e 

p
la

n
n

in
g 

ar
ea

 c
o

n
n

ec
ti

n
g 

T
h

e 
G

ro
ve

P
la

za
, t

h
e 

B
o

is
e 

C
it

y 
L

ib
ra

ry
, A

n
n

e 
F

ra
n

k 
H

um
an

R
ig

h
ts

 M
em

o
ri

al
 a

n
d

 B
o

is
e 

R
iv

er
 G

re
en

b
el

t.
  T

h
is

st
re

tc
h

 o
f 

8th
 S

tr
ee

t d
o

es
 n

o
t y

et
 h

av
e 

th
e 

sa
m

e
liv

el
y 

at
m

o
sp

h
er

e 
o

r 
p

ed
es

tr
ia

n
 a

m
en

it
ie

s 
th

at
 a

re
 in

p
la

ce
 b

et
w

ee
n

 B
an

n
o

ck
 a

n
d

 M
ai

n
 s

tr
ee

ts
, a

lt
h

o
ug

h
th

e 
p

la
n

s 
fo

r 
th

e 
B

o
D

o
 r

et
ai

l d
ev

el
o

p
m

en
t 

su
gg

es
t

a 
ch

an
ge

 in
 th

is
 d

ir
ec

ti
o

n
 is

 c
o

m
in

g.
  T

h
e 

st
re

et
 d

o
es

h
av

e 
a 

p
le

as
an

t f
ee

l f
o

r 
b

o
th

 w
al

ki
n

g 
an

d 
b

ic
yc

lin
g

w
it

h
 it

s 
h

is
to

ri
c 

fl
av

o
r,

 tr
ee

s 
lin

in
g 

it
s 

si
d

ew
al

ks
 a

n
d

lo
w

 v
o

lu
m

es
 o

f 
tr

af
fi

c.

 
W

ar
eh

ou
se

/
C

u
lt

u
ra

l 
D

is
tr

ic
t

T
h

e 
W

ar
eh

o
us

e 
D

is
tr

ic
t,

 le
ft

 f
ro

m
 th

e 
ra

ilr
o

ad
 e

ra
, i

s
b

o
rd

er
ed

 b
y 

9th
 a

n
d

 F
ro

n
t s

tr
ee

ts
, C

ap
it

o
l

B
o

ul
ev

ar
d 

an
d 

th
e 

B
o

is
e 

R
iv

er
.  

M
an

y 
h

is
to

ri
c 

b
ri

ck
b

ui
ld

in
gs

 r
em

ai
n

 s
ta

n
d

in
g 

an
d

 a
re

 o
cc

up
ie

d
 b

y 
lig

h
t

m
an

uf
ac

tu
ri

n
g,

 s
er

vi
ce

 b
us

in
es

se
s,

 p
ro

fe
ss

io
n

al
o

ff
ic

es
, r

et
ai

l s
h

o
p

s 
an

d
 r

es
ta

ur
an

ts
. T

h
e 

b
ui

ld
in

gs
lin

in
g 

o
n

e 
b

lo
ck

 o
f 

8th
 S

tr
ee

t b
et

w
ee

n
 M

yr
tl

e 
an

d
B

ro
ad

 s
tr

ee
ts

 a
n

d
 t

w
o

 b
lo

ck
s 

o
f 

B
ro

ad
 S

tr
ee

t
b

et
w

ee
n

 C
ap

it
o

l a
n

d
 9

th
 w

er
e 

re
n

o
va

te
d

 in
to

 th
e 

8th

St
re

et
 M

ar
ke

tp
la

ce
 in

 th
e 

19
70

s,
 in

te
n

de
d 

as
 a

d
es

ti
n

at
io

n
-s

h
o

p
p

in
g 

d
is

tr
ic

t 
th

at
 h

ad
 o

n
ly

 li
m

it
ed

su
cc

es
s.

  T
h

es
e 

b
lo

ck
s 

h
av

e 
b

ee
n

 in
co

rp
o

ra
te

d 
in

to
th

e 
n

ew
 B

o
D

o
 r

et
ai

l d
ev

el
o

p
m

en
t t

h
at

 is
 f

o
cu

se
d

o
n

 th
e 

fo
ur

 b
lo

ck
s 

b
o

rd
er

ed
 b

y 
M

yr
tl

e,
 9

th
 a

n
d

F
ro

n
t s

tr
ee

ts
 a

n
d

 C
ap

it
o

l B
o

ul
ev

ar
d

.



R
IV

ER
 S

TR
EE

T–
M

YR
TL

E 
ST

R
EE

T 
M

AS
TE

R
 P

LA
N

Pr
ef

er
re

d 
D

ev
el

op
m

en
t C

on
ce

pt
29

T
h

is
 a

re
a 

h
as

 a
ls

o
 b

ee
n

 id
en

ti
fi

ed
 a

s 
B

o
is

e’
s 

C
ul

tu
ra

l
D

is
tr

ic
t.

  T
h

e 
E

st
h

er
 S

im
p

lo
t P

er
fo

rm
in

g 
A

rt
s

A
ca

d
em

y 
is

 lo
ca

te
d

 h
er

e 
al

o
n

g 
w

it
h

 th
e 

B
o

is
e 

C
it

y
L

ib
ra

ry
, L

o
g 

C
ab

in
 L

it
er

ar
y 

C
en

te
r, 

A
n

n
e 

F
ra

n
k

H
um

an
 R

ig
h

ts
 M

em
o

ri
al

, F
o

o
th

ill
s 

Sc
h

o
o

l o
f 

A
rt

s
an

d 
Sc

ie
n

ce
s,

 I
da

h
o

 U
rb

an
 R

es
ea

rc
h

 a
n

d 
D

es
ig

n
C

en
te

r 
an

d
 B

o
is

e 
St

at
e 

U
n

iv
er

si
ty

 s
tu

d
io

 a
rt

s
p

ro
gr

am
.  

T
h

e 
F

ul
to

n
 S

tr
ee

t T
h

ea
te

r 
o

p
en

ed
 in

20
00

 in
 a

 r
en

o
va

te
d

 w
ar

eh
o

us
e.

  T
h

e 
al

le
y 

ru
n

n
in

g
p

ar
al

le
l t

o
 8

th
 S

tr
ee

t b
et

w
ee

n
 B

ro
ad

 a
n

d 
M

yr
tl

e
st

re
et

s 
h

o
st

s 
a 

liv
el

y 
en

te
rt

ai
n

m
en

t s
ce

n
e 

w
it

h
 th

e
o

p
en

in
g 

o
f 

th
e 

B
ig

 E
as

y 
C

o
n

ce
rt

 H
o

us
e 

an
d

 s
ev

er
al

b
ar

s 
an

d
 r

es
ta

ur
an

ts
.  

(T
h

e 
fu

ll 
ra

n
ge

 o
f 

cu
lt

ur
al

ve
n

ue
s 

in
 th

e 
C

ul
tu

ra
l D

is
tr

ic
t a

n
d

 n
ea

rb
y 

ar
e

d
es

cr
ib

ed
 in

 C
h

ap
te

r 
7 

in
 th

e 
su

b
d

is
tr

ic
t p

la
n

 f
o

r
th

e 
W

ar
eh

o
us

e/
C

ul
tu

ra
l D

is
tr

ic
t.

)

T
h

e 
W

ar
eh

o
us

e/
C

ul
tu

ra
l D

is
tr

ic
t h

as
 b

ee
n

id
en

ti
fi

ed
 a

s 
a 

p
ri

m
e 

lo
ca

ti
o

n
 f

o
r 

cr
ea

ti
n

g 
an

 in
-

to
w

n
 r

es
id

en
ti

al
 n

ei
gh

b
o

rh
o

o
d

 g
iv

en
 it

s 
p

ro
xi

m
it

y
to

 c
ul

tu
ra

l a
m

en
it

ie
s,

 J
ul

ia
 D

av
is

 P
ar

k,
 th

e 
B

o
is

e
R

iv
er

 a
n

d
 it

s 
gr

ee
n

b
el

t,
 B

SU
 a

n
d

 s
h

o
p

p
in

g 
an

d
d

in
in

g 
o

p
p

o
rt

un
it

ie
s 

in
 th

e 
ce

n
tr

al
 b

us
in

es
s 

d
is

tr
ic

t
an

d 
th

e 
O

ld
 B

o
is

e 
H

is
to

ri
c 

D
is

tr
ic

t.

 
B

oi
se

 R
iv

er
, 

B
oi

se
 R

iv
er

 G
re

en
b

el
t 

an
d

R
iv

er
fr

on
t 

P
ar

ks
T

h
e 

R
iv

er
–M

yr
tl

e 
p

la
n

n
in

g 
ar

ea
 h

as
 a

 tr
ea

su
re

 tr
o

ve
o

f 
re

cr
ea

ti
o

n
al

 a
m

en
it

ie
s 

at
 it

s 
d

o
o

rs
te

p.
  T

h
e 

B
o

is
e

R
iv

er
 a

n
d

 th
e 

gr
ee

n
b

el
t a

lo
n

g 
it

s 
b

an
ks

 r
un

 a
lo

n
g

th
e 

so
ut

h
 e

d
ge

 o
f 

th
e 

R
iv

er
–

M
yr

tl
e 

p
la

n
n

in
g 

ar
ea

.
T

h
e 

gr
ee

n
b

el
t c

o
n

ta
in

s 
a 

p
at

h
w

ay
 u

se
d

 b
y 

w
al

ke
rs

,
ru

n
n

er
s 

an
d

 b
ic

yc
lis

ts
, w

h
ic

h
 e

xt
en

d
s 

fo
r 

26
 m

ile
s.

T
w

o
 b

ea
ut

if
ul

, l
ar

ge
-s

ca
le

 p
ar

ks
—

Ju
lia

 D
av

is
 P

ar
k

o
n

 t
h

e 
ea

st
 e

n
d

 a
n

d
 A

n
n

 M
o

rr
is

o
n

 P
ar

k 
o

n
 t

h
e

w
es

t e
n

d—
o

ff
er

 c
ul

tu
ra

l f
ac

ili
ti

es
, p

la
yg

ro
un

ds
,

te
n

n
is

 c
o

ur
ts

, p
la

yi
n

g 
fi

el
d

s 
an

d
 o

p
en

 g
re

en
 s

p
ac

e
im

m
ed

ia
te

ly
 a

d
ja

ce
n

t t
o

 th
e 

p
la

n
n

in
g 

ar
ea

.

 
R

iv
er

 S
tr

ee
t 

an
d

 P
ar

ks
id

e1

N
ei

g
h

b
or

h
oo

d
s

T
h

e 
re

m
n

an
ts

 o
f 

th
e 

h
is

to
ri

c 
R

iv
er

 S
tr

ee
t

n
ei

gh
b

o
rh

o
o

d
 a

re
 lo

ca
te

d
 o

n
 t

h
e 

w
es

t 
en

d
 o

f 
th

e
R

iv
er

–M
yr

tl
e 

p
la

n
n

in
g 

ar
ea

.  
T

h
er

e 
is

 a
 s

iz
ea

b
le

st
o

ck
 o

f 
si

n
gl

e 
fa

m
ily

 h
o

us
es

 b
ui

lt
 in

 t
h

e 
la

te
 1

80
0s

an
d

 e
ar

ly
 1

90
0s

, w
h

ic
h

 a
re

 in
 f

ai
r 

to
 p

o
o

r 
co

n
d

it
io

n
.

M
o

st
 o

f 
th

em
 b

ei
n

g 
us

ed
 f

o
r 

re
n

ta
l h

o
us

in
g 

o
r

h
av

e 
b

ee
n

 c
o

n
ve

rt
ed

 to
 o

ff
ic

es
.  

T
h

es
e 

ar
e 

m
ix

ed
 in

w
it

h
 n

ew
er

 g
ar

d
en

-s
ty

le
 f

o
ur

p
le

xe
s 

an
d

 h
ig

h
er

d
en

si
ty

 a
p

ar
tm

en
t b

ui
ld

in
gs

.  
T

h
e 

R
iv

er
 S

tr
ee

t
n

ei
gh

b
o

rh
o

o
d

 a
ls

o
 in

cl
ud

es
 C

o
m

m
un

it
y 

H
o

us
e,

B
o

is
e 

C
it

y’
s 

h
o

m
el

es
s 

sh
el

te
r 

an
d

 s
o

up
 k

it
ch

en
, a

n
d

th
e 

H
ea

d
 S

ta
rt

 C
en

te
r.

  L
o

w
- 

to
 m

ed
iu

m
-r

is
e 

o
ff

ic
e

b
ui

ld
in

gs
 h

av
e 

cl
us

te
re

d
 a

lo
n

g 
th

e 
n

o
rt

h
 e

d
ge

 o
f

th
is

 n
ei

gh
b

o
rh

o
o

d
 o

n
 M

yr
tl

e 
St

re
et

.

T
h

e 
P

ar
ks

id
e 

(f
o

rm
er

 M
yr

tl
e 

St
re

et
) n

ei
gh

b
o

rh
o

o
d

is
 s

qu
ee

ze
d

 b
et

w
ee

n
 t

h
e 

tw
o

 s
id

es
 o

f 
th

e
C

o
n

n
ec

to
r 

an
d

 6
th
 a

n
d

 2
nd

 s
tr

ee
ts

.  
It

 is
 s

m
al

le
r 

th
an

th
e 

R
iv

er
 S

tr
ee

t n
ei

gh
b

o
rh

o
o

d
, o

n
ly

 tw
o

 b
lo

ck
s

d
ee

p,
 a

n
d

 h
as

 b
ec

o
m

e 
m

o
re

 f
ra

gm
en

te
d

 d
ue

 t
o

h
o

us
es

 b
ei

n
g 

cl
ea

re
d

 a
n

d
 th

e 
co

n
st

ru
ct

io
n

 o
f

w
ar

eh
o

us
es

 a
n

d
 lo

w
-r

is
e 

an
d

 m
ed

iu
m

-s
iz

e 
o

ff
ic

e
b

ui
ld

in
gs

. T
h

er
e 

ar
e 

n
o

 a
p

ar
tm

en
t 

b
ui

ld
in

gs
 in

 t
h

is
ar

ea
 a

s 
th

er
e 

ar
e 

in
 th

e 
R

iv
er

 S
tr

ee
t n

ei
gh

b
o

rh
o

o
d.

M
o

st
 o

f 
th

e 
h

o
us

es
 a

re
 in

 f
ai

r 
to

 p
o

o
r 

co
n

d
it

io
n

.

1  
T

h
e 

19
94

 R
iv

er
 S

tr
ee

t–
M

yr
tl

e 
St

re
et

 U
rb

an
 D

es
ig

n
 P

la
n

 i
d

en
ti

fi
ed

 M
yr

tl
e 

St
re

et
 n

o
rt

h
 o

f 
Ju

lia
 D

av
is

 P
ar

k 
as

 o
n

e 
o

f 
th

e 
su

b
d

is
tr

ic
ts

 i
n

R
iv

er
–

M
yr

tl
e.

  
T

h
is

 a
re

a 
w

as
 a

ls
o

 r
ef

er
re

d
 t

o
 a

s 
th

e 
M

yr
tl

e 
St

re
et

 n
ei

gh
b

o
rh

o
o

d
. 

 T
h

is
 a

re
a 

h
as

 b
ee

n
 r

ec
o

n
fi

gu
re

d
 s

o
m

ew
h

at
 a

n
d

re
n

am
ed

 t
h

e 
E

as
t 

C
o

n
n

ec
to

r/
P

ar
ks

id
e 

N
ei

gh
b

o
rh

o
o

d
 f

o
r 

p
u

rp
o

se
s 

o
f 

th
is

 p
la

n
 u

p
d

at
e.

  
T

h
e 

ex
is

ti
n

g 
re

si
d

en
ti

al
 n

ei
gh

b
o

rh
o

o
d

o
cc

u
p

ie
s 

a 
p

o
rt

io
n

 o
f 

th
is

 s
u

b
d

is
tr

ic
t.



R
IV

ER
 S

TR
EE

T–
M

YR
TL

E 
ST

R
EE

T 
M

AS
TE

R
 P

LA
N

Pr
ef

er
re

d 
D

ev
el

op
m

en
t C

on
ce

pt
30

B
o

th
 o

f 
th

es
e 

n
ei

gh
b

o
rh

o
o

d
s 

h
av

e 
va

ca
n

t 
la

n
d

 a
n

d
su

rf
ac

e 
p

ar
ki

n
g 

lo
ts

, a
n

d 
th

e 
R

iv
er

 S
tr

ee
t

n
ei

gh
b

o
rh

o
o

d
 h

as
 a

 s
ig

n
if

ic
an

t 
su

p
p

ly
 o

f
un

d
er

ut
ili

ze
d

 la
n

d
.  

T
h

es
e 

p
ro

p
er

ti
es

 r
ep

re
se

n
t

o
p

p
o

rt
un

it
y 

si
te

s 
fo

r 
th

e 
re

vi
ta

liz
at

io
n

 o
f 

th
es

e
n

ei
gh

b
o

rh
o

o
d

s.
  B

ec
au

se
 th

e 
R

iv
er

 S
tr

ee
t

n
ei

gh
b

o
rh

o
o

d
 is

 s
o

 m
uc

h
 la

rg
er

 a
n

d
 h

as
 le

ss
im

p
ac

t f
ro

m
 th

e 
C

o
n

n
ec

to
r,

 it
 o

ff
er

s 
m

o
re

o
p

p
o

rt
un

it
y 

to
 r

e-
es

ta
b

lis
h

 a
 f

lo
ur

is
h

in
g 

re
si

d
en

ti
al

n
ei

gh
b

o
rh

o
o

d
.  

T
h

e 
su

rv
iv

al
 o

f 
th

e 
P

ar
ks

id
e

n
ei

gh
b

o
rh

o
o

d
 is

 le
ss

 c
er

ta
in

.

 
P

io
n

ee
r 

W
al

kw
ay

A
t p

re
se

n
t,

 th
e 

P
io

n
ee

r 
W

al
kw

ay
 is

 a
n

 a
sp

h
al

t p
at

h
th

at
 r

un
s 

d
ia

go
n

al
ly

 f
ro

m
 th

e 
B

o
is

e 
R

iv
er

 a
t

ap
p

ro
xi

m
at

el
y 

12
th
 S

tr
ee

t t
o

 th
e 

in
te

rs
ec

ti
o

n
 o

f 
11

th

an
d

 M
yr

tl
e 

st
re

et
s.

  I
t r

un
s 

th
ro

ug
h

 th
e 

R
iv

er
 S

tr
ee

t
n

ei
gh

b
o

rh
o

o
d

.  
A

 d
es

ig
n

 c
o

m
p

et
it

io
n

 h
el

d
 in

 2
00

1
re

su
lt

ed
 in

 a
 c

o
n

ce
p

t f
o

r 
tr

an
sf

o
rm

in
g 

th
is

 p
at

h
w

ay
in

to
 a

 g
ra

n
d

, b
o

ul
ev

ar
d

-s
ty

le
 li

n
k 

fo
r 

p
ed

es
tr

ia
n

s
an

d
 b

ic
yc

lis
ts

 f
ro

m
 th

is
 n

ei
gh

b
o

rh
o

o
d

 to
 th

e 
ce

n
tr

al
b

us
in

es
s 

d
is

tr
ic

t 
th

at
 w

o
ul

d
 a

ls
o

 s
er

ve
 a

s 
a

ga
th

er
in

g 
p

la
ce

 f
o

r 
p

eo
p

le
, a

n
 a

n
ch

o
r 

fo
r 

th
e

n
ei

gh
b

o
rh

o
o

d
 a

n
d

 a
 c

at
al

ys
t f

o
r 

d
ev

el
o

p
m

en
t.

 
C

ou
rt

h
ou

se
 C

or
ri

d
or

In
 t

h
e 

la
st

 f
o

ur
 y

ea
rs

, a
n

 a
m

az
in

g 
tr

an
sf

o
rm

at
io

n
h

as
 o

cc
ur

re
d

 o
n

 la
n

d
 o

w
n

ed
 b

y 
A

d
a 

C
o

un
ty

 n
o

rt
h

o
f 

F
ro

n
t S

tr
ee

t b
et

w
ee

n
 4

th
 S

tr
ee

t a
n

d
 B

ro
ad

w
ay

A
ve

nu
e,

 a
n

d
 o

n
 a

n
 a

d
ja

ce
n

t p
ar

ce
l. 

 D
ur

in
g 

th
is

sh
o

rt
 s

p
an

 o
f 

ti
m

e,
 t

h
e 

fo
llo

w
in

g 
p

ro
je

ct
s 

h
av

e
b

ee
n

 c
o

m
p

le
te

d
 o

r 
ar

e 
cl

o
se

 to
 c

o
m

p
le

ti
o

n
:


A

d
a 

C
o

un
ty

 C
o

ur
th

o
us

e 
–

 3
22

,8
25

 s
qu

ar
e 

fe
et

o
f 

o
ff

ic
e 

an
d

 c
o

ur
tr

o
o

m
 s

p
ac

e


C

iv
ic

 P
la

za
 A

p
ar

tm
en

ts
 –

 2
99

 u
n

it
s 

o
f

af
fo

rd
ab

le
 h

o
us

in
g


C

iv
ic

 P
la

za
 P

ar
ki

n
g 

G
ar

ag
es

 (A
&

B
) –

 8
05

p
ar

ki
n

g 
sp

ac
es


Id

ah
o

 W
at

er
 C

en
te

r 
–

 2
07

,3
00

 s
qu

ar
e 

fe
et

 o
f

o
ff

ic
e 

an
d 

la
b

o
ra

to
ry

 s
p

ac
e


P

ed
es

tr
ia

n
 p

ro
m

en
ad

e 
fr

o
m

 t
h

e 
A

d
a 

C
o

un
ty

C
o

ur
th

o
us

e 
to

 th
e 

Id
ah

o
 W

at
er

 C
en

te
r


K

ri
ez

en
b

ec
k 

B
ui

ld
in

g 
–

 6
4,

50
0 

sq
ua

re
 f

ee
t o

f
of

fic
e

T
h

es
e 

p
ro

je
ct

s 
h

av
e 

cr
ea

te
d 

a 
p

la
ce

 n
o

w
 k

n
o

w
n

 a
s

th
e 

C
o

ur
th

o
us

e 
C

o
rr

id
o

r 
th

at
 is

 c
h

ar
ac

te
ri

ze
d 

b
y 

an
ur

b
an

 le
ve

l o
f 

in
te

n
si

ty
 a

n
d

 m
o

n
um

en
ta

l
b

ui
ld

in
gs

.  
It

 e
xp

an
d

s 
th

e 
ar

ea
 c

o
n

si
d

er
ed

 t
o

 b
e

d
o

w
n

to
w

n
 t

o
 in

cl
ud

e 
w

h
at

 u
se

d
 t

o
 b

e 
b

ar
e

gr
o

un
d

, a
n

d
 it

 m
ar

ks
 t

h
e 

in
te

rs
ec

ti
o

n
 o

f 
F

ro
n

t 
an

d
B

ro
ad

w
ay

 a
s 

an
 e

n
tr

an
ce

 in
to

 d
o

w
n

to
w

n
.  

It
 h

as
d

ra
m

at
ic

al
ly

 c
h

an
ge

d
 th

e 
p

ic
tu

re
 o

f 
w

h
at

 th
e 

ea
st

en
d

 o
f 

th
e 

R
iv

er
–

M
yr

tl
e 

p
la

n
n

in
g 

ar
ea

 w
ill

 b
ec

o
m

e.

T
ak

en
 to

ge
th

er
, t

h
es

e 
de

sc
ri

p
ti

o
n

s 
sh

o
w

 th
at

 th
e 

R
iv

er
–

M
yr

tl
e 

p
la

n
n

in
g 

ar
ea

 d
o

es
 n

o
t h

av
e 

o
n

e 
un

if
o

rm
ch

ar
ac

te
r 

b
ut

 is
 c

o
m

p
o

se
d 

o
f 

a 
se

ri
es

 o
f 

p
la

ce
s 

o
r

su
b

di
st

ri
ct

s 
ea

ch
 o

f 
w

h
ic

h
 h

as
 it

s 
o

w
n

 c
h

ar
ac

te
r.

  S
o

m
e

o
f 

th
es

e 
p

la
ce

s 
h

av
e 

a 
ch

ar
ac

te
r 

th
at

 w
ill

 m
o

st
 li

ke
ly

p
er

si
st

 in
to

 th
e 

fu
tu

re
 e

it
h

er
 b

ec
au

se
 c

o
n

st
ru

ct
io

n
 is

re
ce

n
t l

ik
e 

th
e 

C
o

ur
th

o
us

e 
C

o
rr

id
o

r 
o

r 
th

er
e 

ar
e 

h
is

to
ri

c
b

ui
ld

in
gs

 th
at

 w
ill

 b
e 

re
ta

in
ed

, a
s 

is
 th

e 
ca

se
 in

 th
e

W
ar

eh
o

us
e/

C
ul

tu
ra

l D
is

tr
ic

t.
  T

h
e 

fu
tu

re
 o

f 
th

e 
R

iv
er

St
re

et
 a

n
d

 P
ar

ks
id

e 
n

ei
gh

b
o

rh
o

o
d

s 
an

d
 th

e 
W

es
t

C
o

n
n

ec
to

r 
is

 le
ss

 c
er

ta
in

 a
n

d 
w

ill
 d

ep
en

d 
o

n
 th

e 
in

te
rp

la
y

o
f 

la
n

d 
va

lu
es

, m
ar

ke
t 

o
p

p
o

rt
un

it
ie

s,
 p

ub
lic

 in
ve

st
m

en
t

an
d 

th
e 

im
p

le
m

en
ta

ti
o

n
 o

f 
th

e 
o

b
je

ct
iv

es
 a

n
d 

gu
id

el
in

es
co

n
ta

in
ed

 in
 th

is
 p

la
n

.



R
IV

ER
 S

TR
EE

T–
M

YR
TL

E 
ST

R
EE

T 
M

AS
TE

R
 P

LA
N

Pr
ef

er
re

d 
D

ev
el

op
m

en
t C

on
ce

pt
31

D
es

ire
d 

C
ha

ra
ct

er
 fo

r R
iv

er
–M

yr
tle

Pl
an

ni
ng

 A
re

a 
– 

20
25

T
h

e 
p

re
fe

rr
ed

 d
ev

el
o

p
m

en
t c

o
n

ce
p

t f
o

rm
s 

th
e 

b
as

is
 f

o
r

th
e 

p
la

n’
s 

p
o

lic
y 

em
p

h
as

is
 a

n
d 

is
 u

se
d 

to
 p

re
di

ct
 th

e 
ta

x
in

cr
em

en
t r

ev
en

ue
 th

at
 w

ill
 b

e 
av

ai
la

b
le

 to
 p

ay
 f

o
r 

th
e

ca
p

it
al

 im
p

ro
ve

m
en

ts
 n

ee
de

d 
to

 im
p

le
m

en
t 

th
e 

p
la

n
.  

It
is

 in
te

n
de

d 
to

 ta
ke

 th
e 

lo
n

g 
vi

ew
—

to
 d

ep
ic

t w
h

at
 th

e
R

iv
er

–M
yr

tl
e 

p
la

n
n

in
g 

ar
ea

 w
ill

 b
e 

lik
e 

in
 th

e 
ye

ar
 2

02
5.

T
h

is
 d

es
cr

ip
ti

o
n

 s
er

ve
s 

as
 a

 s
um

m
ar

y 
o

f 
C

h
ap

te
rs

 6
 a

n
d

7,
 w

h
ic

h
 e

xp
la

in
 in

 m
o

re
 d

et
ai

l t
h

e 
b

as
is

 f
o

r 
th

is
 c

o
n

ce
p

t
pr

es
en

te
d 

he
re

.

T
h

e 
id

ea
l r

es
ul

t o
f 

im
p

le
m

en
ti

n
g 

th
e 

R
iv

er
 S

tr
ee

t–
M

yr
tl

e
St

re
et

 M
as

te
r 

P
la

n
 w

o
ul

d 
b

e:


T

h
e 

R
iv

er
 S

tr
ee

t n
ei

gh
b

o
rh

o
o

d 
b

ec
o

m
es

 a
fl

o
ur

is
h

in
g 

ur
b

an
 n

ei
gh

b
o

rh
o

o
d

 w
it

h
 a

 li
ve

ly
 m

ix
o

f 
us

es
, a

 f
ul

l r
an

ge
 o

f 
h

o
us

in
g 

ch
o

ic
es

 a
n

d
 a

n
ei

gh
b

o
rh

o
o

d
-s

h
o

p
p

in
g 

d
is

tr
ic

t.


T
h

e 
P

io
n

ee
r 

W
al

kw
ay

 is
 a

 d
el

ig
h

tf
ul

 a
n

d
 in

vi
ti

n
g

b
o

ul
ev

ar
d

-s
ty

le
 p

ed
es

tr
ia

n
 li

n
k 

b
et

w
ee

n
 th

e 
B

o
is

e
R

iv
er

 to
 d

o
w

n
to

w
n

 th
ro

ug
h

 th
e 

R
iv

er
 S

tr
ee

t
n

ei
gh

b
o

rh
o

o
d

 u
se

d
 b

y 
th

e 
co

m
m

un
it

y 
an

d
 v

is
it

o
rs

fo
r 

w
al

ki
n

g,
 b

ic
yc

lin
g,

 s
h

o
p

p
in

g,
 d

in
in

g 
an

d
re

cr
ea

tio
n.


T

h
e 

P
io

n
ee

r 
W

al
kw

ay
 is

 li
n

ed
 w

it
h

 u
rb

an
 in

te
n

si
ty

re
si

de
n

ti
al

, o
ff

ic
e 

an
d 

re
ta

il 
de

ve
lo

p
m

en
t,

re
st

au
ra

n
ts

 w
it

h
 o

ut
d

o
o

r 
d

in
in

g,
 a

rt
w

o
rk

 a
n

d
 o

th
er

cu
lt

ur
al

 a
m

en
it

ie
s.


T

h
e 

B
ro

ad
w

ay
–

C
h

in
d

en
 C

o
n

n
ec

to
r 

w
es

t o
f

C
ap

it
o

l B
o

ul
ev

ar
d

 b
ec

o
m

es
 a

 f
o

ca
l p

o
in

t f
o

r 
h

o
te

ls
,

d
es

ti
n

at
io

n
-t

yp
e 

re
ta

il 
an

d
 e

n
te

rt
ai

n
m

en
t,

co
n

ve
n

ti
o

n
 a

n
d

 t
o

ur
is

m
-o

ri
en

te
d

 u
se

s.


A
 d

es
ti

n
at

io
n

-s
h

o
p

p
in

g 
d

is
tr

ic
t 

is
 d

ev
el

o
p

ed
b

et
w

ee
n

 9
th
, F

ro
n

t,
 C

ap
it

o
l a

n
d

 M
yr

tl
e 

w
it

h
 th

e
p

o
ss

ib
ili

ty
 o

f 
ex

p
an

si
o

n
 w

es
t 

to
 1

0th
 S

tr
ee

t.


H

is
to

ri
c 

b
ui

ld
in

gs
 in

 t
h

e 
W

ar
eh

o
us

e/
C

ul
tu

ra
l

D
is

tr
ic

t a
re

 r
es

to
re

d 
an

d 
fu

lly
 o

cc
up

ie
d 

w
h

er
e

ap
p

ro
p

ri
at

e.
  W

ea
ke

r 
b

ui
ld

in
gs

 a
re

 r
ep

la
ce

d 
by

 in
fi

ll
d

ev
el

o
p

m
en

t t
h

at
, w

h
er

e 
ap

p
lic

ab
le

, c
o

m
p

le
m

en
ts

th
e 

ex
is

ti
n

g 
h

is
to

ri
c 

fa
b

ri
c.


E

ig
h

th
 S

tr
ee

t i
s 

re
co

gn
iz

ed
 a

s 
th

e 
p

ri
m

ar
y

p
ed

es
tr

ia
n

 c
o

n
n

ec
ti

o
n

 b
et

w
ee

n
 th

e 
ce

n
tr

al
 b

us
in

es
s

d
is

tr
ic

t a
n

d
 th

e 
B

o
is

e 
R

iv
er

, a
n

d
 is

 im
p

ro
ve

d
 in

 th
e

R
iv

er
–

M
yr

tl
e 

p
la

n
n

in
g 

ar
ea

 in
 a

 m
an

n
er

 s
im

ila
r 

to
h

o
w

 th
is

 s
tr

ee
t i

s 
im

p
ro

ve
d

 b
et

w
ee

n
 B

an
n

o
ck

 a
n

d
M

ai
n

.


A
 c

o
m

p
ac

t,
 u

rb
an

-s
ty

le
 r

es
id

en
ti

al
 n

ei
gh

b
o

rh
o

o
d

de
ve

lo
p

s 
in

 th
e 

W
ar

eh
o

us
e/

C
ul

tu
ra

l D
is

tr
ic

t
b

et
w

ee
n

 9
th
 S

tr
ee

t,
 M

yr
tl

e 
St

re
et

, C
ap

it
o

l B
o

ul
ev

ar
d

an
d

 th
e 

B
o

is
e 

R
iv

er
.


T

h
e 

P
ar

ks
id

e 
n

ei
gh

b
o

rh
o

o
d

 h
as

 a
n

 e
cl

ec
ti

c 
m

ix
 o

f
la

n
d

 u
se

s 
w

it
h

 o
ff

ic
e 

us
es

 c
lu

st
er

ed
 a

lo
n

g 
F

ro
n

t
St

re
et

 a
n

d
 r

es
id

en
ti

al
 u

se
s 

cl
us

te
re

d
 a

lo
n

g 
B

ro
ad

St
re

et
 a

n
d

 o
n

 M
yr

tl
e 

St
re

et
 w

h
er

e 
vi

ew
s 

o
f 

Ju
lia

D
av

is
 P

ar
k 

w
o

ul
d 

cr
ea

te
 a

n
 a

tt
ra

ct
iv

e 
en

vi
ro

n
m

en
t

fo
r 

h
o

us
in

g.
  D

es
ig

n
 c

h
an

ge
s 

w
ill

 b
e 

m
ad

e 
to

M
yr

tl
e 

St
re

et
 to

 s
o

ft
en

 it
s 

im
p

ac
t o

n
 a

d
ja

ce
n

t
p

ro
p

er
ti

es
 a

n
d

 m
ak

e 
h

o
us

in
g 

m
o

re
 f

ea
si

b
le

.


A
d

d
it

io
n

al
 d

ev
el

o
p

m
en

t o
cc

ur
s 

in
 th

e 
C

o
ur

th
o

us
e

C
o

rr
id

o
r 

al
o

n
g 

F
ro

n
t S

tr
ee

t t
h

at
 is

 c
o

m
p

at
ib

le
 w

it
h

th
e 

ex
is

ti
n

g 
ap

ar
tm

en
ts

, e
xp

an
d

s 
th

e 
ra

n
ge

 o
f 

us
es

,
an

d
 s

o
ft

en
s 

th
e 

cu
rr

en
t i

n
st

it
ut

io
n

al
 e

ff
ec

t o
f 

th
e

ex
is

ti
n

g 
b

ui
ld

in
gs

.


T
h

e 
p

ro
p

er
ty

 o
n

 t
h

e 
so

ut
h

ea
st

 c
o

rn
er

 o
f 

F
ro

n
t 

an
d

B
ro

ad
w

ay
 is

 d
ev

el
o

p
ed

 in
to

 a
 m

aj
o

r 
m

ix
ed

-u
se

d
ev

el
o

p
m

en
t.


Im

p
ro

ve
m

en
ts

 a
re

 m
ad

e 
to

 th
e 

B
ro

ad
w

ay
–

C
h

in
de

n
 C

o
n

n
ec

to
r 

so
 th

at
 it

 b
ec

o
m

es
 a

n
 a

tt
ra

ct
iv

e
b

o
ul

ev
ar

d
 c

o
m

p
at

ib
le

 w
it

h
 a

 p
eo

p
le

-o
ri

en
te

d
d

o
w

n
to

w
n

 a
n

d
 s

ui
ta

b
le

 f
o

r 
d

ev
el

o
p

m
en

t 
o

f 
a 

w
id

e
ra

n
ge

 o
f 

us
es

 a
lo

n
g 

it
s 

ed
ge

s,
 a

n
d

 d
o

es
 n

o
t 

im
p

ed
e

n
o

rt
h

-s
o

ut
h

 c
o

n
n

ec
ti

o
n

s 
b

et
w

ee
n

 th
e 

R
iv

er
–M

yr
tl

e
p

la
n

n
in

g 
ar

ea
 a

n
d

 t
h

e 
re

m
ai

n
d

er
 o

f 
d

o
w

n
to

w
n

.



R
IV

ER
 S

TR
EE

T–
M

YR
TL

E 
ST

R
EE

T 
M

AS
TE

R
 P

LA
N

Pr
ef

er
re

d 
D

ev
el

op
m

en
t C

on
ce

pt
32

1 
In

 s
p

ri
n

g 
20

04
, 

C
C

D
C

 c
o

n
d

u
ct

ed
 a

 c
o

n
su

m
er

 s
u

rv
ey

 o
f 

p
eo

p
le

 l
iv

in
g 

in
 B

o
is

e 
an

d
 i

n
 A

d
a 

C
o

u
n

ty
 t

o
 m

ea
su

re
 t

h
e 

le
ve

l 
o

f 
in

te
re

st
 i

n
d

o
w

n
to

w
n

 l
iv

in
g.

  
T

w
o

 o
f 

th
e 

q
u

es
ti

o
n

s 
fo

cu
se

d
 o

n
 w

h
at

 a
re

as
 o

f 
d

o
w

n
to

w
n

 w
er

e 
co

n
si

d
er

ed
 m

o
st

 d
es

ir
ab

le
 a

s 
a 

p
la

ce
 t

o
 l

iv
e.

W
h

en
 r

es
p

o
n

d
en

ts
 w

er
e 

as
ke

d
 w

h
et

h
er

 t
h

ey
 w

er
e 

in
te

re
st

ed
 i

n
 l

iv
in

g 
in

 e
ac

h
 o

f 
si

x 
d

if
fe

re
n

t 
ar

ea
s 

o
f 

d
o

w
n

to
w

n
, 

th
ey

 c
h

o
se

 t
h

e
C

u
lt

u
ra

l 
D

is
tr

ic
t 

m
o

re
 f

re
q

u
en

tl
y 

th
an

 R
iv

er
 S

tr
ee

t,
 P

ar
ks

id
e 

an
d

 W
es

ts
id

e 
d

is
tr

ic
ts

 b
u

t 
le

ss
 f

re
q

u
en

tl
y 

th
an

 t
h

e 
H

ea
rt

 o
f 

D
o

w
n

to
w

n
 o

r
O

ld
 B

o
is

e.
  

W
h

en
 a

sk
ed

 t
o

 p
ic

k 
th

ei
r 

to
p

 c
h

o
ic

e 
am

o
n

g 
th

e 
si

x 
ar

ea
s,

 a
p

p
ro

xi
m

at
el

y 
12

%
 o

f 
th

e 
re

sp
o

n
d

en
ts

 c
h

o
se

 t
h

e 
C

u
lt

u
ra

l
D

is
tr

ic
t,

 1
2%

 c
h

o
se

 t
h

e 
R

iv
er

 S
tr

ee
t 

D
is

tr
ic

t,
 a

n
d

 9
.7

%
 c

h
o

se
 t

h
e 

P
ar

ks
id

e 
D

is
tr

ic
t 

as
 t

h
ei

r 
fi

rs
t 

ch
o

ic
e.


T

h
ir

te
en

th
, 1

1th
, 8

th
, 5

th
 a

n
d

 3
rd
 s

tr
ee

ts
 a

n
d

 a
ve

n
ue

s
A

 a
n

d
 B

 b
ec

o
m

e 
p

ed
es

tr
ia

n
 a

n
d

 b
ic

yc
lin

g 
ro

ut
es

ac
ro

ss
 th

e 
C

o
n

n
ec

to
r.


F

o
ur

th
 S

tr
ee

t a
n

d
 e

it
h

er
 1

0th
 o

r 
12

th
 s

tr
ee

ts
 o

r 
b

o
th

ar
e 

re
-e

st
ab

lis
h

ed
 a

s 
th

ro
ug

h
 s

tr
ee

ts
 b

et
w

ee
n

 G
ro

ve
an

d 
M

yr
tl

e 
st

re
et

s.


B
lo

ck
s 

cu
rr

en
tl

y 
do

m
in

at
ed

 b
y 

su
rf

ac
e 

p
ar

ki
n

g 
ar

e
re

d
ev

el
o

p
ed

 w
it

h
 a

 m
ix

 o
f 

b
ui

ld
in

g 
us

es
 d

es
ig

n
ed

to
 m

ax
im

iz
e 

th
e 

ca
p

ac
it

y 
o

f 
ea

ch
 b

lo
ck

, g
iv

in
g

co
n

si
de

ra
ti

o
n

 to
 th

e 
sc

al
e 

an
d 

ch
ar

ac
te

r 
o

f 
ad

ja
ce

n
t

b
u

ild
in

gs
.


D

en
si

ti
es

 in
 th

e 
R

iv
er

–M
yr

tl
e 

p
la

n
n

in
g 

ar
ea

 in
cr

ea
se

to
 a

ch
ie

ve
 th

e 
de

ve
lo

p
m

en
t f

o
re

ca
st

, c
re

at
e 

ur
b

an
vi

ta
lit

y 
an

d
 m

ak
e 

al
te

rn
at

iv
e 

m
o

d
es

 o
f

tr
an

sp
o

rt
at

io
n

 m
o

re
 p

ra
ct

ic
al

.


P
ub

lic
 a

n
d

 p
ri

va
te

 p
ar

ki
n

g 
ga

ra
ge

s 
ar

e 
b

ui
lt

 to
re

p
la

ce
 s

ur
fa

ce
 p

ar
ki

n
g,

 w
it

h
 p

ub
lic

 g
ar

ag
es

 s
it

ua
te

d
so

 a
s 

to
 p

ro
vi

de
 r

ea
so

n
ab

le
 c

o
ve

ra
ge

 f
o

r 
th

e 
R

iv
er

–
M

yr
tl

e 
p

la
n

n
in

g 
ar

ea
.


Sa

fe
 a

n
d

 c
o

n
ve

n
ie

n
t r

o
ut

es
 f

o
r 

w
al

ki
n

g 
an

d
b

ic
yc

lin
g 

ar
e 

cr
ea

te
d,

 a
n

d 
th

es
e 

m
o

de
s 

b
ec

o
m

e 
th

e
p

re
d

o
m

in
an

t 
m

ea
n

s 
b

y 
w

h
ic

h
 p

eo
p

le
 m

ee
t 

th
ei

r
d

ai
ly

 t
ra

n
sp

o
rt

at
io

n
 n

ee
d

s 
in

 d
o

w
n

to
w

n
 B

o
is

e.


T
h

e 
R

iv
er

–M
yr

tl
e 

p
la

n
n

in
g 

ar
ea

 is
 b

et
te

r 
se

rv
ed

 b
y

tr
an

si
t.

A
ch

ie
vi

ng
 th

e 
C

on
ce

pt

A
ch

ie
vi

n
g 

th
is

 d
ev

el
o

p
m

en
t c

o
n

ce
p

t w
ill

 m
o

st
 li

ke
ly

re
qu

ir
e 

re
-e

va
lu

at
in

g 
zo

n
in

g 
re

gu
la

ti
o

n
s 

an
d 

m
ar

ke
t

in
te

rv
en

ti
o

n
 a

n
d 

in
ce

n
tiv

es
, e

sp
ec

ia
lly

 to
 a

ch
ie

ve
 th

e 
le

ve
l

o
f 

h
o

us
in

g 
en

vi
si

o
n

ed
.  

P
eo

p
le

 in
te

re
st

ed
 in

 li
vi

n
g

do
w

n
to

w
n

 v
ie

w
 th

e 
C

ul
tu

ra
l D

is
tr

ic
t a

s 
b

ei
n

g 
a 

de
si

ra
b

le
lo

ca
ti

o
n

 f
o

r 
h

o
us

in
g.

  I
t a

lr
ea

dy
 h

as
 a

 c
er

ta
in

 a
m

b
ie

n
ce

an
d 

is
 c

lo
se

 to
 e

xi
st

in
g 

do
w

n
to

w
n

 a
m

en
it

ie
s.

  T
h

e 
R

iv
er

St
re

et
 a

n
d 

P
ar

ks
id

e 
n

ei
gh

b
o

rh
o

o
ds

 in
 th

ei
r 

cu
rr

en
t

co
n

di
ti

o
n

 h
av

e 
le

ss
 a

p
p

ea
l.1 

 P
ub

lic
 in

ve
st

m
en

ts
 th

at
cr

ea
te

 a
 s

en
se

 o
f 

co
m

m
un

it
y 

w
ill

 b
e 

n
ee

de
d 

to
 d

ev
el

o
p

co
n

fi
de

n
ce

 in
 fu

tu
re

 p
ro

sp
ec

ts
 fo

r 
th

e 
ar

ea
 a

n
d 

at
tr

ac
t

h
o

us
in

g 
de

ve
lo

p
er

s,
 b

uy
er

s 
an

d 
re

n
te

rs
.

T
h

e 
vi

si
o

n
 a

n
ti

ci
p

at
es

 a
 m

aj
o

r 
tr

an
sf

o
rm

at
io

n
 o

f 
th

e
R

iv
er

–M
yr

tl
e 

p
la

n
n

in
g 

ar
ea

 to
 a

 m
uc

h
 m

o
re

 u
rb

an
 p

la
ce

w
it

h
 a

 v
ib

ra
n

t c
ul

tu
ra

l a
n

d 
sh

o
p

p
in

g 
di

st
ri

ct
 a

t i
ts

 c
en

te
r,

a 
co

n
ce

n
tr

at
io

n
 o

f 
de

st
in

at
io

n
 a

n
d 

to
ur

is
m

-r
el

at
ed

b
us

in
es

se
s 

al
o

n
g 

th
e 

C
o

n
n

ec
to

r 
w

es
t 

o
f 

C
ap

it
o

l
B

o
ul

ev
ar

d
, f

lo
ur

is
h

in
g 

in
-t

o
w

n
 n

ei
gh

b
o

rh
o

o
d

s 
in

 t
h

e
R

iv
er

 S
tr

ee
t n

ei
gh

b
o

rh
o

o
d 

an
d 

th
e 

C
ul

tu
ra

l D
is

tr
ic

t a
n

d
h

ig
h

er
 d

en
si

ty
 o

ff
ic

e 
an

d 
h

o
us

in
g 

de
ve

lo
p

m
en

t a
lo

n
g 

th
e

C
o

n
n

ec
to

r 
ea

st
 o

f 
C

ap
it

o
l B

o
ul

ev
ar

d.
  D

ev
el

o
p

m
en

t w
ill

b
e 

le
ve

ra
ge

d 
b

y 
in

ve
st

m
en

ts
 in

 p
ub

lic
 f

ac
ili

ti
es

, s
uc

h
 a

s
co

n
st

ru
ct

io
n

 o
f s

tr
ee

ts
ca

p
es

, p
ub

lic
 p

ar
ki

n
g 

fa
ci

lit
ie

s 
an

d
an

 e
n

h
an

ce
d 

P
io

n
ee

r 
W

al
kw

ay
, a

n
d 

p
ub

lic
-p

ri
va

te
p

ar
tn

er
sh

ip
s 

to
 d

ev
el

o
p

 h
o

us
in

g.

C
ur

re
n

tl
y,

 o
n

ly
 a

 fr
ac

ti
o

n
 o

f 
th

e 
R

iv
er

–M
yr

tl
e 

p
la

n
n

in
g

ar
ea

’s
 e

co
n

o
m

ic
 p

o
te

n
ti

al
 h

as
 b

ee
n

 r
ea

liz
ed

.  
T

he
ex

p
ec

ta
ti

o
n

 is
 th

at
 e

ve
ry

 p
ar

ce
l w

o
ul

d 
co

n
tr

ib
ut

e 
fu

lly
 to

th
e 

so
ci

al
 a

n
d 

ec
o

n
o

m
ic

 v
it

al
it

y 
o

f 
th

is
 p

la
n

n
in

g 
ar

ea
 a

n
d

to
 d

o
w

n
to

w
n

 B
o

is
e 

as
 a

 w
h

o
le

.
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6:
  O

ve
ra

ll 
Pl

an
s,

 G
ui

de
lin

es
 &

 A
ct

io
n 

St
ep

s
C

re
at

in
g 

at
tra

ct
iv

e 
an

d
re

fre
sh

in
g 

pl
ac

es
 w

he
re

pe
op

le
 e

xp
er

ie
nc

e 
a

fe
el

in
g 

of
 c

om
m

un
ity

 a
dd

s
to

 t
he

 li
va

bi
lit

y 
an

d
en

jo
ym

en
t o

f t
he

 d
ow

nt
ow

n
en

vi
ro

nm
en

t. 
 T

he
 A

nn
e

Fr
an

k 
H

um
an

 R
ig

ht
s

M
em

or
ia

l—
lo

ca
te

d 
in

B
oi

se
’s

 C
ul

tu
ra

l 
D

is
tri

ct
—

is
 o

ne
 s

uc
h 

pl
ac

e.

T
h

e 
m

o
st

 im
p

o
rt

an
t f

un
ct

io
n

 o
f 

th
e 

R
iv

er
 S

tr
ee

t–
M

yr
tl

e
St

re
et

 M
as

te
r 

P
la

n
 is

 to
 id

en
ti

fy
 th

e 
si

gn
if

ic
an

t i
ss

ue
s

af
fe

ct
in

g 
th

is
 a

re
a,

 d
es

cr
ib

e 
w

h
at

 th
e 

cu
rr

en
t s

it
ua

ti
o

n
 a

n
d

de
si

re
d 

fu
tu

re
 o

ut
co

m
es

 a
re

 r
el

at
iv

e 
to

 th
es

e 
is

su
es

 a
n

d
th

en
 c

o
m

m
un

ic
at

e 
h

o
w

 th
e 

p
la

n
 p

ro
p

o
se

s 
to

 a
rr

iv
e 

at
th

es
e 

o
ut

co
m

es
.  

P
la

n
s 

h
av

e 
b

ee
n

 p
re

p
ar

ed
 a

t t
w

o
 le

ve
ls

fo
r 

th
e 

R
iv

er
–M

yr
tl

e 
p

la
n

n
in

g 
ar

ea
 b

ec
au

se
 c

o
ve

rs
 s

uc
h

 a
la

rg
e 

ge
o

gr
ap

h
ic

 a
re

a.
  F

ir
st

, t
h

er
e 

ar
e 

a 
se

ri
es

 o
f o

ve
ra

ll
p

la
n

s 
th

at
 f

o
cu

s 
o

n
 t

h
e 

fo
llo

w
in

g 
is

su
es

:


P

re
fe

rr
ed

 D
ev

el
o

p
m

en
t C

o
n

ce
p

t


P
re

se
rv

at
io

n
, R

ev
it

al
iz

at
io

n
 &

 R
en

ew
al


B

ui
ld

in
g 

&
 S

it
e 

D
es

ig
n


St

re
et

 C
ha

ra
ct

er
, C

iv
ic

 S
pa

ce
s 

&
 P

ed
es

tr
ia

n 
W

ay
s


T

ra
n

sp
o

rt
at

io
n

 &
 P

ar
ki

n
g

T
h

e 
ov

er
al

l p
la

n
s 

p
ro

vi
de

 a
n

 o
ve

rv
ie

w
 o

f 
th

e 
m

as
te

r
p

la
n

 r
ec

o
m

m
en

da
ti

o
n

s.
  T

h
ey

 h
el

p
 m

ak
e 

un
de

rs
ta

n
di

n
g

th
e 

o
ve

ra
ll 

in
te

n
t o

f 
th

e 
R

iv
er

 S
tr

ee
t–

M
yr

tl
e 

St
re

et
 M

as
te

r
P

la
n

 e
as

ie
r 

an
d 

fo
cu

s 
o

n
 r

ec
o

m
m

en
da

ti
o

n
s 

co
m

m
o

n
 to

al
l o

f 
th

e 
ge

o
gr

ap
h

ic
 a

re
as

 in
 th

e 
R

iv
er

–M
yr

tl
e 

p
la

n
n

in
g

ar
ea

.  
T

h
ey

 a
ls

o
 p

ro
vi

de
 th

e 
b

as
is

 f
o

r 
th

e 
ca

p
it

al
 in

ve
st

-
m

en
ts

 p
ro

p
o

se
d 

to
 im

p
le

m
en

t 
th

e 
p

la
n

.  
T

h
e 

p
la

n
 f

o
r

ea
ch

 is
su

e 
in

cl
ud

es
 a

 d
is

cu
ss

io
n

 o
f 

ex
is

ti
n

g 
co

n
di

ti
o

n
s

an
d 

de
si

re
d 

o
ut

co
m

es
.  

It
 p

re
se

n
ts

 d
es

ig
n

 a
n

d 
de

ve
lo

p
-

m
en

t g
ui

de
lin

es
 a

n
d 

ac
ti

o
n

 s
te

p
s 

as
 w

ay
 to

 c
o

m
m

un
ic

at
e

w
h

at
 n

ee
ds

 t
o

 b
e 

do
n

e 
to

 im
p

le
m

en
t 

th
e 

p
la

n
 r

ec
o

m
-

m
en

d
at

io
n

s 
fo

r 
th

at
 is

su
e.
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Se
co

nd
, t

he
 R

iv
er

 S
tr

ee
t–

M
yr

tle
 S

tr
ee

t M
as

te
r P

la
n

in
cl

ud
es

 a
 s

er
ie

s 
o

f 
su

b
di

st
ri

ct
 p

la
n

s.
  T

h
e 

R
iv

er
–M

yr
tl

e
p

la
n

n
in

g 
ar

ea
 c

o
ve

rs
 a

p
p

ro
xi

m
at

el
y 

23
0 

ac
re

s 
an

d
n

at
ur

al
ly

 d
iv

id
es

 in
to

 a
 s

er
ie

s 
o

f 
ge

o
gr

ap
h

ic
 a

re
as

 th
at

va
ry

 in
 c

h
ar

ac
te

r 
fr

o
m

 o
n

e 
an

o
th

er
.  

A
 m

ap
 o

f 
th

es
e 

ar
ea

s
o

r 
su

b
di

st
ri

ct
s 

is
 o

n
 p

ag
e 

63
.  

T
h

e 
R

iv
er

 S
tr

ee
t–

M
yr

tl
e

St
re

et
 M

as
te

r 
P

la
n

 in
cl

ud
es

 a
 s

p
ec

if
ic

 p
la

n
 fo

r 
ea

ch
 o

f
th

es
e 

su
b

di
st

ri
ct

s,
 w

h
ic

h
 d

es
cr

ib
es

 th
e 

ex
is

ti
n

g 
co

n
di

-
ti

o
n

s,
 d

es
ir

ed
 f

ut
ur

e 
ch

ar
ac

te
r,

 d
es

ig
n

 a
n

d 
de

ve
lo

p
m

en
t

gu
id

el
in

es
 a

n
d 

ac
ti

o
n

 s
te

p
s 

fo
r 

th
e 

su
b

di
st

ri
ct

.  
T

h
e

gu
id

el
in

es
 a

n
d 

ac
ti

o
n

 s
te

p
s 

ch
ar

t a
 c

o
ur

se
 fo

r 
ac

h
ie

vi
n

g
th

e 
de

si
re

d 
ch

ar
ac

te
r 

fo
r 

ea
ch

 s
ub

di
st

ri
ct

.  
T

h
e 

su
b

di
st

ri
ct

p
la

n
s 

ar
e 

in
 C

h
ap

te
r 

7.

If
 a

 g
ui

de
lin

e 
o

r 
ac

ti
o

n
 s

te
p

 a
ff

ec
ts

 m
o

re
 th

an
 o

n
e

su
b

di
st

ri
ct

, i
t 

is
 t

yp
ic

al
ly

 f
o

un
d 

in
 t

h
e 

o
ve

ra
ll 

p
la

n
s.

  I
f 

a
gu

id
el

in
e 

o
r 

ac
ti

o
n

 s
te

p
 is

 s
p

ec
if

ic
 to

 o
n

e 
su

b
di

st
ri

ct
, i

t
ty

p
ic

al
ly

 a
p

p
ea

rs
 in

 th
e 

su
b

di
st

ri
ct

 p
la

n
.

T
h

e 
20

25
 D

o
w

n
to

w
n

 B
o

is
e 

R
ed

ev
el

o
p

m
en

t P
la

n
 s

er
ve

s
as

 a
 p

re
fa

ce
 to

 th
is

 R
iv

er
–M

yr
tl

e 
M

as
te

r 
P

la
n

.  
It

 c
o

n
ta

in
s

d
es

ig
n

 a
n

d
 d

ev
el

o
p

m
en

t 
gu

id
el

in
es

 f
o

r 
ur

b
an

 d
es

ig
n

,
b

ui
ld

in
g 

an
d 

si
te

 la
yo

ut
 a

n
d 

ci
vi

c 
sp

ac
es

 th
at

 a
p

p
ly

 to
 a

ll
o

f 
th

e 
do

w
n

to
w

n
 u

rb
an

 r
en

ew
al

 d
is

tr
ic

ts
.  

 U
n

de
rs

ta
n

d-
in

g 
th

e 
fu

ll 
in

te
n

t 
o

f 
w

h
at

 is
 in

te
n

de
d 

fo
r 

th
e 

R
iv

er
–

M
yr

tl
e 

p
la

n
n

in
g 

ar
ea

 r
eq

ui
re

s 
re

fe
rr

in
g 

to
 th

e 
20

25
D

o
w

n
to

w
n

 B
o

is
e 

R
ed

ev
el

o
p

m
en

t 
P

la
n

 a
n

d 
b

o
th

 t
h

e
o

ve
ra

ll 
an

d 
su

b
di

st
ri

ct
 p

la
n

s 
in

 th
is

 R
iv

er
–M

yr
tl

e 
M

as
te

r
P

la
n.

1.
0 

 P
re

fe
rr

ed
 D

ev
el

op
m

en
t C

on
ce

pt

T
h

e 
p

re
fe

rr
ed

 d
ev

el
o

p
m

en
t c

o
n

ce
p

t t
ak

es
 a

 lo
n

g-
te

rm
vi

ew
 o

f 
fu

tu
re

 la
n

d-
us

e 
p

at
te

rn
s 

in
 th

e 
R

iv
er

–M
yr

tl
e

p
la

n
n

in
g 

ar
ea

.  
It

 d
es

cr
ib

es
 th

e 
p

at
te

rn
 o

f 
la

n
d 

us
es

de
si

re
d 

b
y 

th
e 

ye
ar

 2
02

5 
us

in
g 

em
p

h
as

is
 a

re
as

 a
s 

w
el

l a
s

o
th

er
 la

n
d-

us
e 

ca
te

go
ri

es
.  

E
m

p
h

as
is

 a
re

as
 h

av
e 

a
p

re
do

m
in

an
t 

us
e 

b
ut

 t
h

ey
 a

re
 n

o
t 

lim
it

ed
 t

o
 t

h
at

 u
se

o
n

ly
.  

In
 f

ac
t,

 a
 m

ix
 o

f 
us

es
 in

 e
ac

h
 o
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is

e 
C

it
y 

L
ib

ra
ry

,
L

o
g 

C
ab

in
 L

it
er

ar
y 

C
en

te
r 

an
d 

A
n

n
e 

F
ra

n
k 

H
um

an

R
ig

h
ts

 M
em

o
ri

al
 a

re
 lo

ca
te

d,
 a

n
d 

in
 th

e 
C

o
ur

th
o

us
e

C
o

rr
id

o
r.

G
ro

un
d 

le
ve

l r
et

ai
l i

s 
co

n
ce

n
tr

at
ed

 o
n

 a
 li

m
it

ed
 n

um
b

er
o

f 
st

re
et

s.
  T

h
is

 p
at

te
rn

 is
 c

o
n

si
st

en
t 

w
it

h
 o

n
e 

o
f 

th
e

o
b

je
ct

iv
es

 o
f 

th
is

 p
la

n
, w

h
ic

h
 is

 to
 c

lu
st

er
 r

et
ai

l i
n

to
sh

o
p

p
in

g 
di

st
ri

ct
s 

ra
th

er
 th

an
 d

is
si

p
at

in
g 

re
ta

il 
en

er
gy

 b
y

al
lo

w
in

g 
it

 to
 lo

ca
te

 o
n

 a
n

y 
st

re
et

 f
ro

n
ta

ge
.  

T
h

is
ap

p
ro

ac
h

 is
 c

o
n

tr
ar

y 
to

 th
e 

cu
rr

en
t r

eq
ui

re
m

en
t i

n
 th

e 
C

-5
zo

n
in

g 
di

st
ri

ct
 t

h
at

 7
0%

 o
f 

th
e 

gr
o

un
d 

fl
o

o
r 

o
n

 e
ac

h
st

re
et

 f
ro

n
ta

ge
 b

e 
de

si
gn

ed
 to

 a
cc

o
m

m
o

da
te

 r
et

ai
l a

n
d

o
th

er
 p

eo
p

le
-o

ri
en

te
d,

 a
ct

iv
e 

us
es

.  
T

h
e 

R
iv

er
 S

tr
ee

t–
M

yr
tl

e 
St

re
et

 M
as

te
r 

P
la

n
 r

ec
o

m
m

en
ds

 th
at

 th
is

 r
eq

ui
re

-
m

en
t 

b
e 

re
vi

se
d 

so
 it

 w
o

ul
d 

o
n

ly
 a

p
p

ly
 o

n
 s

tr
ee

ts
de

si
gn

at
ed

 fo
r 

st
re

et
 le

ve
l r

et
ai

l i
n

 th
e 

P
re

fe
rr

ed
 D

ev
el

o
p

-
m

en
t C

o
n

ce
p

t.

Se
rv

ic
e 

co
m

m
er

ci
al

 u
se

s 
ar

e 
cl

us
te

re
d 

at
 th

e 
p

er
ip

h
er

y 
o

f
th

e 
R

iv
er

–M
yr

tl
e 

p
la

n
n

in
g 

ar
ea

 a
lo

n
g 

th
e 

C
o

n
n

ec
to

r 
w

es
t

o
f 

13
th
  a

n
d 

al
o

n
g 

A
m

er
ic

an
a.

  C
iv

ic
 s

p
ac

es
 in

di
ca

te
 w

h
er

e
ex

is
ti

n
g 

an
d 

p
ro

p
o

se
d 

p
ub

lic
 p

ar
ks

 a
n

d 
p

la
za

s 
ar

e
lo

ca
te

d.

D
es

ig
n

 &
 D

ev
el

op
m

en
t 

G
u

id
el

in
es

D
es

ig
n

 a
n

d 
de

ve
lo

p
m

en
t g

ui
de

lin
es

 r
eg

ar
di

n
g 

p
re

fe
rr

ed
la

n
d 

us
es

 a
re

 b
es

t 
st

at
ed

 a
s 

p
ar

t 
o

f 
th

e 
su

b
di

st
ri

ct
 p

la
n

s.
T

h
es

e 
p

la
n

s 
ar

e 
in

 C
h

ap
te

r 
7.

A
ct

io
n

 S
te

p
s

A
ct

io
n

s 
fo

r 
im

p
le

m
en

ti
n

g 
th

e 
p

re
fe

rr
ed

 d
ev

el
o

p
m

en
t

co
n

ce
p

t p
re

se
n

te
d 

h
er

e 
fo

cu
s 

o
n

 th
e 

de
gr

ee
 to

 w
h

ic
h

ex
is

ti
n

g 
zo

n
in

g 
de

si
gn

at
io

n
s 

su
p

p
o

rt
 t

h
e 

o
b

je
ct

iv
es

 o
f

th
e 

R
iv

er
 S

tr
ee

t–
M

yr
tl

e 
St

re
et

 M
as

te
r 

P
la

n
.  

P
ro

p
o

sa
ls

 to
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re
vi

se
 a

 z
o

n
in

g 
de

si
gn

at
io

n
 t

h
at

 w
o

ul
d 

ap
p

ly
 t

o
 a

n
y

su
b

di
st

ri
ct

 w
h

er
e 

th
is

 z
o

n
in

g 
de

si
gn

at
io

n
 o

cc
ur

s 
ar

e
n

o
te

d 
h

er
e.

  T
h

e 
re

as
o

n
s 

fo
r 

th
es

e 
re

co
m

m
en

da
ti

o
n

s 
ar

e
di

sc
us

se
d 

C
h

ap
te

r 
8.

  T
h

e 
su

b
di

st
ri

ct
 p

la
n

s 
co

n
ta

in
ed

 in
C

h
ap

te
r 

7 
co

n
ta

in
 a

ct
io

n
 s

te
p

s 
re

ga
rd

in
g 

re
vi

si
o

n
s 

to
zo

n
in

g 
de

si
gn

at
io

n
s 

th
at

 w
o

ul
d 

ap
p

ly
 to

 s
p

ec
if

ic
 p

ar
ce

ls
in

 a
 p

ar
ti

cu
la

r 
su

b
di

st
ri

ct
.


W

o
rk

 w
it

h
 B

o
is

e 
C

it
y 

to
 r

ev
is

e 
th

e 
p

ro
vi

si
o

n
 in

 t
h

e
C

-5
 z

o
n

in
g 

d
is

tr
ic

t t
h

at
 r

eq
ui

re
s 

70
%

 o
f 

ea
ch

 s
tr

ee
t

fr
o

n
ta

ge
 to

 b
e 

d
es

ig
n

ed
 to

 a
cc

o
m

m
o

d
at

e 
re

ta
il 

o
r

o
th

er
 p

eo
p

le
-o

ri
en

te
d

, a
ct

iv
e 

us
es

 s
o

 it
 a

p
p

lie
s 

to
st

re
et

s 
d

es
ig

n
at

ed
 f

o
r 

gr
o

un
d

 le
ve

l r
et

ai
l u

se
s 

o
n

 th
e

P
re

fe
rr

ed
 D

ev
el

o
p

m
en

t C
o

n
ce

p
t (

F
ig

ur
e 

5)
.

A
m

en
d

 th
e 

lis
t o

f 
ac

ce
p

ta
b

le
 u

se
s 

to
 in

cl
ud

e
re

si
d

en
ti

al
 a

t t
h

e 
gr

o
un

d
 le

ve
l.


E

va
lu

at
e 

w
h

et
h

er
 th

e 
ex

is
ti

n
g 

R
-O

 z
o

n
in

g
re

gu
la

ti
o

n
s 

n
ee

d
 t

o
 b

e 
re

vi
se

d
 t

o
 b

et
te

r 
su

p
p

o
rt

p
la

n
 g

o
al

s 
p

ro
m

o
ti

n
g 

ur
b

an
 in

te
n

si
ti

es
, h

o
us

in
g

an
d

 m
ix

ed
 u

se
 in

 th
e 

R
iv

er
–

M
yr

tl
e 

p
la

n
n

in
g 

ar
ea

,
an

d
 w

o
rk

 w
it

h
 B

o
is

e 
C

it
y 

to
 r

ev
is

e 
th

es
e 

re
gu

la
ti

o
n

s
if

 n
ee

d
ed

.


E

va
lu

at
e 

if
 a

 n
ew

 z
o

n
in

g 
ca

te
go

ry
 is

 n
ee

d
ed

 w
h

ic
h

w
o

ul
d

 g
iv

e 
m

o
re

 w
ei

gh
t 

to
 r

es
id

en
ti

al
 u

se
s 

to
re

p
la

ce
 th

e 
R

-O
 z

o
n

in
g 

d
es

ig
n

at
io

n
 in

 th
e 

R
iv

er
St

re
et

 a
n

d
 P

ar
ks

id
e 

n
ei

gh
b

o
rh

o
o

d
s,

 a
n

d
 w

o
rk

 w
it

h
B

o
is

e 
C

it
y 

to
 d

ev
el

o
p

 a
 n

ew
 z

o
n

in
g 

ca
te

go
ry

 if
n

ee
de

d.


E

va
lu

at
e 

w
h

et
h

er
 m

in
im

um
 r

es
id

en
ti

al
 d

en
si

ti
es

ar
e 

n
ee

d
ed

 in
 z

o
n

in
g 

d
is

tr
ic

ts
 a

p
p

lic
ab

le
 to

 th
e

R
iv

er
–M

yr
tl

e 
p

la
n

n
in

g 
ar

ea
 to

 a
ch

ie
ve

 h
o

us
in

g 
go

al
s

an
d

 p
ro

p
o

se
 z

o
n

in
g 

re
vi

si
o

n
s 

if
 w

ar
ra

n
te

d
.

2.
0 

 P
re

se
rv

at
io

n,
 R

ev
ita

liz
at

io
n 

an
d

R
en

ew
al

E
xi

st
in

g 
C

on
d

it
io

n
s

T
h

e 
R

iv
er

–M
yr

tl
e 

p
la

n
n

in
g 

ar
ea

 is
 d

is
ti

n
gu

is
h

ed
 b

y 
a

n
o

ta
b

le
 c

o
lle

ct
io

n
 o

f 
h

is
to

ri
c 

co
m

m
er

ci
al

 b
ui

ld
in

gs
 a

n
d

w
ar

eh
o

us
es

 b
et

w
ee

n
 F

ro
n

t,
 C

ap
it

o
l, 

M
yr

tl
e 

an
d 

9th
 .

T
h

es
e 

b
ea

ut
if

ul
 b

ri
ck

 b
ui

ld
in

gs
 th

at
 f

o
rm

 in
ta

ct
 b

lo
ck

fa
ce

s 
h

av
e 

b
ee

n
 in

cl
ud

ed
 in

 a
 h

is
to

ri
c 

di
st

ri
ct

 e
st

ab
lis

h
ed

b
y 

B
o

is
e 

C
it

y 
(s

ee
 F

ig
ur

e 
6)

.  
T

w
o

 a
dd

it
io

n
al

 a
re

as
 in

 th
e

R
iv

er
 S

tr
ee

t n
ei

gh
b

o
rh

o
o

d 
h

av
e 

b
ee

n
 s

tu
di

ed
 f

o
r

p
o

ss
ib

le
 in

cl
us

io
n

 in
 a

 h
is

to
ri

c 
di

st
ri

ct
:  

h
o

us
es

 lo
ca

te
d

o
n

 L
ee

 a
n

d 
A

sh
 s

tr
ee

ts
, a

n
d 

a 
co

m
m

er
ci

al
 b

ui
ld

in
g 

an
d

h
o

us
es

 o
n

 1
3th

  S
tr

ee
t b

et
w

ee
n

 M
yr

tl
e 

St
re

et
 a

n
d 

G
ra

n
d

A
ve

nu
e.

  I
n

 a
dd

it
io

n
 t

h
er

e 
ar

e 
h

o
us

es
 f

ro
m

 t
h

e 
la

te
18

00
s 

an
d 

ea
rl

y 
19

00
s 

in
 th

e 
P

ar
ks

id
e 

n
ei

gh
b

o
rh

o
o

d,
al

th
o

ug
h

 th
ei

r 
h

is
to

ri
c 

va
lu

e 
h

as
 n

o
t b

ee
n

 e
va

lu
at

ed
.

T
h

e 
b

ui
ld

in
gs

 a
lo

n
g 

8th
  S

tr
ee

t i
n

 th
e 

W
ar

eh
o

us
e/

C
ul

tu
ra

l D
is

tr
ic

t p
ro

vi
de

 a
n

 ir
re

p
la

ce
ab

le
 li

n
k 

to
 B

o
is

e’
s

h
is

to
ry

, a
n

d 
ad

d 
a 

un
iq

ue
 a

n
d 

au
th

en
ti

c 
ch

ar
ac

te
r 

to
 th

is
p

ar
t o

f 
th

e 
R

iv
er

–M
yr

tl
e 

p
la

n
n

in
g 

ar
ea

.  
A

 s
uc

ce
ss

io
n

 o
f

p
ro

p
er

ty
 o

w
n

er
s 

h
as

 v
ie

w
ed

 th
em

 a
s 

w
o

rt
h

 s
av

in
g 

an
d

re
n

ov
at

in
g.

  T
h

e 
B

o
D

o
 p

ro
je

ct
 c

ur
re

n
tly

 u
n

de
r 

co
n

st
ru

c-
ti

o
n

 b
ui

ld
s 

up
o

n
 t

h
is

 e
xi

st
in

g 
h

is
to

ri
c 

fa
b

ri
c 

an
d

 a
d

d
s

n
ew

 b
ui

ld
in

gs
 th

at
 h

av
e 

a 
co

m
p

at
ib

le
 s

ty
le

.

T
h

e 
h

o
us

es
 o

n
 L

ee
 S

tr
ee

t a
re

 m
o

re
 p

ro
b

le
m

at
ic

.  
M

o
st

 if
n

o
t a

ll 
o

f 
th

es
e 

ar
e 

re
n

ta
ls

.  
P

ro
p

er
ty

 v
al

ue
s 

ar
e 

ri
si

n
g 

b
ut

re
n

ts
 a

re
 la

gg
in

g 
b

eh
in

d,
 c

re
at

in
g 

an
 e

co
n

o
m

ic
 s

qu
ee

ze
fo

r 
th

e 
p

ro
p

er
ty

 o
w

n
er

s.
  A

s 
th

e 
la

n
d 

ge
ts

 m
o

re
 v

al
ua

b
le

,
it

 b
ec

o
m

es
 h

ar
de

r 
to

 r
es

is
t c

le
ar

in
g 

th
es

e 
p

ro
p

er
ti

es
 a

n
d

b
ui

ld
in

g 
n

ew
 d

ev
el

o
p

m
en

t 
th

at
 w

o
ul

d 
ge

n
er

at
e 

h
ig

h
er

re
tu

rn
.  

T
h

e 
h

o
us

es
 o

n
 L

ee
 S

tr
ee

t a
re

 s
ym

p
to

m
at

ic
 o

f 
a
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Fi
gu

re
 6

: 
 D

es
ig

na
tio

n 
of

 H
is

to
ric

 R
es

ou
rc

es
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O
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ll P
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ns

, G
ui

de
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es
 &

 A
ct

io
n 

St
ep

s
40

la
rg

er
 is

su
e 

in
 th

e 
R

iv
er

–M
yr

tl
e 

p
la

n
n

in
g 

ar
ea

, w
h

ic
h

 h
as

a 
la

rg
e 

n
um

b
er

 o
f 

o
ld

er
 h

o
us

es
 in

 f
ai

r 
to

 p
o

o
r 

co
n

d
it

io
n

in
 a

 s
im

ila
r 

si
tu

at
io

n
.  

T
h

es
e 

h
o

us
es

 p
ro

vi
d

e 
n

o
t 

o
n

ly
 a

h
is

to
ri

c 
re

co
rd

 o
f 

th
e 

R
iv

er
 S

tr
ee

t a
n

d 
P

ar
ks

id
e 

n
ei

gh
b

o
r-

h
o

o
ds

 b
ut

 a
ls

o
 a

 r
es

er
vo

ir
 o

f 
af

fo
rd

ab
le

 h
o

us
in

g.
  I

f
la

n
d 

va
lu

es
 c

o
n

ti
n

ue
 u

p
w

ar
d,

 it
 w

ill
 b

e 
m

o
re

 a
n

d 
m

o
re

d
if

fi
cu

lt
 f

o
r 

p
ro

p
er

ty
 o

w
n

er
s 

to
 h

o
ld

 o
n

to
 th

em
.  

Se
ve

ra
l

co
ur

se
s 

o
f 

ac
ti

o
n

 a
re

 a
va

ila
b

le
 in

cl
ud

in
g 

re
ta

in
in

g 
su

ch
b

ui
ld

in
gs

 in
 p

la
ce

, r
el

o
ca

ti
n

g 
th

em
 o

r 
re

m
o

vi
n

g 
th

em
.

T
h

e 
p

la
n

 r
ec

o
m

m
en

ds
 e

va
lu

at
in

g 
if

 a
 c

o
lle

ct
io

n
 o

f 
th

e
b

es
t e

xa
m

p
le

s 
o

f 
h

is
to

ri
c 

re
si

de
n

ce
s 

co
ul

d 
b

e 
m

o
ve

d 
to

 a
h

is
to

ri
c 

p
ar

k 
w

it
h

in
 th

e 
R

iv
er

 S
tr

ee
t n

ei
gh

b
o

rh
o

o
d 

w
h

ile
al

lo
w

in
g 

fo
r 

re
m

o
va

l o
f 

th
e 

re
m

ai
n

in
g 

h
o

us
es

 a
n

d
re

de
ve

lo
p

m
en

t 
o

f 
th

es
e 

si
te

s.

D
es

ir
ed

 O
u

tc
om

es

T
h

e 
ex

ce
p

ti
o

n
al

 c
o

lle
ct

io
n

 o
f b

ri
ck

 w
ar

eh
o

us
es

 a
n

d
co

m
m

er
ci

al
 b

ui
ld

in
gs

 f
ro

m
 th

e 
ra

ilr
o

ad
 e

ra
 in

 th
e 

8th

St
re

et
 H

is
to

ri
c 

D
is

tr
ic

t w
o

ul
d 

b
e 

p
re

se
rv

ed
, a

n
d 

re
n

o
-

va
te

d 
an

d 
re

us
ed

 a
s 

p
ar

t 
o

f 
re

de
ve

lo
p

m
en

t.
  O

n
o

cc
as

io
n
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 b
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 d
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 c
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 p
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b
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h
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h
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 d
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, m
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R
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 b
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n
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 b
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p
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l D
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p
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 t
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d
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 d
ev

el
o

p
m

en
t 

p
ar

tn
er

sh
ip

s 
an

d
co

m
m

en
ti

n
g 

o
n

 d
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 D
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 c
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t p
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p
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e 
ex

is
ti

n
g 

R
-O

 z
o

n
in

g 
d

is
tr

ic
t

n
ee

d
s 

to
 b
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 p
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t d
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at
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 t
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ra
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b
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 t
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.
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 f
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 c
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 c
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 f
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at
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 d
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t c
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 d
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 b
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ra
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 b
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 d
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 b

e 
ad

d
ed

to
 z

o
n

in
g 

ca
te

go
ri

es
 a

ff
ec

ti
n

g 
th
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 p
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 p
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, C
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 b
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 b
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, p
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 c
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 p
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b
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 d
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 c
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b
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 c
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p
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b
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 d
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n
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 p
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 c
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b
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 d
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 p
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 p
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n
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P
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e 

st
re

et
 f

un
ct

io
n

s,
th

e 
ex

is
ti

n
g 

ch
ar

ac
te

r 
o

f 
th
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p
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p
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b
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p
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 b
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 c
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 p
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 b
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 f
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ro
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 p

ro
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 c
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 p
ub

lic
 s

p
ac

e 
in

 p
ri

va
te

 d
ev

el
o

p
m

en
ts

.

A
ct

io
n

 S
te

p
s

St
re

et
 C

ha
ra

ct
er


C

re
at

e 
a 

ca
p

it
al

 in
ve

st
m

en
t p
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p
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 p
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l b
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 p
ro

ce
ed

 w
it

h
co

n
st

ru
ct

io
n

 a
s 

fu
n

d
in

g 
p

er
m

it
s.


D

et
er

m
in

e 
if

 c
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 b
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 t
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b
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 c
re

at
e 

a 
m

o
re

 a
p

p
ea

lin
g

w
al

ki
n

g 
en

vi
ro

n
m

en
t f

o
r 

p
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 p
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.
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 t
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 c
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 p
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.
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b
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p
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 C
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n
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at
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 p
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R
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 p
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in
g 
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p
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.
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ra
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at
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b
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 p
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 p
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 b
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, c
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 d
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p
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b
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an

sp
o

rt
a-

ti
o

n
 a

n
d 

p
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 t
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p
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en
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n
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 c
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w
ay

s 
an

d
is

 p
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 D
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b
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m

ai
n

te
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 r
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 d
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 b
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l m
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 o
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 t
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p
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 p
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d
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e 

en
ti

re
W

ar
eh

o
us

e/
C

ul
tu

ra
l D

is
tr

ic
t a

n
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n
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P
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ra
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s 
o

f 
b

us
in

es
se

s 
al

lo
w

ed
 in

 th
is

di
st

ri
ct

 in
cl

ud
e 

au
ct

io
n

 e
st

ab
lis

h
m

en
ts

, a
ut

o
m

o
b

ile
-

re
la

te
d 

b
us

in
es

se
s 

in
cl

ud
in

g 
sa

le
s 

lo
ts

, s
er

vi
ce

s 
st

at
io

n
s,

m
in

o
r 

an
d 

m
aj

o
r 

au
to

 r
ep

ai
r 

an
d 

ca
r 

w
as

h
es

, c
o

n
st

ru
c-

ti
o

n
 b

us
in

es
se

s,
 h

ea
vy

 m
ac

h
in

er
y 

su
p

p
ly

, s
ee

d 
an

d
ga

rd
en

 s
up

p
ly

, s
to

ra
ge

 b
us

in
es

se
s,

 w
ar

eh
o

us
es

, t
ru

ck
st

o
p

s,
 tr

an
si

t t
er

m
in

al
s 

an
d 

co
n

ve
n

ie
n

ce
 s

to
re

s.
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T
h

e 
o

ve
ra

ll 
in

te
n

t 
o

f 
th

is
 m

as
te

r 
p

la
n

 is
 t

o
 p

ro
m

o
te

ur
b

an
 in

te
n

si
ti

es
 a

n
d 

a 
p

ed
es

tr
ia

n
-o

ri
en

te
d 

ch
ar

ac
te

r 
in

th
e 

R
iv

er
–M

yr
tl

e 
p

la
n

n
in

g 
ar

ea
.  

C
-2

 a
n

d 
C

-3
 p

ro
m

o
te

 a
lo

w
er

 in
te

n
si

ty
, a

ut
o

-o
ri

en
te

d 
ch

ar
ac

te
r 

m
o

re
 ty

p
ic

al
 o

f
o

ut
ly

in
g 

ar
ea

s.
  M

an
y 

o
f 

th
e 

al
lo

w
ed

 u
se

s 
in

 t
h

es
e

di
st

ri
ct

s 
w

o
ul

d 
b

e 
in

ap
p

ro
p

ri
at

e 
in

 a
 d

o
w

n
to

w
n

 s
et

ti
n

g
an

d 
ar

e 
p

ro
h

ib
it

ed
 in

 C
-5

 a
n

d 
R

-O
, w

h
ic

h
 c

ov
er

 m
uc

h
 o

f
th

e 
do

w
n

to
w

n
 a

re
a.

T
h

is
 p

la
n

 r
ec

o
m

m
en

ds
 th

at
 th

e 
C

-2
 a

n
d 

C
-3

 b
e 

re
p

la
ce

d
b

y 
a 

di
ff

er
en

t z
o

n
e 

ca
te

go
ry

 m
o

re
 c

o
n

du
ci

ve
 to

 a
ch

ie
vi

n
g

th
e 

go
al

s 
o

f 
th

e 
p

la
n

.

E
va

lu
at

in
g 

an
d 

p
o

ss
ib

ly
 r

ev
is

in
g 

th
e 

zo
n

in
g 

de
si

gn
a-

ti
o

n
s 

in
 R

iv
er

–M
yr

tl
e 

p
la

n
n

in
g 

ar
ea

 is
 a

n
 im

p
o

rt
an

t s
te

p
in

 c
re

at
in

g 
co

n
si

st
en

cy
 b

et
w

ee
n

 th
e 

p
la

n
, e

xi
st

in
g 

la
n

d
us

e 
p

at
te

rn
s 

an
d 

de
ve

lo
p

m
en

t 
re

gu
la

ti
o

n
s.

  T
h

e 
p

la
n

in
cl

ud
es

 a
ct

io
n

 s
te

p
s 

 re
ga

rd
in

g 
th

e 
C

-5
, R

-O
, C

-2
 a

n
d 

C
-

3 
zo

n
in

g 
de

si
gn

at
io

n
s 

in
 t

h
e 

su
b

di
st

ri
ct

 p
la

n
s 

fo
r 

th
e

W
es

t C
o

n
n

ec
to

r,
 R

iv
er

 S
tr

ee
t N

ei
gh

b
o

rh
o

o
d,

 E
as

t
C

o
n

n
ec

to
r/

P
ar

ks
id

e 
an

d 
C

o
ur

th
o

us
e 

C
o

rr
id

o
r.

D
D

 a
n

d
 H

D
 O

ve
rl

ay
 D

is
tr

ic
ts

T
h

e 
B

o
is

e 
C

it
y 

Z
o

n
in

g 
O

rd
in

an
ce

 in
cl

ud
es

 a
 “

do
w

n
-

to
w

n
 d

es
ig

n
 r

ev
ie

w
” 

o
r 

D
D

 d
es

ig
n

at
io

n
 th

at
 a

p
p

lie
s 

to
p

ro
p

er
ti

es
 lo

ca
te

d 
in

 a
n

 u
rb

an
 r

en
ew

al
 d

is
tr

ic
t.

  T
h

is
de

si
gn

at
io

n
 r

eq
ui

re
s 

th
at

 d
ev

el
o

p
m

en
t a

p
p

lic
at

io
n

s 
b

e
re

fe
rr

ed
 to

 C
C

D
C

 f
o

r 
co

m
m

en
t p

ri
o

r 
to

 th
e 

ci
ty

 ta
ki

n
g

ac
ti

o
n

. C
C

D
C

 p
ro

vi
de

s 
co

m
m

en
ts

 o
n

 th
e 

de
gr

ee
 to

w
h

ic
h

 t
h

e 
de

ve
lo

p
m

en
t 

p
ro

p
o

sa
l i

m
p

le
m

en
ts

 t
h

e 
p

la
n

fo
r 

th
at

 d
is

tr
ic

t.
  T

h
e 

P
la

n
n

in
g 

&
 Z

o
n

in
g 

C
o

m
m

is
si

o
n

,
D

es
ig

n
 R

ev
ie

w
 C

o
m

m
it

te
e 

an
d 

C
it

y 
C

o
un

ci
l t

ak
e 

su
ch

co
m

m
en

ts
 in

to
 c

o
n

si
de

ra
ti

o
n

 w
h

en
 m

ak
in

g 
de

ci
si

o
n

s 
o

n
de

ve
lo

p
m

en
t 

p
ro

p
o

sa
ls

.

T
h

e 
zo

n
in

g 
o

rd
in

an
ce

 a
ls

o
 in

cl
ud

es
 a

 “
h

is
to

ri
c 

de
si

gn
re

vi
ew

” 
o

r 
H

D
 d

es
ig

n
at

io
n

 th
at

 a
p

p
lie

s 
to

 p
ro

p
er

ti
es

 in
ci

ty
-a

do
p

te
d 

h
is

to
ri

c 
di

st
ri

ct
s.

  I
n

 s
o

m
e 

ca
se

s,
 p

ro
p

er
ti

es
ar

e 
in

cl
ud

ed
 in

 b
o

th
 a

 h
is

to
ri

c 
di

st
ri

ct
 a

n
d 

an
 u

rb
an

re
n

ew
al

 d
is

tr
ic

t. 
 W

h
er

e 
su

ch
 o

ve
rl

ap
s 

o
cc

ur
, t

h
e 

p
ro

p
er

-
ti

es
 a

re
 s

h
o

w
n

 o
n

 t
h

e 
zo

n
in

g 
m

ap
 w

it
h

 a
n

 H
D

 d
es

ig
n

a-
ti

o
n

 r
at

h
er

 t
h

an
 b

o
th

 a
n

 H
D

 a
n

d 
D

D
 d

es
ig

n
at

io
n

.  
T

h
e

re
gu

la
ti

o
n

s 
go

ve
rn

in
g 

th
e 

H
D

 d
es

ig
n

at
io

n
 d

o
 n

o
t

in
cl

ud
e 

a 
re

qu
ir

em
en

t t
h

at
 d

ev
el

o
p

m
en

t a
p

p
lic

at
io

n
s 

fo
r

p
ro

p
er

ti
es

 th
at

 a
re

 in
 b

o
th

 a
 h

is
to

ri
c 

di
st

ri
ct

 a
n

d 
an

 u
rb

an
re

n
ew

al
 d

is
tr

ic
t b

e 
re

fe
rr

ed
 to

 C
C

D
C

 f
o

r 
co

m
m

en
t.

  I
n

ac
tu

al
it

y,
 B

o
is

e 
C

it
y 

st
af

f 
re

fe
rs

 s
uc

h
 c

as
es

 to
 C

C
D

C
 f

o
r

co
m

m
en

t i
n

 o
rd

er
 to

 m
ai

n
ta

in
 a

 c
o

n
si

st
en

t p
ro

ce
ss

 f
o

r 
al

l
p

ro
p

er
ti

es
 in

 u
rb

an
 r

en
ew

al
 d

is
tr

ic
ts

.  
R

ev
is

in
g 

th
e

zo
n

in
g 

o
rd

in
an

ce
 to

 in
cl

ud
e 

re
fe

rr
al

 o
f 

de
ve

lo
p

m
en

t
ap

p
lic

at
io

n
s 

to
 C

C
D

C
 w

h
en

 p
ro

p
er

ti
es

 w
it

h
 a

n
 H

D
de

si
gn

at
io

n
 a

re
 a

ls
o

 in
 a

n
 u

rb
an

 r
en

ew
al

 d
is

tr
ic

t w
o

ul
d

re
co

gn
iz

e 
th

is
 p

ra
ct

ic
e.
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R
IV
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TR
EE

T–
M

YR
TL

E 
ST

R
EE
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M

AS
TE

R
 P

LA
N

10
1

Ap
pe

nd
ic

es

A
pp

en
di

x 
A

:
R

iv
er

 S
tr

ee
t–

M
yr

tle
 S

tr
ee

t 
 U

rb
an

 D
es

ig
n 

Pl
an

 -
 E

xc
er

pt
s

A
.  

O
VE

R
A

LL
 G

O
A

LS
 A

N
D

 O
B

JE
C

TI
VE

S

1.
  N

ew
, m

ix
ed

-u
se

 re
de

ve
lo

pm
en

t s
ho

ul
d 

re
in

fo
rc

e 
ac

tiv
iti

es
 in

 g
re

at
er

 D
ow

nt
ow

n 
B

oi
se

:


E

xp
an

d 
th

e 
fo

cu
s 

of
 re

gi
on

al
 e

m
pl

oy
m

en
t, 

se
rv

ic
es

, e
nt

er
ta

in
m

en
t, 

cu
ltu

ra
l, 

go
ve

rn
m

en
t u

se
s 

w
ith

ad
di

tio
na

l r
es

id
en

tia
l, 

of
fic

e,
 a

nd
 re

ta
il u

se
s-

—
in

cl
ud

in
g 

ne
ig

hb
or

ho
od

 a
nd

 c
om

m
un

ity
 s

ho
pp

in
g

us
es

;


R
e-

es
ta

bl
is

h 
R

iv
er

 S
tre

et
 a

nd
 M

yr
tle

 S
tre

et
 a

re
as

 a
s 

m
ix

ed
 u

se
 n

ei
gh

bo
rh

oo
ds

;


C
ap

ita
liz

e 
on

 th
e 

re
ce

nt
ly

 a
do

pt
ed

 R
-O

 z
on

in
g 

to
 e

xp
an

d 
th

e 
ch

oi
ce

s 
of

 h
ou

si
ng

 ty
pe

s 
fo

r
B

oi
se

an
s;


E

ns
ur

e 
an

 a
ffo

rd
ab

le
 c

om
po

ne
nt

 in
 n

ew
 h

ou
si

ng
 p

ro
je

ct
s;


Li

m
it 

th
e 

co
nc

en
tra

tio
n 

of
 s

oc
ia

l s
er

vi
ce

 p
ro

gr
am

s 
w

ith
in

 th
e 

st
ud

y 
ar

ea
;


M

ai
nt

ai
n 

D
ow

nt
ow

n 
B

oi
se

 a
s 

th
e 

ce
nt

er
 o

f F
ed

er
al

, S
ta

te
 C

ou
nt

y 
an

d 
C

ity
 in

st
itu

tio
ns

 p
ar

tic
ul

ar
ly

A
dm

in
is

tra
tiv

e,
 J

ud
ic

ia
l, 

Le
ga

l a
nd

 p
ub

lic
 u

se
s;


A

cc
om

m
od

at
e 

lo
ng

 te
rm

 e
xp

an
si

on
 o

f C
en

tra
l B

us
in

es
s 

D
is

tri
ct

 u
se

s 
pr

im
ar

ily
 o

n 
la

rg
e,

un
de

ve
lo

pe
d 

pa
rc

el
s 

w
es

t o
f C

ap
ito

l B
ou

le
va

rd
;


E

nc
ou

ra
ge

 p
ed

es
tri

an
 a

ct
iv

ity
 a

nd
 in

cr
ea

se
 p

ed
es

tri
an

 s
af

et
y.

2.
  B

ui
ld

 o
n 

ex
is

tin
g 

at
tr

ib
ut

es
 w

ith
in

 th
e 

ar
ea

:


E

xt
en

d 
th

e 
ch

ar
ac

te
r o

f t
he

 G
re

en
be

lt 
an

d 
Ju

lia
 D

av
is

 P
ar

k 
in

to
 a

dj
ac

en
t s

ub
di

st
ric

s;


E
xp

an
d 

th
e 

ra
ge

 a
nd

 s
tre

ng
th

 o
f c

ul
tu

ra
l u

se
s 

in
 th

e 
8th

 S
tre

et
 a

re
a.

  I
nc

or
po

ra
te

 p
ub

lic
 a

rt 
to

id
en

tif
y,

 d
ef

in
e 

an
d 

en
ha

nc
e 

st
re

et
sc

ap
es

, p
ub

lic
 s

pa
ce

s 
an

d 
ne

ig
hb

or
ho

od
s;


R

ei
nf

or
ce

 e
st

ab
lis

he
d 

us
es

 th
at

 c
on

tri
bu

te
 to

 th
e 

di
ve

rs
ity

 o
f a

ct
iv

iti
es

 in
 D

ow
nt

ow
n 

B
oi

se
;


Pr

es
er

ve
 a

nd
 re

in
fo

rc
e 

ar
ea

s 
of

 e
xi

st
in

g 
ur

ba
n 

ch
ar

ac
te

r.

3.
  F

os
te

r a
n 

ur
ba

n 
ch

ar
ac

te
r i

n 
re

de
ve

lo
pm

en
t:


R

es
pe

ct
 e

xi
st

in
g 

ur
ba

n 
ne

ig
hb

or
ho

od
 d

ev
el

op
m

en
t p

at
te

rn
s:

  b
lo

ck
s,

 g
rid

 s
tre

et
s,

 m
id

-b
lo

ck
pa

rk
in

g,
 s

tre
et

 o
rie

nt
ed

 b
ui

ld
in

gs
 a

nd
 d

et
ac

he
d 

si
de

w
al

ks
 w

ith
 s

tre
et

 tr
ee

s;


E
nc

ou
ra

ge
 a

 p
ed

es
tri

an
 o

rie
nt

at
io

n 
of

 n
ew

 d
ev

el
op

m
en

t i
n 

th
e 

de
si

gn
 a

nd
 lo

ca
tio

n 
of

 b
ui

ld
in

gs
,

st
re

et
s,

 p
ar

ki
ng

 a
nd

 o
pe

n 
sp

ac
e;


P

ro
vi

de
 fl

ex
ib

ili
ty

 in
 th

e 
de

si
gn

 o
f b

ui
ld

in
gs

 fo
r t

he
 c

ha
ng

in
g 

na
tu

re
 o

f u
se

s,
 a

nt
ic

ip
at

in
g 

th
e

in
flu

en
ce

s 
of

 in
fo

rm
at

io
n 

te
ch

no
lo

gy
, l

iv
e-

w
or

k,
 e

tc
.;


P

ro
vi

de
 a

 c
on

tin
ui

ty
 o

f p
ed

es
tri

an
 c

on
ne

ct
io

ns
 s

uc
h 

as
 s

id
ew

al
ks

, e
nt

ry
 p

at
hs

 a
nd

 s
ig

na
liz

ed
cr

os
si

ng
s;
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pe
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D

ev
el

op
 a

nd
 o

ve
ra

ll p
ar

ki
ng

 s
tra

te
gy

 fo
r t

he
 g

re
at

er
 D

ow
nt

ow
n 

ar
ea

 th
at

 in
cl

ud
es

 th
e 

fo
llo

w
in

g:


M
ax

im
um

 a
s 

w
el

l a
s 

m
in

im
um

 p
ar

ki
ng

 re
qu

ire
m

en
ts

 fo
r v

ar
io

us
 u

se
s 

(th
e 

in
iti

al
 p

ha
se

 o
f

a 
m

et
ro

po
lit

an
 a

re
a 

pl
an

);


N
ei

gh
bo

rh
oo

d 
pr

ot
ec

tio
n 

or
di

na
nc

es
 fo

r s
pi

ll-
ov

er
 p

ar
ki

ng
;


A

 tr
an

sp
or

ta
tio

n 
m

an
ag

em
en

t p
la

n 
fo

r l
ar

ge
r p

ro
je

ct
s 

w
ith

 in
ce

nt
iv

es
 fo

r s
ha

re
d 

pa
rk

in
g,

ca
r p

oo
lin

g,
 tr

an
si

t u
se

, b
ik

e 
us

e,
 s

hu
ttl

e 
se

rv
ic

e 
an

d 
pe

de
st

ria
n 

or
ie

nt
at

io
n 

of
de

ve
lo

pm
en

t;


In
ce

nt
iv

es
 fo

r b
el

ow
 g

ra
de

 a
nd

 s
tru

ct
ur

ed
 p

ar
ki

ng
 a

s 
w

el
l a

s 
ai

r r
ig

ht
s 

de
ve

lo
pm

en
t o

ve
r

su
rfa

ce
 p

ar
ki

ng
 a

nd
/o

r s
tru

ct
ur

ed
 p

ar
ki

ng
.

4.
  C

re
at

e 
m

em
or

ab
le

 a
nd

 d
ig

ni
fie

d 
st

re
et

s 
th

at
 c

om
pl

em
en

t t
he

 a
ct

iv
ity

 a
nd

 d
es

ig
n 

of
ad

ja
ce

nt
 u

se
s:


R

ei
nf

or
ce

 a
 h

ie
ra

rc
hy

 o
f s

tre
et

s 
in

 D
ow

nt
ow

n 
B

oi
se

 n
ot

 o
nl

y 
by

 tr
af

fic
 c

ap
ac

ity
 b

ut
 a

ls
o 

by
 d

es
ig

n
tre

at
m

en
t o

f s
id

ew
al

ks
, c

ro
ss

w
al

ks
, s

tre
et

 tr
ee

s,
 li

gh
tin

g 
an

d 
fu

rn
is

hi
ng

s:


Th
e 

fiv
e 

di
st

in
ct

 d
es

ig
n 

tre
at

m
en

ts
 a

re
 U

rb
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 i
n

cl
u

d
e 

O
ld

 B
oi

se
–E

as
ts

id
e

T
o

 a
d

d
re

ss
 t

h
is

 s
it

ua
ti

o
n

, t
h

e 
C

C
D

C
 B

o
ar

d 
o

f 
C

o
m

m
is

-
si

o
n

er
s 

de
ci

de
d 

to
 e

va
lu

at
e 

w
h

at
 th

e 
fi

n
an

ci
al

 s
it

ua
ti

o
n

w
o

ul
d 

b
e 

if
 t

h
e 

O
ld

 B
o

is
e–

E
as

ts
id

e 
ar

ea
 w

er
e 

ad
de

d 
to

th
e 

ex
is

ti
n

g 
R

iv
er

 S
tr

ee
t–

M
yr

tl
e 

St
re

et
 U

rb
an

 R
en

ew
al

D
is

tr
ic

t.

A
dd

in
g 

O
ld

 B
o

is
e–

E
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ts
id

e 
to

 th
e 

R
iv

er
 S

tr
ee

t–
M

yr
tl

e
St

re
et

 d
is

tr
ic

t o
ff

er
ed

 th
e 
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llo

w
in

g 
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va
n

ta
ge
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T

h
e 

n
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b
er
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n

d
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e 

o
f 

p
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ce
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b
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 f

o
r
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ve
lo

p
m

en
t v
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ie
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b

et
w

ee
n

 d
if

fe
re

n
t g

eo
gr

ap
h

ic
ar

ea
s 

o
f 

d
o

w
n

to
w

n
 B

o
is

e.
  A

s 
a 

re
su

lt
, t

h
e

re
d

ev
el

o
p

m
en

t p
o

te
n

ti
al

 a
n

d
 th

e 
ab

ili
ty

 to
 g

en
er

at
e

ta
x 

in
cr

em
en

t v
ar

ie
s 

b
et

w
ee

n
 th

es
e 

ar
ea

s.
  T

h
e 

n
ee

d

fo
r 

im
p

ro
ve

m
en

ts
 in

 d
if

fe
re

n
t g

eo
gr

ap
h

ic
 a

re
as

 a
ls

o
va

ri
es

.  
T

h
er

e 
ar

e 
in

st
an

ce
s 

w
h

er
e 

th
e 

ab
ili

ty
 to

ge
n

er
at

e 
re

ve
n

ue
 a

n
d

 th
e 

n
ee

d
 f

o
r 

im
p

ro
ve

m
en

ts
ar

e 
n

o
t a

 p
er

fe
ct

 m
at

ch
.  

H
av

in
g 

a 
la

rg
er

 la
n

d 
ar

ea
 in

an
 u

rb
an

 r
en

ew
al

 d
is

tr
ic

t t
en

d
s 
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 m

o
d

er
at

e 
th

es
e

di
ff

er
en

ce
s 

an
d 

al
lo

w
s 

a 
b

al
an

ce
 b

et
w

ee
n

 c
o

st
s 

an
d

re
ve

n
ue

s 
to

 b
e 

ac
h

ie
ve

d.


C

er
ta

in
 t

yp
es

 o
f 

im
p

ro
ve

m
en

ts
, s

uc
h

 a
s 

p
ar

ki
n

g
ga

ra
ge

s,
 h

av
e 

ar
ea

s 
o

f 
b

en
ef

it
 o

r 
se

rv
ic

e 
ar

ea
s.

W
h

en
 a

n
 u

rb
an

 r
en

ew
al

 d
is

tr
ic

t i
s 

sm
al

l, 
se

rv
ic

e
ar

ea
s 

m
ay

 e
xt

en
d

 b
ey

o
n

d
 t

h
e 

b
o

un
d

ar
y 

o
f 

th
e

di
st

ri
ct

.  
T

h
e 

di
st

ri
ct

 c
an

n
o

t a
cc

es
s 

re
so

ur
ce

s
ge

n
er

at
ed

 b
y 

de
ve

lo
p

m
en

t t
h

at
 is

 in
 th

e 
se

rv
ic

e 
ar

ea
b

ut
 o

ut
si

d
e 

th
e 

d
is

tr
ic

t.
  W

h
en

 u
rb

an
 r

en
ew

al
di

st
ri

ct
s 

ar
e 

la
rg

er
, i

t i
s 

m
o

re
 li

ke
ly

 th
at

 s
er

vi
ce

 a
re
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fo

r 
im

p
ro

ve
m

en
ts

 w
ill

 f
al

l w
it

h
in

 th
e 

d
is

tr
ic

t
b

o
un

d
ar

ie
s.


T

yp
ic

al
ly

 b
o

n
d

s 
ar

e 
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ed
 to

 f
in

an
ce

 im
p

ro
ve

m
en
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in
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rb

an
 r

en
ew

al
 d

is
tr

ic
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.  
T

h
e 
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 to

 is
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e
b

o
n

d
s 

d
ep

en
d
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o

n
 w

h
et

h
er

 in
ve

st
o
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 b

el
ie
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 t

h
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su
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ic
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n
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ev
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ue
s 

w
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 b
e 

ge
n

er
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ed
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ay
 th

e
b

o
n

d
s.

  I
n

 t
h

e 
ca

se
 o
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b

o
n

d
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b
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ke
d

 b
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x

in
cr

em
en

t r
ev

en
ue

, t
h

e 
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ili
ty

 to
 r

ep
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 b
o

n
d

s
d

ep
en

d
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 f
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ur
e 

d
ev

el
o

p
m
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n
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g
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t.
  H

o
w

 m
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n
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h
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el
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p
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 f
o

r
la

rg
er

 a
re

as
.  

H
av

in
g 

a 
la

rg
er

 a
re

a 
in

 a
n

 u
rb

an
re

n
ew

al
 d
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t p
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 b
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 b
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n
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 f
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ev

el
o

p
m

en
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h
at
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o
 g

en
er
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 r
ev

en
ue

s.
  S

uc
h

de
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lo
p

m
en

ts
 h

av
e 

ve
ry

 s
p

ec
if

ic
 lo
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ti

o
n

al
re

qu
ir

em
en

ts
 a

n
d

 th
er

e 
ar

e 
o

n
ly

 v
er

y 
lim

it
ed

lo
ca

ti
o

n
s 

th
at

 w
ill

 w
o

rk
 f

o
r 

th
em

.  
H

av
in

g 
a 

la
rg

er
ur

b
an

 r
en

ew
al

 d
is

tr
ic

t a
llo

w
s 

re
ve

n
ue

s 
fr

o
m

 th
es

e
un

iq
ue

 d
ev

el
o

p
m

en
ts

 to
 b

e 
re

in
ve

st
ed

 o
ve

r 
a 

w
id

er
ar

ea
 th

an
 is

 p
o

ss
ib

le
 in

 a
 s

m
al

le
r 

d
is

tr
ic

t.


A

 g
eo

gr
ap

hi
c 

ar
ea

 m
ay

 h
av

e 
ch

ar
ac

te
ri

st
ic

s 
th

at
 a

re
va

lu
ed

 o
n

 a
 c

o
m

m
un

it
y-

w
id

e 
b

as
is

.  
It

 m
ay

 m
ak

e 
a

un
iq

ue
 c

o
n

tr
ib

ut
io

n
 to

 th
e 

ec
o

n
o

m
ic

 p
ro

sp
er

it
y 

o
f

do
w

n
to

w
n

 w
h

ic
h

 w
o

ul
d

 d
am

ag
e 

d
o

w
n

to
w

n’
s

co
m

p
et

it
iv

e 
p

o
si

ti
o

n
 a

n
d

 s
yn

er
gy

 if
 lo

st
.  

T
h

e 
O

ld
B

o
is

e 
H

is
to

ri
c 

D
is

tr
ic

t i
s 

an
 e

xa
m

p
le

.  
T

h
e

co
n

tr
ib

ut
io

n
 m

ad
e 

b
y 

su
ch

 a
re

as
 w

o
ul

d
 b

e
en

h
an

ce
d

 b
y 

p
ub

lic
 im

p
ro

ve
m

en
ts

, b
ut

co
m

p
ro

m
is

ed
 if

 w
h

o
le

sa
le

 r
ed

ev
el

o
p

m
en

t w
er

e
un

de
rt

ak
en

.  
P

la
ci

n
g 

su
ch

 a
re
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 in

 a
 la

rg
er

 d
is

tr
ic

t
m

ak
es

 it
 p

o
ss

ib
le

 t
o

 im
p

ro
ve

 t
h

es
e 

ar
ea

s 
w

it
h

o
ut

o
ve

rd
ev

el
o

p
in

g 
th

em
.

A
dd

in
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O
ld

 B
o

is
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id
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to
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e 

ex
is

ti
n
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R

iv
er

 S
tr

ee
t–

M
yr

tl
e 

St
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et
 d
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tr

ic
t a
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o

 r
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se
d 

th
e 
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su

e 
o

f 
ge

o
gr

ap
h

ic
di

st
ri

b
ut

io
n

 o
f 

p
ub

lic
 in

ve
st

m
en

t 
an

d 
re

de
ve

lo
p

m
en

t
ac

tiv
it

y.
  D

ur
in

g 
th

e 
p

ub
lic

 r
ev

ie
w

 o
f 

th
is

 p
la

n
, p

ro
p

er
ty

o
w

n
er

s 
in

 th
e 

R
iv

er
 S

tr
ee

t–
M

yr
tl

e 
St

re
et

 d
is

tr
ic

t e
xp

re
ss

ed
co

n
ce

rn
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th
at

 a
dd

in
g 

O
ld

 B
o

is
e–

E
as

ts
id

e 
w

ill
 d

ra
in

re
so

ur
ce

s 
fr

o
m

 th
e 

R
iv

er
 S

tr
ee

t–
M

yr
tl

e 
St

re
et

 d
is

tr
ic

t a
n

d
le

av
e 

so
m

e 
ar

ea
s 

o
f R

iv
er

 S
tr

ee
t–

M
yr

tl
e 

St
re

et
 d

is
tr

ic
t

w
it

h
o

ut
 r

es
o

ur
ce

s.

L
on

g 
T

er
m

 F
in

an
ci

al
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la
n

 f
or

 R
iv

er
–M

yr
tl

e
an

d
 O

ld
 B

oi
se

–E
as

ts
id

e
A

t 
th

e 
en

d 
o

f 
th

e 
m

as
te

r 
p

la
n

n
in

g 
p

ro
ce

ss
 f

o
r 

b
o

th
 t

h
e

R
iv

er
–M

yr
tl

e 
p

la
n

n
in

g 
ar

ea
 a

n
d 

th
e 

O
ld

 B
o

is
e–

E
as

ts
id

e
p

la
n

n
in

g 
ar

ea
, K

ey
se

r 
M

ar
st

o
n

 A
ss

o
ci

at
es

 p
re

p
ar

ed
 a

fi
n

an
ci

al
 a

n
al

ys
is

 fo
r 

a 
co

m
b

in
ed

 R
iv

er
 M

yr
tl

e–
O

ld
 B

o
is

e
U

rb
an

 R
en

ew
al

 D
is

tr
ic

t a
n

d 
fo

r 
O

ld
 B

o
is

e–
E

as
ts

id
e 

as
 a

st
an

d-
al

o
n

e 
di

st
ri

ct
.  

In
 b

o
th

 c
as

es
, t

h
e 

fi
n

an
ci

al
 a

n
al

ys
is

p
ro

je
ct

s 
th

at
 s

uf
fi

ci
en

t r
es

o
ur

ce
s 

fr
o

m
 ta

x 
in

cr
em

en
t

re
ve

n
ue

 a
n

d 
o

th
er

 s
o

ur
ce

s 
w

ill
 b

e 
su

ff
ic

ie
n

t t
o

 p
ay

 f
o

r 
th

e
p

ro
p

o
se

d 
im

p
ro

ve
m

en
ts

.  
In

 t
h

e 
in

te
rv

en
in

g 
ti

m
e

b
et

w
ee

n
 th

e 
p

re
lim

in
ar

y 
an

d 
fi

n
al

 a
n

al
ys

is
 f

o
r 

O
ld

 B
o

is
e–

E
as

ts
id

e,
 t

h
e 

as
su

m
p

ti
o

n
s 

re
ga

rd
in

g 
th

e 
va

lu
e 

o
f 

fu
tu

re
de

ve
lo

p
m

en
t 

an
d 

th
e 

co
st

 a
n

d 
ex

te
n

t 
o

f 
im

p
ro

ve
m

en
ts

w
er

e 
re

fi
n

ed
 f

o
r 

th
is

 a
re

a 
an

d 
le

d 
to

 a
 p

o
si

ti
ve

 r
es

ul
t.

(T
h

e 
fi

n
an

ci
al

 a
n

al
ys

es
 fo

r 
th

e 
co

m
b

in
ed

 R
iv
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yr
tl

e–
O

ld
 B

o
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tr
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n
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O
ld

 B
o

is
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b
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o

m
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o
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m
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m
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B
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C
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C

o
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ed
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 p
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ed
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it

h
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m

b
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ed
 R

iv
er

 M
yr
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O
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 B
o
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e 

U
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al
D

is
tr

ic
t b
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se
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f 
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e 
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n
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s 
o
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di
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r.
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h
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m
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C

D
C

 w
an

te
d 

to
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dd
re

ss
 th

e 
co

n
ce

rn
s

ex
p

re
ss

ed
 b

y 
p

ro
p

er
ty

 o
w

n
er

s 
ab

o
ut

 th
e 

ge
o

gr
ap

h
ic

di
st

ri
b

ut
io

n
 o

f 
re

so
ur

ce
s.

  T
h

is
 p

la
n

 in
cl

ud
es

 C
C

D
C

’s
co

m
m

it
m

en
t t

o
 p

re
p

ar
e 

a 
ca

p
it

al
 im

p
ro

ve
m

en
t p

la
n

 f
o

r
th

e 
R

iv
er

 M
yr

tl
e–

O
ld

 B
o

is
e 

di
st

ri
ct

 e
ve

ry
 fi

ve
 y

ea
rs

 fo
r 

th
e

re
m

ai
n

in
g 

lif
e 

o
f 

th
e 

d
is

tr
ic

t,
 a

n
d

 th
at

 th
e 

fi
ve

-y
ea

r 
p

la
n

b
e 

re
-e

xa
m

in
ed

 e
ac

h
 y

ea
r 

as
 p

ar
t o

f 
C

C
D

C
’s 

an
n

ua
l

b
ud

ge
t p

ro
ce

ss
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T
h

e 
fi

rs
t f

iv
e-

ye
ar

 p
la

n
 w

o
ul

d 
co

ve
r

20
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  A

 s
ta

ke
h

o
ld

er
 c

o
m

m
it

te
e 

in
cl

ud
in

g 
p

ro
p

er
ty

o
w

n
er

s,
 b

us
in

es
s 

o
w

n
er

s 
an

d 
re

si
de

n
ts

 in
 th

e 
di

st
ri

ct
w

o
ul

d 
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si
st

 in
 t

h
e 

p
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p
ar

at
io

n
 o

f 
th

e 
fi

ve
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ea
r 

p
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n
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n
d

m
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e 
re
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m

m
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e 

C
C

D
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 B
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C
o

m
m
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 t
h

e 
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p
e 
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d 
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 t
h
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at
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 in

 O
ld

 B
o

is
e–

E
as

ts
id

e 
h

av
e 

a 
de

si
re

 f
o

r 
a

m
as

te
r 

p
la

n
 th

at
 f

o
cu

se
s 

o
n

 th
ei

r 
ar

ea
, t

h
e 

ur
b

an
 r

en
ew

al
p

la
n

 f
o

r 
th

e 
co

m
b

in
ed

 R
iv

er
 M

yr
tl

e–
O

ld
 B

o
is

e 
di

st
ri

ct
h

as
 b

ee
n

 s
tr

uc
tu

re
d 

so
 it

 in
cl

ud
es

 tw
o

 m
as

te
r 

p
la

n
s:

 o
n

e
fo

r 
th

e 
o

ri
gi

n
al

 R
iv

er
 S

tr
ee

t–
M

yr
tl

e 
St

re
et

 d
is

tr
ic

t a
n

d 
o

n
e

fo
r 

th
e 

O
ld

 B
o

is
e–

E
as

ts
id

e 
st

ud
y 

ar
ea

.1   
 T

h
e 

m
ap

 in
F

ig
ur

e 
1 

sh
o

w
s 

h
o

w
 th

es
e 

ar
ea

s 
re

la
te

 to
 o

n
e 

an
o

th
er

.
A

s 
n

o
te

d 
ea

rl
ie

r,
 th

e 
ar

ea
 c

o
ve

re
d 

b
y 

th
is

 m
as

te
r 

p
la

n
 is

re
fe

rr
ed

 to
 a

s 
th

e 
O

ld
 B

o
is

e–
E

as
ts

id
e 

p
la

n
n

in
g 

ar
ea

.

1  
A

 s
lig

h
t 

ad
ju

st
m

en
t 

h
as

 b
ee

n
 m

ad
e 

to
 t

h
e 

b
o

u
n

d
ar

y 
b

et
w

ee
n

 t
h

e 
tw

o
 m

as
te

r 
p

la
n

n
in

g 
ar

ea
s 

so
 t

h
at

 p
ro

p
er

ti
es

 w
h

ic
h

 w
er

e 
in

 t
h

e
o

ri
gi

n
al

 R
iv

er
 S

tr
ee

t–
M

yr
tl

e 
St

re
et

 U
rb

an
 R

en
ew

al
 D

is
tr

ic
t,

 b
u

t 
re

la
te

 b
et

te
r 

to
 t

h
e 

O
ld

 B
o

is
e–

E
as

ts
id

e 
ar

ea
, 

ar
e 

n
o

w
 c

o
ve

re
d

 b
y 

th
e

O
ld

 B
o

is
e–

E
as

ts
id

e 
M

as
te

r 
P

la
n

. 
 T

h
es

e 
p

ro
p

er
ti

es
 a

re
 l

o
ca

te
d

 n
o

rt
h

 o
f 

F
ro

n
t 

St
re

et
 b

et
w

ee
n

 C
ap

it
o

l 
B

o
u

le
va

rd
 a

n
d

 3
rd

 S
tr

ee
t.
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  E

lig
ib

ili
ty

 fo
r U

rb
an

 R
en

ew
al

 A
ct

iv
iti

es

P
re

p
ar

at
io

n
 o

f 
an

 e
lig

ib
ili

ty
 r

ep
o

rt
 r

ep
re

se
n

ts
 th

e 
fi

rs
t

st
ep

 in
 d

ec
id

in
g 

w
h

et
h

er
 a

n
 u

rb
an

 r
en

ew
al

 d
is

tr
ic

t s
h

o
ul

d
b

e 
fo

rm
ed

.  
Id

ah
o

 S
ta

te
 C

o
de

 r
eq

ui
re

s 
th

at
 b

ef
o

re
 a

 c
it

y
o

r 
co

un
ty

 u
n

de
rt

ak
es

 u
rb

an
 r

en
ew

al
 a

ct
iv

it
ie

s,
 th

e 
lo

ca
l

go
ve

rn
in

g 
b

o
dy

 m
us

t d
et

er
m

in
e 

th
e 

ar
ea

 p
ro

p
o

se
d 

fo
r

ur
b

an
 r

en
ew

al
 m

ee
ts

 th
e 

de
fi

n
it

io
n

 o
f 

a 
de

te
ri

o
ra

te
d 

o
r

de
te

ri
o

ra
ti

n
g 

ar
ea

.  
T

h
e 

lo
ca

l g
o

ve
rn

in
g 

b
o

dy
 m

ak
es

 th
is

de
te

rm
in

at
io

n
 b

as
ed

 o
n

 w
h

et
h

er
 th

e 
ar

ea
 m

ee
ts

 a
t l

ea
st

o
n

e 
o

f 
th

e 
cr

it
er

ia
 in

 th
e 

de
fi

n
it

io
n

 in
 th

e 
Id

ah
o

 S
ta

te
C

o
de

.

T
h

e 
el

ig
ib

ili
ty

 r
ep

o
rt

 f
o

r 
th

e 
O

ld
 B

o
is

e—
E

as
ts

id
e 

st
ud

y
ar

ea
 w

as
 p

re
p

ar
ed

 b
y 

H
W

M
 C

o
n

su
lt

an
ts

.  
T

h
e 

re
p

o
rt

co
n

cl
ud

ed
 th

at
 th

e 
O

ld
 B

o
is

e—
E

as
ts

id
e 

st
ud

y 
ar

ea
 is

 a
de

te
ri

o
ra

ti
n

g 
an

d 
de

te
ri

o
ra

te
d 

ar
ea

 b
as

ed
 o

n
 th

e 
de

fi
n

i-
ti

o
n

 in
 th

e 
Id

ah
o

 S
ta

te
 C

o
de

 a
n

d,
 a

s 
su

ch
, i

s 
ap

p
ro

p
ri

at
e

fo
r 

an
 u

rb
an

 r
en

ew
al

 p
ro

je
ct

.  
T

h
e 

p
ri

m
ar

y 
fa

ct
o

rs
 le

ad
in

g
to

 th
is

 c
o

n
cl

us
io

n
 w

er
e:


F

re
qu

en
cy

 o
f 

d
et

er
io

ra
ti

n
g 

b
ui

ld
in

gs
 b

as
ed

 o
n

 a
ge

o
f 

st
ru

ct
ur

es
.


F

au
lt

y 
lo

t l
ay

o
ut

 in
 r

el
at

io
n

 to
 s

iz
e,

 a
d

eq
ua

cy
,

ac
ce

ss
ib

ili
ty

 o
r 

us
ef

ul
n

es
s.O

ld
 B

oi
se

—
E

as
ts

id
e 

is
 a

un
iq

ue
 a

re
a 

th
at

 h
as

 m
uc

h
to

 o
ffe

r. 
 Im

pr
ov

em
en

ts
 to

st
re

et
s 

an
d 

si
de

w
al

ks
,

tra
ns

it 
im

pr
ov

em
en

ts
 a

nd
ad

di
tio

na
l 

pa
rk

in
g 

fa
ci

lit
ie

s
w

ou
ld

 fu
rth

er
 e

nh
an

ce
 th

e
ar

ea
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D

et
er

io
ra

ti
o

n
 o

f 
p

ub
lic

 im
p

ro
ve

m
en

ts
 s

uc
h

 a
s

st
re

et
s,

 s
id

ew
al

ks
, a

lle
ys

 a
n

d
 s

ew
er

 li
n

es
, a

n
d

de
te

ri
o

ra
te

d 
p

ri
va

te
 im

p
ro

ve
m

en
ts

 s
uc

h
 a

s 
gr

av
el

p
ar

ki
n

g 
lo

ts
.  

In
st

an
ce

s 
w

h
er

e 
th

er
e 

is
 in

ad
eq

ua
te

te
le

co
m

m
un

ic
at

io
n

s 
in

fr
as

tr
uc

tu
re

 w
er

e 
al

so
 n

o
te

d.


D
iv

er
si

ty
 o

f 
o

w
n

er
sh

ip
.


E

co
n

o
m

ic
 u

n
d

er
d

ev
el

o
p

m
en

t o
f 

th
e 

ar
ea

.

T
h

e 
re

p
o

rt
 c

o
n

ta
in

s 
a 

de
ta

ile
d 

an
al

ys
is

 o
f 

th
e 

cr
it

er
ia

 in
th

e 
de

fi
n

it
io

n
 o

f 
de

te
ri

o
ra

ti
n

g 
an

d 
de

te
ri

o
ra

te
d 

ar
ea

.
E

ac
h

 c
ri

te
ri

o
n

 h
as

 b
ee

n
 a

ss
ig

n
ed

 a
 n

um
b

er
 a

n
d 

th
e 

m
ap

at
ta

ch
ed

 to
 th

e 
re

p
o

rt
 s

h
o

w
s,

 b
y 

n
um

b
er

, w
h

er
e 

th
es

e
co

n
di

ti
o

n
s 

ex
is

t i
n

 th
e 

st
ud

y 
ar

ea
.  

(T
h

e 
O

ld
 B

o
is

e—
E

as
ts

id
e 

el
ig

ib
ili

ty
 r

ep
o

rt
 is

 a
va

ila
b

le
 f

ro
m

 C
C

D
C

.)

T
h

e 
C

C
D

C
 B

o
ar

d 
o

f 
C

o
m

m
is

si
o

n
er

s 
ac

ce
p

te
d 

th
e

el
ig

ib
ili

ty
 r

ep
o

rt
 o

n
 S

ep
te

m
b

er
 1

0,
 2

00
1.

  T
h

e 
B

o
is

e 
C

it
y

C
o

un
ci

l r
ec

ei
ve

d 
th

e 
re

p
o

rt
 in

 A
ug

us
t 2

00
2 

an
d 

ad
o

p
te

d
R

es
o

lu
ti

o
n

 #
17

21
6 

at
 it

s 
m

ee
ti

n
g 

o
n

 S
ep

te
m

b
er

 1
0,

20
02

, t
h

us
 d

et
er

m
in

in
g 

th
at

 O
ld

 B
o

is
e—

E
as

ts
id

e 
m

et
th

e 
de

fi
n

it
io

n
 o

f 
 a

 d
et

er
io

ra
te

d 
an

d 
de

te
ri

o
ra

ti
n

g 
ar

ea
 in

th
e 

Id
ah

o
 S

ta
te

 C
o

de
 a

n
d 

w
as

 e
lig

ib
le

 f
o

r 
ur

b
an

 r
en

ew
al

ac
ti

vi
ti

es
.  

T
h

e 
C

it
y 

C
o

un
ci

l a
ls

o
 d

ir
ec

te
d 

C
C

D
C

 to
co

m
m

en
ce

 p
re

p
ar

in
g 

an
 u

rb
an

 r
en

ew
al

 p
la

n
 fo

r 
th

is
 a

re
a

fo
r 

co
n

si
de

ra
ti

o
n

 b
y 

th
e 

C
C

D
C

 B
o

ar
d 

o
f 

C
o

m
m

is
si

o
n

-
er

s 
an

d 
B

o
is

e 
C

it
y 

C
o

un
ci
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  C

ur
re

nt
 C

on
di

tio
ns

A
lh

ou
gh

 m
an

y 
of

 th
e

st
ru

ct
ur

es
 in

 O
ld

 B
oi

se
–

E
as

ts
id

e 
ar

e 
hi

st
or

ic
re

si
de

nt
ia

l 
bu

ild
in

gs
,

of
fic

e 
us

es
 d

om
in

at
e 

th
e

ar
ea

.  
A

 s
tro

ng
er

re
si

de
nt

ia
l 

ne
ig

hb
or

ho
od

ne
ed

s 
to

 b
e 

es
ta

bl
is

he
d 

to
su

pp
or

t 
th

e 
re

ta
il 

an
d

re
st

au
ra

nt
 d

is
tri

ct
 in

 O
ld

B
oi

se
 a

nd
 a

dd
 to

 th
e

vi
ta

lit
y 

of
 d

ow
nt

ow
n.

Ex
is

tin
g 

C
ha

ra
ct

er
 o

f O
ld

 B
oi

se
–

Ea
st

si
de

O
ld

 B
o

is
e–

E
as

ts
id

e 
is

 r
ea

di
ly

 id
en

ti
fi

ed
 a

s 
di

st
in

ct
 f

ro
m

o
th

er
 a

re
as

 o
f 

do
w

n
to

w
n

.  
It

 is
 lo

ca
te

d 
at

 t
h

e 
ea

st
er

n
ed

ge
 o

f 
th

e 
do

w
n

to
w

n
 c

o
re

 a
n

d 
is

 s
ur

ro
un

de
d 

ge
o

-
gr

ap
h

ic
al

ly
 b

y 
fo

ur
 m

aj
o

r 
em

p
lo

ye
rs

 a
n

d 
ge

n
er

at
o

rs
 o

f
ac

ti
vi

ty
:  

St
at

e 
o

f 
Id

ah
o,

 S
t.

 L
uk

e’
s 

R
eg

io
n

al
 M

ed
ic

al
C

en
te

r,
 a

n
d 

A
da

 C
o

un
ty

 a
n

d 
B

o
is

e 
C

it
y 

go
ve

rn
m

en
ts

.
T

h
e 

w
es

te
rn

 h
al

f 
o

f 
th

e 
ar

ea
 (

O
ld

 B
o

is
e)

 h
as

 a
 t

h
ri

vi
n

g
re

st
au

ra
n

t a
n

d 
n

ig
h

tc
lu

b
 d

is
tr

ic
t a

n
d 

a 
st

ro
n

g 
id

en
ti

ty
cr

ea
te

d 
b

y 
th

e 
O

ld
 B

o
is

e 
H

is
to

ri
c 

D
is

tr
ic

t a
n

d 
th

e 
B

as
qu

e
B

lo
ck

.  
M

o
st

 o
f 

th
e 

b
us

in
es

se
s 

o
cc

up
y 

au
th

en
ti

c 
b

ri
ck

an
d

 s
to

n
e 

b
ui

ld
in

gs
 p

re
se

rv
ed

 f
ro

m
 t

h
e 

ea
rl

y 
d

ay
s 

o
f

B
o

is
e’

s 
fo

un
di

n
g.

  T
h

e 
st

ro
n

g 
co

m
m

it
m

en
t 

m
ad

e 
to

re
n

o
va

ti
o

n
 a

n
d 

re
us

e 
o

f 
th

es
e 

b
ui

ld
in

gs
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y 
th

e 
C

ar
le

y

fa
m

ily
 a

n
d 

o
th

er
s 

an
d 

th
e 

fo
rm

at
io

n
 o

f 
th

e 
O

ld
 B

o
is

e
H

is
to

ri
c 

D
is

tr
ic

t b
y 

th
e 

ci
ty

 h
av

e 
p

la
ye

d 
a 

si
gn

if
ic

an
t r

o
le

in
 p

ro
te

ct
in

g 
th

e 
h

is
to

ri
c 

re
so

ur
ce

s 
o

f 
th

is
 a

re
a.

M
uc

h
 o

f 
th

e 
ea

st
er

n
 h

al
f 

o
f 

th
e 

di
st

ri
ct

 (
E

as
ts

id
e)

 h
as

 a
di

st
in

ct
iv

e 
h

is
to

ri
c 

an
d 

re
si

de
n

ti
al

 f
ee

l w
it

h
 th

e 
o

ri
gi

n
al

A
ss

ay
 O

ff
ic

e 
fr

o
m

 th
e 

m
in

in
g 

er
a,

 im
p

re
ss

iv
e 

tu
rn

-o
f-

th
e-

ce
n

tu
ry

 h
is

to
ri

c 
h

o
m

es
 a

n
d 

st
re

et
s 

lin
ed

 w
it

h
 la

rg
e

sh
ad

e 
tr

ee
s.

  O
th

er
 s

tr
en

gt
h

s 
in

cl
ud

e 
it

s 
p

ro
xi

m
it

y 
to

jo
b

s,
 e

n
te

rt
ai

n
m

en
t 

an
d 

o
th

er
 d

o
w

n
to

w
n

 a
tt

ra
ct

io
n

s,
p

ar
ks

 a
n

d 
p

ub
lic

 s
p

ac
es

, u
rb

an
 a

n
d 

p
ed

es
tr

ia
n

-s
ca

le
d

en
vi

ro
n

m
en

t 
an

d 
tr

ad
it

io
n

al
 s

tr
ee

t 
gr

id
 w

it
h

 c
o

n
ti

n
uo

us
si

de
w

al
ks

.  
It

 is
 a

 v
er

y 
gr

ac
io

us
 a

n
d 

w
al

ka
b

le
 p

la
ce

 th
at

h
o

ld
s 

th
e 

af
fe

ct
io

n
 o

f 
th

e 
co

m
m

un
it

y.
  (

A
 m

o
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co
m

p
le

te
 d
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ip
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o
n

 o
f 

th
e 

O
ld

 B
o

is
e–

E
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ts
id

e 
ar

ea
 is

co
n
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in

ed
 in

 th
e 

E
xi

st
in

g 
C

o
n

di
ti

o
n

s 
R

ep
o

rt
 w

h
ic

h
 is
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ai
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b

le
 fr

o
m
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D
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In
 s

p
it

e 
o

f 
it

s 
b

as
ic

 s
tr

en
gt

h
s,

 O
ld

 B
o

is
e–

E
as

ts
id

e 
fa

ce
s

ch
al

le
n

ge
s 

to
 m

ai
n

ta
in

in
g 

it
s 

vi
ta

lit
y 

o
ve

r 
ti

m
e 

an
d 

th
e

th
e 

p
o

ss
ib

ili
ty

 t
h

at
 o

p
p

o
rt

un
it

ie
s 

to
 m

ai
n

ta
in

 it
s 

un
iq

ue
ch

ar
ac

te
r,

 a
tt

ra
ct

 in
ve

st
m

en
t a

nd
 e

xp
an

d 
ec

on
om

ic
 a

ct
iv

ity
w

ill
 b

e 
m

is
se

d.
  T

h
e 

p
ur

p
o

se
 o

f 
th

is
 p

la
n

 is
 t

o
 a

dd
re

ss
th

es
e 

ch
al

le
n

ge
s 

an
d 

o
p

p
o

rt
un

it
ie

s 
in

 a
 w

ay
 th

at
re

in
fo

rc
es

 a
n

d 
co

m
p

le
m

en
ts

 th
e 

ex
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 c
o

n
su

m
er
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u

rv
ey

 o
f 

p
eo

p
le

 l
iv

in
g 

in
 B

o
is

e 
an

d
 i

n
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d
a 

C
o

u
n

ty
 t

o
 m

ea
su

re
 t

h
e 

le
ve

l 
o

f 
in

te
re

st
 i

n
d

o
w

n
to
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n
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in
g.

  
T

w
o
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f 

th
e 

q
u

es
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o
n

s 
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cu
se

d
 o

n
 w

h
at

 a
re
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 o

f 
d

o
w

n
to

w
n

 w
er

e 
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n
si

d
er

ed
 m

o
st

 d
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le
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s 
a 

p
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ce
 t

o
 l

iv
e.

W
h

en
 r

es
p

o
n

d
en

ts
 w

er
e 

as
ke

d
 w

h
et

h
er

 t
h

ey
 w

er
e 

in
te

re
st

ed
 i

n
 l

iv
in

g 
in

 e
ac

h
 o

f 
si

x 
d

if
fe

re
n

t 
ar

ea
s 

o
f 

d
o

w
n

to
w

n
, 

th
ey

 c
h

o
se

 O
ld

B
o

is
e 

m
o

st
 f

re
q

u
en

tl
y 

as
 a

n
 a

re
a 

in
 w

h
ic

h
 t

h
ey

 w
er

e 
in

te
re

st
ed

, 
i.e

. 
O

ld
 B

o
is

e 
ra

n
ke

d
 f

ir
st

 o
f 

th
e 

si
x 

ar
ea

s 
w

h
en

 r
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p
o

n
se

s 
w

er
e

ta
lli

ed
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W

h
en

 a
sk

ed
 t

o
 p

ic
k 

th
ei

r 
to

p
 c

h
o

ic
e 
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o

n
g 

th
e 

si
x 

ar
ea

s,
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es
p

o
n

d
en
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 c

h
o

se
 O

ld
 B

o
is

e 
m

o
st

 o
ft

en
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ft
er

 t
h

e 
H

ea
rt

 o
f

D
o

w
n

to
w

n
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 I
t 

ra
n

ke
d

 s
ec

o
n

d
 a

h
ea

d
 o

f 
th

e 
C

u
lt

u
ra

l 
D

is
tr

ic
t 

an
d

 R
iv

er
 S

tr
ee

t,
 P

ar
ks

id
e 

an
d

 W
es

ts
id

e 
d

is
tr

ic
ts
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A
ch

ie
vi

ng
 th

e 
C

on
ce

pt

A
ch

ie
vi

n
g 

th
e 

p
re

fe
rr

ed
 d

ev
el

o
p

m
en

t c
o

n
ce

p
t w

ill
 m

o
st

lik
el

y 
re

qu
ir

e 
m

ar
ke

t i
n

te
rv

en
ti

o
n

 a
n

d 
in

ce
n

ti
ve

s,
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p
ec

ia
lly
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 a

ch
ie

ve
 th

e 
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o
un

t o
f 

h
o

us
in

g 
en

vi
si

o
n

ed
.

A
t 

th
e 

sa
m

e 
ti

m
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 O
ld

 B
o

is
e–

E
as

ts
id

e 
h
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 t

h
e 

ad
va

n
ta

ge
o

f 
b

ei
n

g 
vi

ew
ed
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s 

o
n

e 
o

f 
th

e 
m

o
st

 d
es

ir
ab

le
 lo

ca
ti

o
n

s
fo

r 
h

o
us

in
g 

b
y 

p
eo

p
le

 w
h

o
 a

re
 in

te
re

st
ed

 in
 li

vi
n

g 
in

do
w

n
to

w
n
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 D

ev
el

o
p

m
en

t w
ill

 b
e 

le
ve

ra
ge

d 
b

y 
in

ve
st

-
m

en
ts

 in
 p

ub
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 f
ac

ili
ti

es
, s

uc
h

 a
s 

im
p

ro
ve

m
en

ts
 to

 th
e

st
re

et
sc

ap
e 

an
d 

p
ub

lic
 p

ar
ki

n
g 

fa
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lit
ie

s 
w

h
ile

 p
ub

lic
-

p
ri

va
te

 p
ar

tn
er

sh
ip

s 
ar

e 
n

ee
de

d 
to

 d
ev

el
o

p
 h

o
us

in
g.

C
ur

re
n

tl
y,

 o
n

ly
 a

 f
ra

ct
io

n
 o

f 
O

ld
 B

o
is

e–
E

as
ts

id
e’

s
ec

o
n

o
m

ic
 p

o
te

n
ti

al
 h

as
 b

ee
n

 r
ea

liz
ed

.  
T

h
e 

ch
al

le
n

ge
 fo

r
th

e 
fu

tu
re

 is
 to

 a
ch

ie
ve

 th
e 

ri
gh

t b
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an
ce

 b
et

w
ee

n
en

co
ur

ag
in

g 
in

cr
ea

se
d 

de
ve

lo
p

m
en

t a
ct

iv
it

y 
an

d 
m

o
re

in
ve

st
m

en
t 

in
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p
ro

ve
m

en
ts

 o
n

 o
n

e 
h

an
d 

an
d 

m
ai

n
-

ta
in

in
g 
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e 
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io
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 c
h
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ac

te
r 

an
d 
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b

ie
n

ce
 o

f t
h

is
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a

o
n

 th
e 

o
th

er
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h
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 p
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n
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n
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o
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 c

o
ur
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w
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o
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b
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n
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a 

th
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b
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s 

di
st

ri
ct

 a
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h
-
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a 
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ow
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o
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d
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h
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 p
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g 
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e 
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o
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 b

el
o

ve
d 
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ar
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te

ri
st
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s 

o
f 
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us
b

en
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it
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ar
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w
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e 
la

rg
er

 c
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  S

pe
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fic
 P

la
ns

, G
ui

de
lin
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 &

 A
ct

io
n 

St
ep

s
Th

e 
A

ss
ay

 O
ffi

ce
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bu
ilt

 in
18
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sp
ea

ks
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o 
th

e 
m

in
in

g
er

a 
in

 B
oi

se
’s
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is

to
ry

.
M

ill
io

ns
 o

f 
do

lla
rs
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f 

go
ld

an
d 

si
lv

er
 p

as
se

d 
th

ro
ug

h
th

e 
A

ss
ay

 O
ffi

ce
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et
w

ee
n

18
72
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 1
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3.
1   

 T
he

A
ss

ay
 O

ffi
ce

 g
ro

un
ds

pr
ov

id
e 

a 
w

el
co

m
e 

gr
ee

n
sp

ac
e 

in
 O

ld
 B

oi
se

–
E

as
ts

id
e.

  
M

ak
in

g 
be

tte
r

us
e 

of
 n

ei
gh

bo
rh

oo
d

as
se

ts
 li

ke
 t

he
 A

ss
ay

O
ffi

ce
 is

 p
ar

t 
of

 t
he

 a
ct

io
n

pl
an

 f
or

 O
ld

 B
oi

se
–

E
as

ts
id

e.

C
er

ta
in

 is
su

es
 a

re
 o

f 
p

ar
ti

cu
la

r 
im

p
o

rt
an

ce
 in

 th
e 

O
ld

B
o

is
e–

E
as

ts
id

e 
ar

ea
.  

 T
h

ey
 a

re
:


P

re
fe

rr
ed

 L
an

d 
U

se
s


P

re
se

rv
at

io
n

, R
ev

it
al

iz
at

io
n

 &
 R

en
ew

al


B
ui

ld
in

g 
&

 S
it

e 
D

es
ig

n


St
re

et
sc

ap
es

, C
iv

ic
 S

p
ac

es
 &

 P
ed

es
tr

ia
n

 W
ay

s


T
ra

n
sp

o
rt

at
io

n
 &

 P
ar

ki
n

g

Sp
ec

if
ic

 p
la

n
s,

 o
b

je
ct

iv
es

, d
es

ig
n

 a
n

d 
de

ve
lo

p
m

en
t

gu
id

el
in

es
 a

n
d 

ac
ti

o
n

 s
te

p
s 

h
av

e 
b

ee
n

 d
ev

el
o

p
ed

 f
o

r 
ea

ch
o

f 
th

es
e 

is
su

e 
ar

ea
s.

  T
h

ey
 h

el
p

 m
ak

e 
un

de
rs

ta
n

di
n

g 
th

e
o

ve
ra

ll 
p

la
n

’s
 in

te
n

t e
as

ie
r.

  T
he

y 
id

en
ti

fy
 th

e 
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ti
o

n
s 

th
at

n
ee

d 
to

 b
e 

ta
ke

n
 to
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e 
th

e 
p

la
n

 c
o

m
e 

al
iv

e.
  T

h
ey

 a
ls

o
p

ro
vi

de
 th

e 
b
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is

 f
o

r 
th

e 
ca

p
it

al
 in

ve
st

m
en

ts
 p
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p

o
se

d 
to

im
p

le
m

en
t 

th
e 

p
la

n
.

1.
0 

 P
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fe
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ed
 L

an
d 

U
se

s

T
h

e 
p

re
fe
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ed
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n

d-
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e 
p

la
n
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s 
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o

w
n
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 F

ig
ur

e 
7,

 d
ep

ic
ts

a 
p

at
te

rn
 o

f 
la

n
d 

us
es

 t
h

at
 s

up
p

o
rt

 t
h

e 
vi

si
o

n
 f

o
r 

O
ld

B
o

is
e–

E
as

ts
id

e 
an

d 
w

ill
 w

o
rk
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 c

re
at

e 
a 
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b
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n

t
su

b
di

st
ri
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 a

n
d 

n
ei

gh
b

o
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o
o

d 
w

it
h

in
 t

h
e 

la
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er
 d

o
w

n
-

to
w

n
.  

 T
h

e 
la

n
d-

us
e 

p
la

n
 is

 c
o

n
si

st
en

t w
it

h
 th

e 
p

ri
n

ci
p

le
o

f 
m

ix
ed

 u
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 s
h
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ed

 b
y 
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l o

f 
th

e 
do

w
n
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w

n
 p

la
n

s.
T

h
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n
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p
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 d
o

es
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o
t n

ec
es
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ly
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n
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 m
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 o

f 
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w

it
h

in
 e
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 in
d

iv
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ua
l b

ui
ld

in
g.

  I
t 

al
lo

w
s 

fo
r 

b
ui

ld
in

gs
w

it
h

 a
 m

ix
 o

f 
us

es
 s

uc
h

 a
s 

st
re

et
-l

ev
el

 r
et

ai
l a

n
d 

o
ff

ic
e 

o
r

h
o

us
in

g 
in

 t
h

e 
fl

o
o

rs
 a

b
o

ve
 o

r 
a 

m
ix

 o
f 

si
n

gl
e-

us
e

b
ui

ld
in

gs
 w

it
h

 d
if

fe
re

n
t 

us
es

 in
 d

if
fe

re
n

t 
b

ui
ld

in
gs

. T
h

is
p

la
n

 s
tr

iv
es

 f
o

r 
m

ix
ed

 u
se

 t
o

 e
n

liv
en

 d
o

w
n

to
w

n
 s

tr
ee
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an

d 
to

 a
llo

w
 p

eo
p

le
 to

 m
ee

t t
h

ei
r 

n
ee

ds
 b

y 
w

al
ki

n
g,

1  
So

ur
ce

: 
 A

rt
h

ur
 H

. 
H

ar
t,

 H
is

to
ri

c 
B

oi
se

, 
H

is
to

ri
c 

Id
ah

o
, 

In
c.

 (
19

93
),

 p
. 

26
.
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an
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en

 th
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p
en

de
n
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 o

n
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iv
in

g.
  M

ix
ed

 u
se

 h
el

p
s 

cr
ea

te
 m

o
re

 s
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ta
in
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le

 p
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ce
s

an
d 
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du
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s 

tr
af
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c 
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n

ge
st

io
n

, a
ir

 p
o

llu
ti

o
n

 a
n

d 
th

e
de

m
an

d 
o

n
 th

e 
tr

an
sp

o
ra

ti
o

n
 s

ys
te

m
, e

sp
ec

ia
lly

 r
o

ad
s.

T
h

e 
p

la
n

 a
ls

o
 r

ef
le

ct
s 

th
e 

de
si

re
 to

 fo
cu

s 
re

ta
il 

an
d 

o
ff

ic
e

ac
ti

vi
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 a
t 

th
e 

w
es

t 
en

d 
o

f 
O

ld
 B

o
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e–
E
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id
e,
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o

us
in

g
at

 t
h

e 
ea

st
 e

n
d 

an
d 

go
ve

rn
m

en
t 

an
d 

in
st

it
ut

io
n

al
 u

se
s

w
it

h
in

 t
h

e 
ex

is
ti

n
g 

St
at

e 
o

f 
Id

ah
o

’s
 C

ap
it

o
l M

al
l a

n
d 

St
.

L
uk

e’
s 

R
eg

io
n

al
 M

ed
ic

al
 C

en
te

r 
ca

m
p

us
.

T
h

e 
la

n
d

-u
se

 p
la

n
 r

ef
le

ct
s 

an
d

 b
ui

ld
s 

up
o

n
 O

ld
 B

o
is

e–
E

as
ts

id
e’

s 
ex

is
ti

n
g 

st
re

n
gt

h
s:

  h
is

to
ri

c 
ch

ar
ac

te
r 

an
d

ex
is

ti
n

g 
id

en
ti

ty
; p

ro
xi

m
it

y 
to

 jo
b

s,
 s

er
vi

ce
s 

an
d

en
te

rt
ai

n
m

en
t;

 a
n

d 
vi

su
al

 a
p

p
ea

l a
n

d 
am

b
ie

n
ce

.  
T

h
e

la
n

d-
us

e 
p
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n

 r
ec

o
gn

iz
es

 th
at

 c
er

ta
in

 u
se

s,
 p

ar
ti

cu
la

rl
y

re
ta

il 
an

d 
re

si
de

n
ti

al
 u

se
s,

 w
ill

 te
n

d 
to

 b
en

ef
it

 f
ro

m
 th

e
sy

n
er

gy
 th

at
 c

o
m

es
 f

ro
m

 c
lu

st
er

in
g.

  T
h

e 
p

la
n’

s 
o

b
je

ct
iv

e
to

 in
cr

ea
se

 t
h

e 
am

o
un

t 
o

f 
h

o
us

in
g 

in
 O

ld
 B

o
is

e–
E

as
ts

id
e 

w
ill

 li
ke

ly
 r

eq
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re
 th

e 
m

o
st

 e
ff
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M

ar
ke

t f
o
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es
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e 

er
o

di
n

g 
th

e 
re

si
de

n
ti

al
 b
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e 

an
d 

re
p

la
ci

n
g 

it
 w

it
h

o
ff

ic
e 

us
es

.  
It

 is
 im

p
o

rt
an

t 
to

 s
te

m
 t

h
is

 t
id

e,
 o

n
 t

h
e

p
re

m
is

e 
th

at
 in

cr
ea

si
n

g 
th

e 
su

p
p

ly
 o

f 
h

o
us

in
g 

is
 t

h
e

m
o

st
 e

ff
ec

ti
ve

 m
ea

n
s 

o
f 

m
ai

n
ta

in
in

g 
an

d 
im

p
ro

vi
n
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th

e
vi
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o

f 
O

ld
 B

o
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e–
E
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ts

id
e 

an
d 

th
e 

do
w

n
to

w
n

 c
o

re
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O
b

je
ct

iv
e:

A
ch

ie
ve

 a
 m

ix
 o

f 
us

es
 in

 a
 c

o
m

p
ac

t,
 u

rb
an

 p
at

te
rn

 in
 O

ld
B

o
is

e–
E

as
ts

id
e 

th
at

 c
o

m
p

le
m

en
ts

 it
s 

ex
is

ti
n

g 
ch

ar
ac

te
r

an
d 

en
h

an
ce

s 
th

e 
lo

n
g-

te
rm

 p
ro

sp
er

it
y 

o
f 

th
is

 a
re

a,
 a

s
w

el
l a

s 
th

e 
la

rg
er

 d
o

w
n

to
w

n
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G
u
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U
si

n
g 

th
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P
re

fe
rr

ed
 L

an
d

 U
se

 M
ap

 a
s 

a 
gu

id
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re
in

fo
rc

e 
th

e 
d

is
ti

n
ct

io
n

 a
m

o
n

g 
th

e 
th

re
e

su
b

d
is

tr
ic

ts
 o

f 
O

ld
 B

o
is

e–
E

as
ts

id
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  H
is

to
ri

c 
O

ld
B

o
is

e 
as

 a
 p

ar
t o

f 
th

e 
C

en
tr

al
 B

us
in

es
s 

D
is

tr
ic

t,
 a

re
si

d
en

ti
al

 a
n

d
 o

ff
ic

e 
d

is
tr

ic
t e

as
t o

f 
4th

 S
tr

ee
t a

n
d

th
e 

C
ap

it
o

l M
al

l d
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tr
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t 
n

o
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 o

f 
B

an
n

o
ck

 a
n

d
 w

es
t

o
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4th
 S
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 d
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o
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o
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n

ew
 r

et
ai

l u
se

s 
in

 c
lu

st
er

s
b

y 
en

co
ur

ag
in

g 
th

is
 u

se
 to

 o
cc

ur
 w

es
t o

f 
4th

 S
tr

ee
t

an
d

 s
o

ut
h

 o
f 

B
an

n
o

ck
 in

 t
h

e 
ex

is
ti

n
g 

O
ld

 B
o

is
e

b
us

in
es

s 
d

is
tr

ic
t.

1.
3

E
n

co
ur

ag
e 

b
ui

ld
in

gs
 w

it
h

 g
ro

un
d

 f
lo

o
r 

o
ff

ic
e 

an
d

re
ta

il 
us

es
 t

o
 in

cl
ud

e 
h

o
us

in
g 

un
it

s 
ab

o
ve

 t
h

e 
fi

rs
t

fl
o

o
r.

1.
4

U
si

n
g 

th
e 

P
re

fe
rr

ed
 L

an
d

 U
se

 M
ap

 a
s 

a 
gu

id
e,

en
co

ur
ag

e 
th

e 
d

ev
el

o
p

m
en

t 
o

f 
h

o
us

in
g 

in
 m

ix
ed

-
us

e 
b

ui
ld

in
gs

 in
 t

h
e 

O
ld

 B
o

is
e 

h
is

to
ri

c 
d

is
tr

ic
t 

an
d

th
e 

cr
ea

ti
o

n
 o

f 
an

 in
-t

o
w

n
 r

es
id

en
ti

al
n

ei
gh

b
o

rh
o

o
d

 in
 th

e 
ar

ea
 e

as
t o

f 
4th

 S
tr

ee
t.

1.
5 

  I
n

it
ia

te
 a

 c
o

n
ce

n
tr

at
ed

 p
ub

lic
 a

ge
n

cy
 e

ff
o

rt
 to

p
ro

m
o

te
 p

ar
tn

er
sh

ip
s 

w
it

h
 la

n
d

o
w

n
er

s 
an

d
d

ev
el

o
p

er
s,

 a
n

d
 u

se
 in

ce
n

ti
ve

s,
 a

m
en

it
ie

s 
an

d
ca

ta
ly

st
 p

ro
je

ct
s 

to
 c

re
at

e 
a 

cr
it

ic
al

 m
as

s 
o

f
re

si
d

en
ti

al
 d

ev
el

o
p

m
en

t i
n

 O
ld

 B
o

is
e–

E
as

ts
id

e.

20
25

 D
ow

nt
ow

n 
R

ed
ev

el
op

m
en

t P
la

n

Th
e 

20
25

 D
ow

nt
ow

n 
B

oi
se

 R
ed

ev
el

op
m

en
t

P
la

n 
is

 a
 c

om
pa

ni
on

 d
oc

um
en

t t
o 

th
e 

m
as

te
r

pl
an

s 
fo

r 
th

e 
do

w
nt

ow
n 

ur
ba

n 
re

ne
w

al
di

st
ric

ts
.  

E
ac

h 
of

 th
e 

m
as

te
r 

pl
an

s 
ad

-
dr

es
se

s 
ke

y 
el

em
en

ts
 s

uc
h 

as
 la

nd
 u

se
,

bu
ilt

 f
or

m
, 

st
re

et
 c

ha
ra

ct
er

 a
nd

 c
iv

ic
 s

pa
ce

s
fo

r 
a 

sp
ec

ifi
c 

pa
rt 

of
 d

ow
nt

ow
n.

  
Th

e 
20

25
D

ow
nt

ow
n 

B
oi

se
 R

ed
ev

el
op

m
en

t P
la

n
co

ns
ol

id
at

es
 th

is
 in

fo
rm

at
io

n 
on

 m
ap

s 
th

at
sh

ow
 t

he
se

 e
le

m
en

ts
 o

n 
a 

do
w

nt
ow

n-
w

id
e

ba
si

s-
-th

us
 p

ro
vi

di
ng

 a
 m

or
e 

ho
lis

tic
 v

ie
w

 o
f

w
ha

t 
th

e 
ev

en
tu

al
 c

ha
ra

ct
er

, 
fo

rm
 a

nd
st

ru
ct

ur
e 

of
 d

ow
nt

ow
n 

w
ill 

be
. 

 T
he

 2
02

5
D

ow
nt

ow
n 

B
oi

se
 R

ed
ev

el
op

m
en

t P
la

n 
al

so
in

cl
ud

es
 m

ap
s 

sh
ow

in
g 

pe
de

st
ria

n 
an

d
bi

cy
cl

e 
ro

ut
es

, t
ra

ns
it 

ro
ut

es
 a

nd
 p

ar
ki

ng
fa

ci
lit

ie
s 

on
 a

n 
ar

ea
-w

id
e 

ba
si

s.

G
en

er
al

 d
es

ig
n 

gu
id

el
in

es
 a

nd
 s

ta
nd

ar
ds

 fo
r

bu
ild

in
g 

an
d 

si
te

 d
es

ig
n,

 c
iv

ic
 s

pa
ce

s,
st

re
et

sc
ap

in
g 

an
d 

ur
ba

n 
de

si
gn

 th
at

 a
pp

ly
 to

al
l o

f t
he

 a
pp

ro
ve

d 
ur

ba
n 

re
ne

w
al

 d
is

tri
ct

s 
in

do
w

nt
ow

n 
Bo

is
e 

ar
e 

se
t 

fo
rth

 in
 t

he
 2

02
5

D
ow

nt
ow

n 
B

oi
se

 R
ed

ev
el

op
m

en
t P

la
n.

  T
hi

s
ap

pr
oa

ch
 s

av
es

 d
up

lic
at

io
n 

in
 e

ac
h 

m
as

te
r

pl
an

.  
Th

es
e 

ge
ne

ra
l q

ui
de

lin
es

 a
nd

st
an

da
rd

s 
su

pp
le

m
en

t t
he

 g
ui

de
lin

es
 a

nd
st

an
da

rd
s 

co
nt

ai
ne

d 
in

 C
ha

pt
er

s 
6 

of
 th

is
m

as
te

r p
la

n.
  C

C
D

C
 c

on
si

de
rs

 b
ot

h 
th

e 
20

25
D

ow
nt

ow
n 

B
oi

se
 R

ed
ev

el
op

m
en

t P
la

n 
an

d
th

e 
m

as
te

r p
la

ns
 fo

r t
he

 in
di

vi
du

al
 u

rb
an

re
ne

w
al

 d
is

tri
ct

s 
w

he
n 

m
ak

in
g 

de
ci

si
on

s
re

ga
rd

in
g 

pu
bl

ic
 in

ve
st

m
en

t a
nd

 e
va

lu
at

in
g

de
ve

lo
pm

en
t 

pr
op

os
al
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1.
6

R
ec

o
gn

iz
e 

th
e 

p
o

si
ti

ve
 c

o
n

tr
ib

ut
io

n
 th

at
 a

dj
ac

en
t

in
st

it
ut

io
n

al
 u

se
s,

 s
uc

h
 a

s 
Id

ah
o

 s
ta

te
 g

o
ve

rn
m

en
t

o
ff

ic
es

, S
t. 

L
uk

e’
s 

R
eg

io
n

al
 M

ed
ic

al
 C

en
te

r,
 B

o
is

e
C

it
y 

H
al

l a
n

d
 t

h
e 

A
d

a 
C

o
un

ty
 C

o
ur

th
o

us
e 

m
ak

e 
to

th
e 

vi
ta

lit
y 

o
f 

O
ld

 B
o

is
e–

E
as

ts
id

e.

1.
7

C
o

n
si

d
er

 th
e 

Id
ah

o
 S

ta
te

 C
ap

it
o

l M
al

l P
la

n
 a

n
d

 S
t.

L
uk

e’
s 

R
eg

io
n

al
 M

ed
ic

al
 C

en
te

r 
M

as
te

r 
P

la
n

 a
s 

th
e

gu
id

in
g 

p
o

lic
y 

fo
r 

th
e 

n
at

ur
e 

an
d

 lo
ca

ti
o

n
 o

f 
n

ew
b

ui
ld

in
gs

 a
n

d
 e

xp
an

si
o

n
s 

fo
r 

th
es

e 
in

st
it

ut
io

n
s.

A
ct

io
n

 S
te

p
s:


U

se
 c

ap
it

al
 in

ve
st

m
en

ts
 a

n
d 

p
ub

lic
-p

ri
va

te
p

ar
tn

er
sh

ip
s 

as
 le

ve
ra

ge
 to

 e
st

ab
lis

h
 a

n
ei

gh
b

o
rh

o
o

d
 o

f 
m

o
d

er
at

e-
 t

o
 h

ig
h

-d
en

si
ty

 u
rb

an
h

o
us

in
g 

ea
st

 o
f 

4th
 S

tr
ee

t.


P

ro
p

o
se

 r
ev

is
io

n
s 

to
 z

o
n

in
g 

re
gu

la
ti

o
n

s 
fo

r 
th

e
p

ur
p

o
se

 o
f 

re
ac

h
in

g 
p

la
n

 o
b

je
ct

iv
es

.  
In

 p
ar

ti
cu

la
r:


E

va
lu

at
e 

w
h

et
h

er
 th

e 
ex

is
ti

n
g 

R
es

id
en

ti
al

-
O

ff
ic

e 
(R

-O
) z

o
n

in
g 

d
es

ig
n

at
io

n
 n

ee
d

s 
to

 b
e

re
vi

se
d

 t
o

 b
et

te
r 

su
p

p
o

rt
 p

la
n

 g
o

al
s 

fo
r

h
o

us
in

g 
in

 t
h

e 
O

ld
 B

o
is

e–
E

as
ts

id
e 

ar
ea

.


P

ro
p

o
se

 a
 r

ev
is

io
n

 to
 th

e 
C

en
tr

al
 B

us
in

es
s

(C
-5

) d
es

ig
n

at
io

n
 th

at
 w

o
ul

d
 c

la
ss

if
y 

re
si

d
en

ti
al

as
 a

n
 a

ct
iv

at
in

g 
us

e
 f

o
r 

p
ur

p
o

se
s 

o
f 

m
ee

ti
n

g
th

e 
re

qu
ir

em
en

t t
h

at
 7

0%
 o

f 
ea

ch
 s

tr
ee

t
fr

o
n

ta
ge

 m
us

t h
av

e 
ac

ti
va

ti
n

g 
us

es
 o

n
 th

e
gr

o
un

d
 f

lo
o

r.


Id

en
ti

fy
 in

ce
n

ti
ve

s 
th

at
 e

n
co

ur
ag

e 
h

o
us

in
g

d
ev

el
o

p
m

en
t,

 w
h

ic
h

 c
o

ul
d

 b
e 

in
co

rp
o

ra
te

d
in

to
 z

o
n

in
g 

re
gu

la
ti

o
n

s.

2.
0 

 P
re

se
rv

at
io

n,
 R

ev
ita

liz
at

io
n 

&
R

en
ew

al

O
ld

 B
o

is
e–

E
as

ts
id

e 
h

as
 m

an
y 

p
o

si
ti

ve
 a

tt
ri

b
ut

es
,

m
ak

in
g 

it
 a

 d
es

ir
ab

le
 p

la
ce

 to
 li

ve
, w

o
rk

 a
n

d 
p

la
y.

T
h

ro
ug

h
o

ut
 t

h
is

 p
la

n
n

in
g 

p
ro

ce
ss

, O
ld

 B
o

is
e–

E
as

ts
id

e
h

as
 b

ee
n

 r
ec

o
gn

iz
ed

 a
s 

an
 a

re
a 

su
it

ab
le

 f
o

r 
co

m
p

le
m

en
-

ta
ry

 in
fi

ll 
de

ve
lo

p
m

en
t a

n
d 

n
o

t f
o

r 
w

h
o

le
sa

le
 r

ed
ev

el
o

p
-

m
en

t.
  T

h
e 

vi
si

o
n

 s
up

p
o

rt
s 

re
ta

in
in

g 
O

ld
 B

o
is

e–
E

as
ts

id
e’

s 
h

is
to

ri
c 

ch
ar

ac
te

r, 
it

s 
in

ve
n

to
ry

 o
f 

m
at

ur
e 

tr
ee

s
an

d 
th

e 
th

re
e 

p
ub

lic
 p

ar
k 

si
te

s:
 C

.W
. M

o
o

re
 P

ar
k,

 C
ap

it
o

l
P

ar
k 

an
d 

th
e 

A
ss

ay
 O

ff
ic

e 
gr

o
un

ds
 (a

s 
id

en
ti

fi
ed

 in
F

ig
ur

e 
6)

.  
F

ig
ur

e 
8 

id
en

ti
fi

es
 h

is
to

ri
c 

re
so

ur
ce

s 
in

 th
e 

ar
ea

an
d 

th
e 

lo
ca

ti
o

n
 o

f 
th

e 
O

ld
 B

o
is

e 
H

is
to

ri
c 

D
is

tr
ic

t.
  T

h
e

p
ur

p
o

se
 o

f 
th

is
 s

ec
ti

o
n

 is
 t

o
 a

dd
re

ss
 t

h
e 

re
la

ti
o

n
sh

ip
b

et
w

ee
n

 th
e 

ar
ea

’s 
h

is
to

ri
c 

ch
ar

ac
te

r 
an

d 
th

e 
st

ro
n

g
p

o
ss

ib
ili

ty
 t

h
at

 n
ew

 d
ev

el
o

p
m

en
t 

an
d 

re
de

ve
lo

p
m

en
t

w
ill

 o
cc

ur
 in

 O
ld

 B
o

is
e–

E
as

ts
id

e,
 g

iv
en

 it
s 

lo
ca

ti
o

n
 a

n
d

de
si

ra
b

ili
ty

.  
T

h
is

 s
ec

ti
o

n
 a

ls
o

 a
dd

re
ss

es
 p

ro
te

ct
io

n
 o

f 
th

e
ar

ea
’s

 m
at

ur
e 

tr
ee

 c
an

o
py

.  
M

ai
n

te
n

an
ce

 o
f 

O
ld

 B
o

is
e–

E
as

ts
id

e’
s 

ex
is

ti
n

g 
p

ar
ks

 is
 a

dd
re

ss
ed

 in
 S

ec
ti

o
n

 4
.0

.

O
b

je
ct

iv
e:

P
re

se
rv

e 
an

d 
en

ha
nc

e 
th

e 
hi

st
or

ic
 c

ha
ra

ct
er

 a
nd

 e
xi

st
in

g
de

si
ra

b
le

 a
tt

ri
b

ut
es

 w
it

h
in

 O
ld

 B
o

is
e–

E
as

ts
id

e 
w

h
ile

al
lo

w
in

g 
fo

r 
co

m
p

le
m

en
ta

ry
 in

fi
ll 

de
ve

lo
p

m
en

t t
h

at
 w

ill
ad

d 
to

 th
e 

ar
ea

’s
 v

it
al

it
y 

an
d 

lo
n

g-
te

rm
 p

ro
sp

er
it

y.

D
es

ig
n

 &
 D

ev
el

op
m

en
t 

G
u

id
el

in
es

:

2.
1

P
re

se
rv

e 
th

e 
h

is
to

ri
c 

ch
ar

ac
te

r 
o

f 
O

ld
 B

o
is

e–
E

as
ts

id
e 

w
h

ile
 e

n
co

ur
ag

in
g 

d
ev

el
o

p
m

en
t 

o
f

un
d

er
ut

ili
ze

d
 p

ro
p

er
ty

.
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2.
2

E
n

co
ur

ag
e 

a 
ra

n
ge

 o
f 

ar
ch

it
ec

tu
ra

l s
ty

le
s 

in
 n

ew
b

ui
ld

in
gs

 in
 a

 w
ay

 t
h

at
 d

o
es

 n
o

t 
d

et
ra

ct
 f

ro
m

 t
h

e
h

is
to

ri
c 

ch
ar

ac
te

r 
o

f 
O

ld
 B

o
is

e–
E

as
ts

id
e.

2.
3

W
h

en
 c

o
n

si
d

er
in

g 
re

d
ev

el
o

p
m

en
t o

f 
p

ro
p

er
ti

es
w

it
h

 h
is

to
ri

c 
st

ru
ct

ur
es

, r
eq

ui
re

 a
lt

er
n

at
iv

e
ap

p
ro

ac
h

es
 to

 b
e 

ex
p

lo
re

d
 th

at
 w

o
ul

d
 in

cl
ud

e 
re

us
e

o
f 

b
o

th
 t

h
e 

st
ru

ct
ur

e 
an

d
 t

h
e 

fa
ça

d
e 

as
 p

ar
t 

o
f

re
d

ev
el

o
p

m
en

t.
  W

ei
gh

 t
h

e 
co

n
tr

ib
ut

io
n

 m
ad

e 
b

y
th

e 
st

ru
ct

ur
e 

to
 th

e 
h

is
to

ri
c 

fa
b

ri
c 

o
f 

O
ld

 B
o

is
e–

E
as

ts
id

e 
an

d
 t

o
 t

h
e 

co
m

m
un

it
y’

s 
re

co
rd

 o
f 

it
s

h
is

to
ry

, a
ga

in
st

 th
e 

b
en

ef
it

s 
d

er
iv

ed
 f

ro
m

 th
e

d
ev

el
o

p
m

en
t p

ro
p

o
sa

l.

2.
4

W
h

en
 m

ak
in

g 
d

ec
is

io
n

s 
re

ga
rd

in
g 

p
re

se
rv

at
io

n
,

re
h

ab
ili

ta
ti

o
n

 o
r 

d
em

o
lit

io
n

, t
ak

e 
in

to
 a

cc
o

un
t t

h
e

b
en

ef
it

s 
o

f 
in

cr
ea

si
n

g 
th

e 
su

p
p

ly
 o

f 
h

o
us

in
g 

fo
r

O
ld

 B
o

is
e–

E
as

ts
id

e.
  O

n
 p

ro
p

er
ti
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 p
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 r
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em

 to
re

si
d

en
ti

al
 u

se
 o

r 
re

p
la

ci
n

g 
th
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 c
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ee

s 
in

 a
re

as
 w

it
h

 a
gi

n
g 

tr
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 r
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 b
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 p
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.


D

ev
el

o
p

 a
n

d
 im

p
le

m
en

t a
 p

ro
gr

am
 to

 p
re

se
rv

e 
th

e
m

at
ur

e 
tr

ee
 c
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 d
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 D
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 d
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 d
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ra
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 d
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 d
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b
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 d
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b
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P
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 D
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ra
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.
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h
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d
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ra
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p
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 c
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b
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l d
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 D
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 m
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b
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 D
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 d

is
tr

ic
ts

 in
 d

o
w

n
to

w
n

 B
o

is
e,

 w
h

ic
h

 in
 tu

rn
ap

p
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 t
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b
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e 

R
es

id
en

ti
al

 E
m

p
h

as
is

 a
re

a
in

 th
e 

p
re

fe
rr

ed
 d
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p
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 b
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 d
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 p
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 c
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p
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 p
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 b
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 o
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 b
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 c
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p
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 p
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p
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d
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p
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 d
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p
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d
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p
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p
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p
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p
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p
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T
h
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O
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 B
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 d
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b
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p
la

n
 is

 to
 e

n
h

an
ce

 th
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 p
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RIVER MYRTLE - OLD BOISE URBAN RENEWAL PLAN1 
 

ATTACHMENT 4: 
PROPERTIES TO BE ACQUIRED 

 
The properties listed below may or may not be acquired.  The goals of the Plan can be achieved 
through development partnerships, close coordination with developers on building and site design, 
easements and methods other than outright acquisition.  The typical practice of the Boise urban 
renewal agency since 1980 has been to acquire properties by mutual agreement with the property 
owner. 
   

APN Property Owner Address Acres        Purpose  
  (see key below) 
 
S1010223320 JRS Properties  III L P  S 13th St  3.473    a, c  
R1431000671 Boise Cold Storage 

(Boise VGT LLP)  W Grand Ave  0.350  b  
R1431000646 Fuson United Northwest  1412 W Grand  0.050  b 
R1431000631 JRS Properties III L P  W Grand Ave  0.050  b 
R1431000618 Fuson United Northwest I  W Grand Ave  0.000  b 
R1431000616 Reynolds Dean   1402 W Grand Ave 0.120  b 
R1431000620 Fuson United Northwest I  W Grand Ave  0.000  b 
R1431000601 Viehweg Tim   421 S 14th St  0.200  b 
R1431000777 S-Sixteen Limited Partner  1360 W Grand Ave 0.200  b 
R1431000811 S-Sixteen Limited Partner  422 S 14th St  0.140  b 
R1431000826 JRS Properties III L P  1315 Borah St  0.230  b 
R1749100426 Boise City   705 S 8th St  1.320  a, d 
R1013002036 Wilcomb LLC   329 W Grove St  0.950  a, b  
 
Key: a) public parking garage and related uses 
 b) housing development 

c) multi-modal transit facility with supporting retail and services 
d) enhancements to community facilities   

 
 
Other parcels may be acquired for the purpose of facilitating housing development, constructing or 
facilitating catalyst or demonstration projects, constructing public parking garages, implementing 
the Pioneer Corridor concept plan, restoring sections of the original downtown street grid such as 
10th Street from Myrtle to Front streets, enhancing parks or other public spaces, or to implement 
other goals and objectives identified in the urban renewal plan.   
 
 
P:\Urban Renewal Districts\UR Districts\River Myrtle-Old Boise - 2004\Urban Renewal Plan - Prep\URP-attch 4 PROPERTIES 
REV 3-21-2015.doc 

                                                 
1 Name of urban renewal district as it appears on this page has been changed from the original “River-Myrtle/Old Boise Urban 
Renewal District” to the simplified version now in common usage “River Myrtle-Old Boise Urban Renewal District”.  Revision 
made in March 2015.  Path to filename in 2004 originally appeared at bottom of page.  This path has been replaced by current 
path. 
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ATTACHMENT 6: 
ECONOMIC FEASIBILITY STUDY 
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ECONOMIC FEASIBILITY OF THE FIRST AMENDED AND RESTATED 
RIVER-MYRTLE/ OLD BOISE URBAN RENEWAL DISTRICT (2004) 

(Annexing the Old Boise/ Eastside Study Area and Additional Parcels to the  
River Street-Myrtle Street Urban Renewal District formed in 1994) 

 
September 24, 2004 Update 

 
Idaho State Code 50-2905 provides that the urban renewal agency of the municipality shall prepare 
and adopt a plan for each revenue allocation area and submit the plan and recommendation for 
approval thereof to the local governing body.  The plan shall include an economic feasibility study.  
The following represents such a study for the annexation of the Old Boise/ Eastside Study Area and 
additional parcels to the River Street/Myrtle Street Urban Renewal District formed in 1994 (the 
Combined Project) proposed by the Capital City Development Corporation (CCDC), including an 
update of financial information since the original feasibility study in 1994.   
 
Economic feasibility, for purposes of this analysis, will be defined as a comparative analysis of one 
potential scenario of anticipated costs for implementation of the Combined Project to the resulting 
revenues expected to be generated by the Combined Project.  Idaho State Code 50-2904 provides 
that the Urban Renewal Area Plans shall have a duration not-to-exceed 24 years from the adoption 
date.  The duration of the revenue allocation financing 1 provision may be extended beyond this 24-
year limit in order to repay outstanding bond debt, provided such bond maturity is not greater than 
30 years.  State law allows those plans adopted prior to 2000 which have a term beyond 24 years 
to continue through that duration. The original plan for the River/Myrtle URD adopted in 1994 
established a term of 30 years. The proposed time parameters of the Combined Project are 
assumed to be dictated by the 30-year limit currently in place for the River/Myrtle URD.  
 
This section contains a general discussion of overriding general assumptions, the costs associated 
with the anticipated urban renewal program and an evaluation of the general financing methods that 
may be available to the CCDC.  Economic feasibility is determined through a summarized feasibility 
cash flow analysis for the Combined Project as summarized on Table 1. 
 

A.  GENERAL ASSUMPTIONS 
 

1. Economic Feasibility Cash Flow 
 

 The economic feasibility cash flow has been created to identify the amount of 
discretionary resources available to fund the urban renewal projects, programs and activities 
identified by CCDC staff.  A series of cash flow iterations was then prepared to ensure that 
annual expenditures did not exceed annual resources. To determine the annual resources 
available, the following assumptions were incorporated in the Table1 cash flow projection: 
 

                                            
1 Under Idaho Law the financing mechanism is referred to as “revenue allocation financing”. In other states the term is referred to as 
“tax increment financing”. These terms are used interchangeably in this Report.  
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a. The revenue sources identified for the Combined Project include tax 
increment revenue, net bond proceeds from revenue allocation bonds, 
operating revenue from parking garage income, grant funds and interest 
earnings.  No other funding sources have been identified or assumed for 
purposes of this feasibility study.  

 
b. Expenditures presented on Table 1 are restricted to the funding sources 

shown and annual expenditures in any given year may not exceed the 
amount of resources available.  Expenditures include debt service, 
operating expenditures and capital expenditures.  

 
c. To the extent necessary, resources are carried forward into the 

subsequent year in order to ensure that adequate funding is available for 
future expenditures.  

 
d. The revenue and expenditure line items shown on Table 2 were provided 

by CCDC staff and present one scenario of economic feasibility of the 
Combined Project.  When applicable, an inflationary increase has been 
applied.  

 
e. Revenue allocation bond financings are generally assumed in anticipation 

of major capital project construction scheduled in the cash flow scenario. 
The capital projects requiring such financing include parking garage 
construction and a proposed downtown circulator system project.       

 
f. Operating revenues include parking income projected from current and 

future garages in the Combined Project.  Assuming that each new garage 
would provide up to a maximum of 500 parking spaces, a revenue per 
stall and expenditure per stall assumption was created based upon the 
average of actual revenue and expense figures provided by CCDC staff.  

 
 

2. Tax Increment Projection 
 
  The economic feasibility study presents a long range cash flow analysis 
incorporating a projection of tax increment revenue for the Combined Project.  The following 
assumptions were incorporated in the tax increment revenue projections shown on Tables 3-A 
and 3-B: 
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a. Future values for the River/Myrtle URD were based upon revised current 
year assessed values reported by the Ada County Assessor and 
aggregated by the County Auditor.  Future values for the Old 
Boise/Eastside URD were based upon the parcel-specific aggregation of 
current values as determined by CCDC staff.  

 
Future real property values annually increase as a result of the new 
developments.  River/Myrtle URD projects shown on Table 4-A were 
provided as of May 2004, by George K. Baum & Company.  Old 
Boise/Eastside URD projects shown on Table 4-B were created from 
assumptions determined by CCDC staff as of July 2004 utilizing the 
March 2004 revised Downtown Boise Mobility Study.  

 
b. Additional trended value growth assumptions have been incorporated in 

the Table 3 projections to reflect future inflationary increases, transfers of 
ownership or other construction activities that may occur in the Combined 
Project.  The annual percentage increase is assumed to be 2% per year 
for purposes of this analysis.  

 
c. The reported effective 2003-04 tax rate is 0.017936.  Commencing in 

2004-05, future tax rates are assumed based upon a 1% annual reduction 
over the term of the respective projections.    

 
d. An annual statutory allocation of tax increment revenues to local schools 

is incorporated in the Table 3 projections based upon provisions set forth 
in Idaho State Codes 50-2908 and 33-1002. 

 

B. ESTIMATED TOTAL PROJECT COSTS 
 
A determination of economic feasibility requires an identification of the potential costs associated 
with urban renewal of the Combined Project.  Urban renewal could require significant participation 
from the CCDC in activities to promote and achieve the goals and objectives of the URD Plans and 
to address deteriorating conditions.  The proposed activities and programs of the Combined Project 
have been prepared by CCDC staff and include administrative expenses and proposed capital 
improvement projects, programs and activities.  
 
The economic feasibility cash flow presented on Table 1 assumes that all annual Combined Project 
expenditures will be limited to the amount of tax increment revenue, net bond proceeds, grants or 
other Combined Project resources available in each respective fiscal year.  In other words, the 
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CCDC’s ability to implement the anticipated urban renewal activities outlined on Table 2 will be 
limited by the amount of available resources generated in the Combined Project (annual tax 
increment, net bond proceeds and other income).  To the extent other funding resources become 
available in future fiscal years once the Combined Project is implemented, funding of additional 
project expenditures not currently assumed in the Table 1 cash flow, will be feasible.  
 
The urban renewal program described in this Report outlines a set of activities to be implemented 
by the CCDC for the purpose of facilitating private reinvestment in the Combined Project and 
eliminating physical and economic deteriorating influences.  The estimated costs of the proposed 
urban renewal programs over the life of the Plan are as follows: 
 

Operating Expenditures  
Debt Service – Existing 
Debt Service -- Future 
Capital Expenditures 
Additional Discretionary Expenditures 
Totals Projected Costs 

$52,095,000
58,124,000
77,357,000
79,616,000

      3,668,000
$270,860,000

 
 1. Operating Expenditures 
 
  Administration includes anticipated expenditures for CCDC administrative expenses, 
professional services, project operations and management, public parking system operations and 
the Combined Project’s anticipated share of costs for a downtown circulator system (referenced 
herein, but not detailed by CCDC).  Total projected funding for operating expenditures in this 
scenario is projected to total $52,095,000 over the remaining term of the cash flow.  
 

2. Debt Service 
 
  The CCDC will consider funding alternatives to finance the anticipated public 
projects assumed herein, including the issuance of revenue allocation bonds and line of credit 
financing.  The CCDC may utilize tax increment revenues generated in the Combined Project to 
secure the debt service of revenue allocation bonds to assist in the financing of anticipated project 
costs.  The issuance of tax-exempt bonds and the use of said proceeds are subject to certain 
federal tax restrictions.  
 
  The River/Myrtle URD currently makes debt service payments towards Series B and 
Series C Bonds, subordinate Series A Bonds, and the Courthouse Master Ground Lease.  In 
addition, the cash flow incorporates the debt service contemplated for the Series 2004A and Series 
2004B Bonds and a line of credit payment to Keybank.  These are detailed on Table 2 and amount 
to $58,124,000 over the term of the projection.  
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  Under the economic feasibility scenario shown on Table 1, the CCDC could issue 
new additional revenue allocation bonds commencing in the first year after the annexation of the 
Old Boise/Eastside Study Area to the River/Myrtle URD.  Commencing in various years thereafter, 
net tax increment revenues are assumed to be used for the issuance of additional new or escrowed 
bonds to finance all or a significant portion of public costs contemplated for the Combined Project.  
The combined future debt service payments assumed under the given scenario shown on Table 1 
totals $77,357,000 (based upon an assumed bond interest rate of 5%, a 1.15 times coverage 
requirement, net proceeds factor of 10%, and capitalized over the remaining term of the Plan). 
  

3. Capital Expenditures 
 
  A significant step toward revitalization in the Combined Project would be the 
construction of various public parking garages and potential funding of various transportation-
related projects of benefit to the Combined Project, including a proposed downtown circulator 
system project.  Other projects, programs and activities proposed for the Combined Project include 
capital improvement expenditures for streetscape improvements, sidewalks, curbs and gutters, 
utility undergrounding, storm drain improvements, water quality treatment projects, bus shelters, 
telecommunications projects, traffic signal improvements, road resurfacing, public parks and open 
space, housing assistance, façade easements and improvements, property acquisition and funding 
of other potential special projects implemented by CCDC.  Assumed costs summarized on Table 2 
are based upon the amounts provided by CCDC staff.  
 
  Implementation of any capital improvements desired by the CCDC will be subject to 
the annual availability of funds.  The Table1 economic feasibility analysis portrays one scenario of 
funding based upon projected available resources each year, and a commitment to use bond 
financing and the securing of federal transportation grants is assumed.  Total projected funding for 
the identified capital expenditure program that could be implemented under this scenario is 
projected to total $79,616,000 over the term of the cash flow projection.  
 

4. Additional Discretionary Expenses  
 
  To the extent future Combined Project resources continue to be allocated to CCDC 
and exceed assumed debt service, operating expenditures and capital expenditures, the cash flow 
projection assumes that CCDC will exercise its discretion in funding other future projects, programs 
or activities of benefit to the Combined Project beyond any that have been already identified by staff 
on Table 2.  Although such discretionary revenue sources are not expected to be materially 
available until the last 4years of the projection, the amount of available resources is projected to be 
$3,668,000.  
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C. FINANCING METHODS AVAILABLE TO THE CCDC 
 
The Plan is prepared with the intent of providing the CCDC with the necessary legal authority and 
flexibility to implement the revitalization of the Combined Project.  The Plan authorizes the CCDC to 
finance the Combined Project with financial assistance from any or all sources allowed under Idaho 
State law.  A discussion of potential other funding sources is presented in this section.  
 
The CCDC is granted authority to create indebtedness, issue bonds, borrow funds or obtain 
advances in implementing and carrying out the specific purposes of an urban renewal plan.  The 
CCDC is authorized to fund the principal and interest on the indebtedness, bond issues, borrowed 
funds or advances from tax increment revenue and any other funds available to the CCDC.  To the 
extent that it is able to do so, the City or other public entities may also supply additional assistance 
through loans or grants for various public facilities or other project costs.  
 
Potential revenue sources to fund project costs, as assumed in this economic feasibility cash flow, 
include, but are not limited to, tax increment revenues, bond proceeds, parking system revenues, 
grants and interest earnings.  The estimated resources available to finance the anticipated urban 
renewal programs are summarized as follows: 
 

Combined Net Tax Increment Revenue 
Net Bond Proceeds – Future Issuances 
Operating Revenue 
Other Revenue 
Interest Earnings 
Total Projected Resources  

$168,918,000
49,540,000
25,118,000
24,015,000

      3,269,000
$270,860,000

 
1. Tax Increment Revenues 

 
  A summary of the projection of the incremental taxable values and resulting tax 
increment revenues for the Combined Project is shown on Table 3-A for the River/Myrtle URD and 
on Table 3-B for the Old Boise/Eastside URD.  As shown on Table 3-A, the total projected gross tax 
increment revenue for the River/Myrtle URD amounts to nearly $202.1 million, of which $51.4 
million would be allocated to the Boise Independent School District, as set forth in Idaho State Code 
50-2908 and 33-1002.  The net tax increment revenue generated by the River/Myrtle URD is 
$150.7 million.  The total projected gross tax increment revenue for the Old Boise/Eastside URD 
amounts to nearly $24.4 million, of which $6.2 million would be allocated to the Boise Independent 
School District.  The net tax increment revenue generated by the Old Boise/Eastside URD is $18.2 
million.  Combined net tax increment revenue amounts to $168.9 million over the term of the 
projection. 
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  Tax increment revenues are based upon increases in the annual incremental 
assessed valuation of the respective URDs that result from future new construction activities 
identified on Table 4-A and Table 4-B.  An annual 2% real property value increase is also 
incorporated in the revenue projections. 
 

2. Net Bond Proceeds 
 
  The CCDC may pledge tax increment revenues to secure the principal and interest 
payments of revenue allocation bonds issued to finance anticipated program costs.  The issuance 
of tax-exempt bonds and the use of said proceeds are subject to federal tax restrictions.  As 
discussed previously, the Table 1 economic feasibility projection assumes that the CCDC will issue 
tax-exempt revenue allocation bonds from time to time over the remaining term of the projection. 
Net bond proceeds shown on Table 1 are based upon a 5% interest rate, 1.15 times coverage 
requirement, maximum payment term through the duration of the Plan and 10% cost of issuance 
and bond reserve factor.  Total net bond proceeds projected in the economic feasibility scenario 
assumed on Table 1 amount to $49,540,000. 
 

3. Operating Revenue  
 

  It is assumed that the Combined Project will benefit from income generated by 
parking garages constructed by CCDC.  Operating revenues include parking income projected from 
current and future garages in the Combined Project.  Assuming that each new garage would 
provide up to 500 parking spaces, a revenue per stall and expenditure per stall assumption was 
created based upon the average of actual revenue and expense figures provided by CCDC 
staff.  Total gross operating revenue from the parking income projected in the economic 
feasibility scenario assumed on Table 1 amounts to $25,118,000. 
 

4. Other Revenue  
 

  Other Revenues can include federal grant funding, special district funding or access 
to any other state or local government funding sources that may become available to assist in the 
financing of future capital projects.  For purposes of this projection, federal transit funds are 
assumed to be secured to offset 80% of the projected capital costs related to the proposed 
downtown circulator system project.  In addition, a portion of the cost is assumed to be offset by 
local funding sources such as a Business Improvement District.  The revenues generated from the 
BID special assessments may be used to secure bonded indebtedness to the targeted capital 
improvements. The amount of other revenue funding sources estimated in the cash flow amounts 
to $24,015,000.  
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5. Interest Earnings  
 
  The CCDC may receive interest earnings generated from funds on deposit in the 
bond reserve funds, project operating funds, housing set aside funds and other special funds 
established for the Combined Project.  Bond reserve funds are assumed to maintain a fund balance 
equivalent to outstanding debt service.  Interest earnings are based upon an assumed 2% rate and 
are applied to the balances available in the respective funds.  Total interest earnings in the Table 1 
forecast amount to $3,269,000.  
  

6. Potential Other Funding Sources 
 
  Although not assumed or incorporated in the Table 1 feasibility study, the CCDC 
may consider other potential funding sources allowable under the law to finance the anticipated 
urban renewal programs discussed above.  The following funding sources may be available in 
subsequent fiscal years to the Combined Project: 
 

a. Local Improvement Districts (LID) – Once created, the revenues generated 
from the LID special assessment may be used to secure bonded 
indebtedness to fund capital improvements.   

 
b. Historic Tax Credits – To the extent applicable, investment tax credits of up 

to 20% of qualifying development costs may be taken by private developers 
towards the renovation of designated historic properties.  

 
c. SBA 504 Program – The program may be used as a means of reducing 

interest rates and limiting equity participation for land, building costs, 
equipment and lease hold improvements by the sale of reduced interest 
debentures.  

 
d. Certificates of Participation (COP) – Financing of public facilities can occur 

when a third party constructs the public project and then leases the facility to 
a public entity.  The lease income secures repayment of the COP.  

 
e. HOME Program – HOME funds are used to fund various housing programs, 

rehabilitation, new construction, rent subsidy and other special housing 
needs programs.  

 
f. City Housing Rehabilitation Fund – The City administers a Housing 

Rehabilitation Fund for qualifying applicants.  
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g. Community Development Block Grant (CDBG) – CDBG funds are 
administered through the Department of Housing and Urban Development 
and are allocated to assist eligible activities of the CCDC.   

 
h. Surface Transportation Program – Authorized under the Intermodal Surface 

Transportation Efficiency Act, this program is intended to fund eligible 
projects, which will enhance air quality and ease traffic congestion.  

 
i. Developer Contributions – Developers may be required to make a one time 

contribution to fund related capital costs.  Typically, such contributions are 
determined by a formula established by the City and the contributions can 
be applied towards any legal purposes of the CCDC.  

 
j. Developer Advance – Developer advances may allow a project to 

commence in instances when initial Project revenues are insufficient or 
unavailable.  The amount of such advances, and repayment provisions for 
the same, would be subject to negotiation.  

 
k. Long Term Ground Lease – Lease income generated by long term ground 

leases of CCDC owned properties are a potential means to allow such 
properties to be developed.  The lease amounts are based on an agreed 
upon formula that typically includes a base rate with increases based upon 
development performance.  

D. ECONOMIC FEASIBILITY  
 
The anticipated costs to implement a program of revitalization in the Combined Project will require 
significant participation from the CCDC as it implements activities that promote and achieve the 
goals and objectives.  Economic feasibility of the Combined Project has been determined based 
upon the Table 1 cash flow projection of the anticipated costs for implementation of the proposed 
urban renewal program to the resulting projected resources expected to be generated over the 
remaining life of the Combined Project.   
 
The economic feasibility summarized on Table 1 was created to represent only one scenario of 
economic feasibility.  At the discretion of the CCDC, other funding sources discussed above may 
present viable funding alternatives for economic feasibility of the merger.  Although the CCDC may 
consider other funding sources permitted in the URD plans, not all of the funding sources may be 
available or be feasible for the CCDC to use in financing the anticipated costs.   
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E. LIMITING CONDITIONS TO PROJECTIONS AND CONCLUSIONS 
 
Keyser Marston Associates, Inc. (KMA) has made extensive efforts to confirm the accuracy and 
timeliness of the information contained in this report.  Such information was compiled from a 
variety of sources deemed to be reliable including Ada County and CCDC staff.  Although KMA 
believes all information in this document is correct, it does not guarantee the accuracy of such 
and assumes no responsibility for inaccuracies in the information provided by third parties.  
Further, no guarantee is made as to the possible effect on development of current or future 
federal, state, or local legislation including environmental or ecological matters. 
 

1. The analysis contained in this document is based, in part, on data from secondary 
sources such as local government staff and other third parties.  While KMA believes 
that these sources are reliable, we cannot guarantee the accuracy of such data and 
assumes no responsibility for any inaccuracies in the information provided by third 
parties. 

 
2. The analysis assumes that neither the local nor national economy will experience a 

recession.  If an unforeseen change occurs in the economy, the conclusions 
contained herein may no longer be valid. 

 
3. The new development values projected to be added to the property tax rolls will not 

vary significantly from that estimated on Tables 4-A and 4-B. 
 

4. Any estimates of development costs, income and expense projections are based on 
the best available project-specific data as well as the experiences of similar projects. 
They are not intended to reflect actual commitments guaranteed by CCDC for future 
implementation. No warranty or representation is made that any of the estimates or 
projections will actually materialize. 

 
The accompanying projections and analyses are based on estimates and assumptions that 
were developed using currently available economic data, project specific data and other 
relevant information.  It is the nature of forecasting, however, that some assumptions may not 
materialize and unanticipated events and circumstances may occur.  Such changes are likely to 
be material to the projections and conclusions herein and, if they occur, will differ from the 
projections shown.  
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Table 4 - A
New Development Value Added
River Street /Myrtle Street District
Capital City Development Corporation
   of the City of Boise
(000's Omitted)

Total
Value
Added

1 Housing - Parcel 3 152 DU 7,064
2 Retail - Parcel 3 2,566
3 Retail - Parcel 3 Per Propty 17,448 sq ft 349
4 USFS - Parcel 1 2,526
5 Water Center Retail - Pcl 1 1,281
6 Water Center Retail - Pcl 1 Per Prop 8,709 sq ft 174
7 Bldg 2 Commercial - Pcl 1 3,154
8 Bldg 2 Commercial - Pcl 1 Per Prop 21,447 sq ft 214
9 Housing - Parcel 2 145 DU 6,742

10 Shop Space - Parcel 2 2,133
11 Shop Space - Parcel 2 Per Prop 14,502 sq ft 290
12 Idaho Place Retail - Ph I 1,900
13 Idaho Place Retail - Ph I Per Prop 12,920 sq ft 258
14 Idaho Place Comml - Ph I 3,741
15 Idaho Place Comml - Ph I Per Prop 25,439 sq ft 254
16 Idaho Place Retail - Ph 2 9,900
17 Idaho Place Retail - Ph 2 Per Prop 67,320 sq ft 1,346
18 Idaho Place Residential - Ph 2 2,280
19 2D Commercial & Parking 15,501
20 2D Commercial Per Prop 105,408 sq ft 1,054
21 BoDo Bldg 2 - Retail 405
22 BoDo Bldg 2 - Retail Per Prop 2,754 sq ft 55
23 BoDo Bldg 4 - Retail 3,086
24 BoDo Bldg 4 - Retail Per Prop 20,983 sq ft 420
25 BoDo Bldg 4 - Office 3,000
26 BoDo Bldg 4 - Office Per Prop 20,400 sq ft 204
27 BoDo Bldg 7 - Retail 4,099
28 BoDo Bldg 7 - Retail Per Prop 27,876 sq ft 558
29 BoDo Bldg 7 - Cinema 1,777
30 BoDo Bldg 7 - Cinema Per Prop 14,213 sq ft 622
31 BoDo Bldg 8 - Retail 1,189
32 BoDo Bldg 8 - Retail Per Prop 8,086 sq ft 162
33 BoDo Bldg 8 - Hotel 168 rooms 15,903
34 BoDo Bldg 8 - Hotel Per Prop 168 rooms 2,520
35 BoDo Bldg 6 - Retail 1,934
36 BoDo Bldg 6 - Retail Per Prop 13,154 sq ft 263
37 BoDo Bldg 8 - Office 1,505
38 BoDo Bldg 8 - Office Per Prop 10,231 sq ft 102
39 Retail - New Destination 250,000 sq ft 31,250
40 Retail - Personal Property 212,500 sq ft 4,250
41 Housing - Condominiums 988 DU 177,840
42 Housing - Apartments 1,482 DU 118,560
43 Office (non-governmental) 1,577,286 sq ft 197,161
44 Office Personal Property 1,340,693 sq ft 13,407
45 Retail - Local Serving 0 sq ft 0
46 Retail - Personal Property 0 sq ft 0
47 Hotels 732 rooms 25,620
48 Hotels Personal Property 732 rooms 7,320

Total Real Property Value Added 642,117
Real Property Adjusted for Inflation at 2%

Total Personal Property Value Added 33,823

Source: CCDC staff assumptions as of July 30, 2004

Scope of
Development

0 1 2 3 4 5 6 7
2005 2006 2007 2008 2009 2010 2011 2012

7,064 0 0 0 0 0 0 0
2,566 0 0 0 0 0 0 0

349 0 0 0 0 0 0 0
2,526 0 0 0 0 0 0 0
1,281 0 0 0 0 0 0 0

174 0 0 0 0 0 0 0
3,154 0 0 0 0 0 0 0

214 0 0 0 0 0 0 0
6,742 0 0 0 0 0 0 0
2,133 0 0 0 0 0 0 0

290 0 0 0 0 0 0 0
1,900 0 0 0 0 0 0 0

258 0 0 0 0 0 0 0
3,741 0 0 0 0 0 0 0

254 0 0 0 0 0 0 0
0 0 0 9,900 0 0 0 0
0 0 0 1,346 0 0 0 0
0 0 0 2,280 0 0 0 0
0 15,501 0 0 0 0 0 0
0 1,054 0 0 0 0 0 0
0 405 0 0 0 0 0 0
0 55 0 0 0 0 0 0
0 0 3,086 0 0 0 0 0
0 0 420 0 0 0 0 0
0 0 3,000 0 0 0 0 0
0 0 204 0 0 0 0 0
0 0 4,099 0 0 0 0 0
0 0 558 0 0 0 0 0
0 0 1,777 0 0 0 0 0
0 0 622 0 0 0 0 0
0 0 1,189 0 0 0 0 0
0 0 162 0 0 0 0 0
0 0 15,903 0 0 0 0 0
0 0 2,520 0 0 0 0 0
0 0 0 1,934 0 0 0 0
0 0 0 263 0 0 0 0
0 0 0 1,505 0 0 0 0
0 0 0 102 0 0 0 0
0 0 0 0 0 15,625 15,625 0
0 0 0 0 0 2,125 2,125 0

8,951 8,951 8,951 8,951 8,951 8,197 8,197 8,197
5,968 5,968 5,968 5,968 5,968 5,465 5,465 5,465
4,033 4,033 4,033 4,033 4,033 10,862 10,862 10,862

274 274 274 274 274 739 739 739
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 5,250 5,250 5,250
0 0 0 0 0 1,500 1,500 1,500

50,059 34,859 48,006 34,571 18,952 45,400 45,400 29,775
50,059 35,556 49,946 36,687 20,515 50,125 51,127 34,202

1,815 1,383 4,759 1,986 274 4,364 4,364 2,239

Prepared by Keyser Marston Associates, Inc. 
Filename: Merger_09-23-2004: Real_RM: 9/24/2004: GSH: Page 1 of 3
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20 2D Commercial Per Prop 105,408 sq ft 1,054
21 BoDo Bldg 2 - Retail 405
22 BoDo Bldg 2 - Retail Per Prop 2,754 sq ft 55
23 BoDo Bldg 4 - Retail 3,086
24 BoDo Bldg 4 - Retail Per Prop 20,983 sq ft 420
25 BoDo Bldg 4 - Office 3,000
26 BoDo Bldg 4 - Office Per Prop 20,400 sq ft 204
27 BoDo Bldg 7 - Retail 4,099
28 BoDo Bldg 7 - Retail Per Prop 27,876 sq ft 558
29 BoDo Bldg 7 - Cinema 1,777
30 BoDo Bldg 7 - Cinema Per Prop 14,213 sq ft 622
31 BoDo Bldg 8 - Retail 1,189
32 BoDo Bldg 8 - Retail Per Prop 8,086 sq ft 162
33 BoDo Bldg 8 - Hotel 168 rooms 15,903
34 BoDo Bldg 8 - Hotel Per Prop 168 rooms 2,520
35 BoDo Bldg 6 - Retail 1,934
36 BoDo Bldg 6 - Retail Per Prop 13,154 sq ft 263
37 BoDo Bldg 8 - Office 1,505
38 BoDo Bldg 8 - Office Per Prop 10,231 sq ft 102
39 Retail - New Destination 250,000 sq ft 31,250
40 Retail - Personal Property 212,500 sq ft 4,250
41 Housing - Condominiums 988 DU 177,840
42 Housing - Apartments 1,482 DU 118,560
43 Office (non-governmental) 1,577,286 sq ft 197,161
44 Office Personal Property 1,340,693 sq ft 13,407
45 Retail - Local Serving 0 sq ft 0
46 Retail - Personal Property 0 sq ft 0
47 Hotels 732 rooms 25,620
48 Hotels Personal Property 732 rooms 7,320

Total Real Property Value Added 642,117
Real Property Adjusted for Inflation at 2%

Total Personal Property Value Added 33,823

Source: CCDC staff assumptions as of July 30, 2004

Scope of
Development

8 9 10 11 12 13 14 15
2013 2014 2015 2016 2017 2018 2019 2020

0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0

8,197 8,197 8,756 8,756 8,756 8,756 8,756 9,664
5,465 5,465 5,837 5,837 5,837 5,837 5,837 6,442

10,862 10,862 11,675 11,675 11,675 11,675 11,675 12,861
739 739 794 794 794 794 794 875

0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0
0 0 4,900 0 0 4,970 0 0
0 0 1,400 0 0 1,420 0 0

24,525 24,525 31,169 26,269 26,269 31,239 26,269 28,967
28,734 29,309 37,994 32,662 33,315 40,410 34,661 38,985

739 739 2,194 794 794 2,214 794 875
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Table 4 - A
New Development Value Added
River Street /Myrtle Street District
Capital City Development Corporation
   of the City of Boise
(000's Omitted)

Total
Value
Added

1 Housing - Parcel 3 152 DU 7,064
2 Retail - Parcel 3 2,566
3 Retail - Parcel 3 Per Propty 17,448 sq ft 349
4 USFS - Parcel 1 2,526
5 Water Center Retail - Pcl 1 1,281
6 Water Center Retail - Pcl 1 Per Prop 8,709 sq ft 174
7 Bldg 2 Commercial - Pcl 1 3,154
8 Bldg 2 Commercial - Pcl 1 Per Prop 21,447 sq ft 214
9 Housing - Parcel 2 145 DU 6,742

10 Shop Space - Parcel 2 2,133
11 Shop Space - Parcel 2 Per Prop 14,502 sq ft 290
12 Idaho Place Retail - Ph I 1,900
13 Idaho Place Retail - Ph I Per Prop 12,920 sq ft 258
14 Idaho Place Comml - Ph I 3,741
15 Idaho Place Comml - Ph I Per Prop 25,439 sq ft 254
16 Idaho Place Retail - Ph 2 9,900
17 Idaho Place Retail - Ph 2 Per Prop 67,320 sq ft 1,346
18 Idaho Place Residential - Ph 2 2,280
19 2D Commercial & Parking 15,501
20 2D Commercial Per Prop 105,408 sq ft 1,054
21 BoDo Bldg 2 - Retail 405
22 BoDo Bldg 2 - Retail Per Prop 2,754 sq ft 55
23 BoDo Bldg 4 - Retail 3,086
24 BoDo Bldg 4 - Retail Per Prop 20,983 sq ft 420
25 BoDo Bldg 4 - Office 3,000
26 BoDo Bldg 4 - Office Per Prop 20,400 sq ft 204
27 BoDo Bldg 7 - Retail 4,099
28 BoDo Bldg 7 - Retail Per Prop 27,876 sq ft 558
29 BoDo Bldg 7 - Cinema 1,777
30 BoDo Bldg 7 - Cinema Per Prop 14,213 sq ft 622
31 BoDo Bldg 8 - Retail 1,189
32 BoDo Bldg 8 - Retail Per Prop 8,086 sq ft 162
33 BoDo Bldg 8 - Hotel 168 rooms 15,903
34 BoDo Bldg 8 - Hotel Per Prop 168 rooms 2,520
35 BoDo Bldg 6 - Retail 1,934
36 BoDo Bldg 6 - Retail Per Prop 13,154 sq ft 263
37 BoDo Bldg 8 - Office 1,505
38 BoDo Bldg 8 - Office Per Prop 10,231 sq ft 102
39 Retail - New Destination 250,000 sq ft 31,250
40 Retail - Personal Property 212,500 sq ft 4,250
41 Housing - Condominiums 988 DU 177,840
42 Housing - Apartments 1,482 DU 118,560
43 Office (non-governmental) 1,577,286 sq ft 197,161
44 Office Personal Property 1,340,693 sq ft 13,407
45 Retail - Local Serving 0 sq ft 0
46 Retail - Personal Property 0 sq ft 0
47 Hotels 732 rooms 25,620
48 Hotels Personal Property 732 rooms 7,320

Total Real Property Value Added 642,117
Real Property Adjusted for Inflation at 2%

Total Personal Property Value Added 33,823

Source: CCDC staff assumptions as of July 30, 2004

Scope of
Development

TIF Ends
16 17 18 19

2021 2022 2023 2024

0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0

9,664 9,664 9,664 9,664
6,442 6,442 6,442 6,442

12,861 12,861 12,861 12,861
875 875 875 875

0 0 0 0
0 0 0 0
0 0 0 0
0 0 0 0

28,967 28,967 28,967 28,967
39,765 40,560 41,372 42,199

875 875 875 875
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Table 4 - B
New Development Value Added
Old Boise/ Eastside Study Area
Capital City Development Corporation
   of the City of Boise
(000's Omitted)

Total
Value
Added

1 Housing - Condominiums 140 DU 25,200
2 Housing - Apartments 210 DU 16,800
3 Office/Retail 175,000 sq ft 21,875
4 Office/Retail Per Property 148,750 sq ft 2,231

Total Real Property Value Added 63,875
Real Property Adjusted for Inflation at 2%

Total Personal Property Value Added 2,231

Source: CCDC staff assumptions as of July 30, 2004

Scope of
Development

0 1 2 3 4 5 6 7
2005 2006 2007 2008 2009 2010 2011 2012

0 0 0 0 9,000 0 9,000 7,200
0 0 4,000 4,000 0 4,000 0 0
0 0 2,431 2,431 2,431 2,431 2,431 2,431
0 0 248 248 248 248 248 248

0 0 6,431 6,431 11,431 6,431 11,431 9,631
0 0 6,690 6,824 12,373 7,100 12,873 11,062

0 0 248 248 248 248 248 248
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Table 4 - B
New Development Value Added
Old Boise/ Eastside Study Area
Capital City Development Corporation
   of the City of Boise
(000's Omitted)

Total
Value
Added

1 Housing - Condominiums 140 DU 25,200
2 Housing - Apartments 210 DU 16,800
3 Office/Retail 175,000 sq ft 21,875
4 Office/Retail Per Property 148,750 sq ft 2,231

Total Real Property Value Added 63,875
Real Property Adjusted for Inflation at 2%

Total Personal Property Value Added 2,231

Source: CCDC staff assumptions as of July 30, 2004

Scope of
Development

8 9 10 11 12 13 14 15
2013 2014 2015 2016 2017 2018 2019 2020

0 0 0 0 0 0 0 0
4,800 0 0 0 0 0 0 0
2,431 2,431 2,431 0 0 0 0 0

248 248 248 0 0 0 0 0

7,231 2,431 2,431 0 0 0 0 0
8,472 2,905 2,963 0 0 0 0 0

248 248 248 0 0 0 0 0
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